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EXECUTIVE SUMMARY
The Mahers Landing Project involves the integrated development of a marina with direct
access to Anderson Inlet, supported by complementary commercial facilities, marine
services, boat storage, boat ramps, car/trailer parking, clubhouse, heritage museum,
walking trails and a site responsive residential estate with a focus on the adjacent
waterways.
The report demonstrates that the proposal has enough merit to justify commencement
of a Planning Scheme Amendment which will involve further investigations and
progression towards a formal consultation process.
The subject site is ideally located for the development of a marina due to its direct
interface to the Inlet and the proximity of the historically stable channel which meets the
coastline at Mahers Landing. There are numerous policies that identify Inverloch as a
regional/district boating facility including the Victorian Coastal Strategy, Gippsland
Boating Coastal Action Plan, Gippsland Regional Coastal Plan and the Central Region
Coastal Plan.

This type of facility generates a significant level of boating activity from a wide catchment.
Based on the responses received from the community at the two information sessions
which have been held, there is unquestionable support for the development of a regional
boating facility at Mahers Landing. Issues raised by the community predominantly related
to the timing of the project and urgent need for the improved facilities, the potential
environmental impacts, traffic and the perceived separation between Mahers Landing
and Inverloch.
Preliminary investigations have also been undertaken to assess the merits of the project,
the site constraints, opportunities and potential impacts.
The Project addresses the issues raised and the potential environmental outcomes.
These include the rehabilitation of Pound Creek and abutting wetlands and saltmarshes,
improving ecological diversity, a 100m buffer zone along Pound Creek, a network of
walking trails facilitating a sustainable and user-friendly connection to Inverloch and
development of safe and world class boating facilities at Mahers Landing.
The results indicate that the proposal can be developed in an environmentally sensitive
way, resulting in a marina and residential development that will:
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-

Be complementary to the town of Inverloch;
Promote tourism and economic growth;
Provide environmental restoration of degraded land; and
Deliver on a range of strategic policies.

A multitude of statutory approvals will be necessary to facilitate delivery of the project
including consent under the Environment Protection and Biodiversity Conservation Act,
the Marine and Coastal Act and the Planning and Environment Act. A referral under the
Environment Effects Act will also be required to determine whether an Environment
Effects Statement is required.
In order for the proposal to proceed, rezoning of the land is necessary and will include
amendments to local policies and the introduction of a Site Specific Planning Policy.
The proposed Planning Scheme Amendments include:
(A)

New clause 21.09 – Mahers Landing Marina Village

(B)

New schedule 7 to the special Use Zone – Mahers Landing Marina
Village

(C)

New schedule 26 to the development Plan Overlay – Mahers Landing
Marina Village.
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1.

INTRODUCTION

This proposed Planning Scheme Amendment application has been prepared to facilitate
the development of a Marina and associated Residential Development abutting
Anderson Inlet at Mahers Landing.
This project summary and assessment against the relevant policy framework seeks to
provide information to enable Council to support the commencement of further
investigations and to progress towards a formal consultation process in the form of a
Planning Scheme Amendment and other required statutory processes.

2.

THE PROPOSAL

The Mahers Landing Project involves the integrated development for a marina and site
responsive residential estate, designed to reflect with the natural coastal environment
and landscape values of the site.
The location of the development is fundamentally dependent on the proximity of the
historically stable channel which meets the coastline at Mahers Landing. This location
enables the creation of a marina with access directly into the Anderson Inlet channel.
The project will promote a significant amount of economic development to the region
through both tourism and employment opportunities and will include:

-

“Regional Boating Facilities” including delivery of a safe boat harbour, marina,
boat storage, servicing facilities and clubhouse;
Redevelopment of the Mahers Landing boat ramp and car/trailer park;
Integrated residential development with a 100m buffer to Pound Creek;
Rehabilitation of Pound Creek and reinstatement of the natural ecosystem;
Rehabilitation and stabilisation of the Anderson Inlet foreshore;
Caravan park;
Walking track and boardwalk along Pound Creek;
Improved public access to Anderson Inlet through walking and cycling trails
connecting to Inverloch; and
Heritage Museum.

Concept plans of the overall site layout and Marina Village Centre are provided on the
next page.
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The development site covers 253ha with a proposed breakdown as follows:

Waterways and marina comprising:

85ha

▪

Waterways and marina

29ha

▪

Pound Creek rehabilitation area

28ha

▪

Foreshore rehabilitation

21ha

▪

Open Space

7ha

Conventional & low density residential development including
infrastructure
Integrated townhouse & commercial development, marina services,
community facilities & caravan park
Total site area

149ha
19ha
253ha
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3.
3.1

SITE AND SURROUNDING AREA
Subject site

The subject site comprises several parcels of land known as 556, 574, 644, 680 and 682
Inverloch-Venus Bay Road, Inverloch. The site is located approximately 5km to the east
of Inverloch Township, approximately 4.3 km from the eastern boundary of the General
Residential Zone of the township and approximately 2km from the interface with the Low
Density Residential and Rural Living Zones.
The site is predominantly cleared farmland and is directly adjacent to the northern shore
of Anderson Inlet. It is bounded by Mahers Landing Road to the west, Inverloch-Venus
Bay Road to the north, Pound Creek to the east and Anderson Inlet to the south. While
the land is within Bass Coast Shire, the South Gippsland Shire abuts the eastern side of
Pound Creek.
The site has a total area of 253.45ha comprising five individual parcels as follows:
Lot 1 LP146512

2ha

Lot 2 LP 146512

122ha

CP154459

19.49ha

Lot 1 PS616949

63.89ha

Lot 2 PS616949

46.07ha

The topography of the land is generally flat and clear of vegetation. The two dwellings
and numerous outbuildings are associated with the current agricultural use of the land.
The map below shows the location of the site in relation to Inverloch Township.
Fig 1 – Site Location

INVERLOCH
TOWNSHIP
SUBJECT SITE

ANDERSON INLET
VENUS
BAY
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Site Surrounds
The surrounding area is generally farming land with scattered dwellings and outbuildings
with Inverloch Township further to the west. Between the township and the subject site,
the land has been fragmented into smaller rural residential land holdings and new
residential estates.
The land is serviced by Inverloch-Venus Bay Road which provides convenient access to
Inverloch and Venus Bay.
While the section of Pound Creek which flows across the northern part of the site is within
the freehold title, the creek then traverses a Crown Land reserve which forms most of
the eastern boundary through to Anderson Inlet.
A Crown Land reserve also extends along the southern boundary between the subject
land and Anderson Inlet. Mahers Landing Boat Ramp abuts the south-west corner of the
property.
Fig 2 – Site surrounds

INVERLOCH - VENUS BAY
ROAD

POUND CREEK
SUBJECT SITE

MAHERS LANDING
BOAT RAMP

ANDERSON INLET
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4.

PLANNING CONTROLS AND POLICIES

4.1 Planning Policy Framework
4.2.1

State and Regional Policies

Distinctive Areas and Landscape Declaration
The Bass Coast has recently been declared a Distinctive Area and Landscape (DAL)
under the Planning and Environment Act 1987.
The Distinctive Areas and Landscapes Act requires that the Statement of Planning Policy
must “set a vision for a period of at least 50 years…including preferences for future
land use, protection and development” (Sec. 46AV(1)). This designation requires that
planning be considered for the next 50 years which will form the basis for a Statement of
Planning Policy.
It is anticipated that the DALs will contemplate settlement boundaries, therefore it is
considered that this amendment request is timely in that it contemplates a new
settlement boundary at Mahers Landing.

The Planning and Environment Amendment (Distinctive Areas and Landscapes) Act
2018 provides for the declaration of distinctive areas and landscapes and the preparation
of a Statement of Planning Policy in relation to each declared area to ensure coordinated
decision-making by public entities. We understand that the government is committed to
declaring all or part of the Bass Coast Shire as a ‘distinctive area and landscape’.
While it is acknowledged that the Bass Coast “contains distinctive rural and coastal
landscapes, productive agricultural land and sensitive environments of significant
biodiversity value” it is also clear that the Shire’s high growth rate requires long term
planning to ensure settlement boundaries cater for the increased population.
The Distinctive Areas and Landscapes Act requires that the Statement of Planning Policy
must “set a vision for a period of at least 50 years…including preferences for future
land use, protection and development” (Sec. 46AV(1)).
The designated 50 year horizon is a clear indication that the State Government requires
significantly long term strategic planning for the area. As a result, it is also clear that a
substantial body of strategic planning work is to be undertaken to inform whether
changes should be made to any settlement boundaries of current and future urban
settlements within the Shire and that this work will also form the basis for the Statement
of Planning Policy.

Population projections and residential land supply
It is noted that State Governments population projection document “Victoria In Future
2019” considers that a number of peri-urban LGA’s such as Surf Coast, Moorabool, Baw
Baw and Bass Coast are “projected to grow by rates as fast or faster than Greater
Geelong”.
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The Bass Coast Residential Land Supply and Demand Assessment 2017/2018 states
that “there continues to be a consistent decline in land supply in terms of the number of
lots” and further comments that there is a “consistent trend of increasing dwelling
approvals”. It concludes that while there was a 16.6 year land supply at the end of
2017/18, Bass Coast is fast approaching this threshold and is likely to fall below the 15
years by the end of 2019.
Further, in the 2012 Urban Development Program prepared by the State Government, it
was noted that the majority of residential lot construction activity was located in Cowes
with 29% and 24% in Inverloch compared to 15% in Wonthaggi. This clearly
demonstrates the increasing pressure on Inverloch and Cowes, rather than Wonthaggi,
to meet the growing demand for a coastal lifestyle residence.

Assessment should consider a new settlement location
We submit that the DALS process should not be restricted to an assessment of the
adequacy of the current settlement boundaries, but should also consider the
identification of a potential new settlement location at Mahers Landing which would not
only provide additional residential land supply in the long term but also deliver a range
of critically urgent environmental and community benefits.
When considered in this much broader and holistic context, the designation of Mahers
Landing Marina Village as a site for a new settlement is unquestionably worthy of a
thorough investigation.

Strategic location of Mahers Landing
The Mahers Landing site is strategically located approximately 5km from the Inverloch
urban area, which is similar to the distance between a number of other towns and villages
in Bass Coast Shire such as Wonthaggi to Dalyston and Dalyston to Kilcunda. The
creation of a settlement in this location can therefore ensure an appropriate separation
from the Inverloch urban area and also serve to reinforce rural character of the landscape
in between.

Regional boating facility
The site is also strategically important in terms of the delivery of the proposed Regional
Boating Facility as identified in the Victorian Coastal Strategy 2014. Historical data
including aerial photos clearly show that while the entrance to Anderson Inlet is dynamic,
the channel within Anderson Inlet has been historically stable. The channel actually only
hugs the northern coastline of the Inlet in two locations – the current boat ramps at
Inverloch and Mahers Landing, creating the opportunity for the development of a marina
with direct access to the Inlet.
The delivery of a much needed Regional Boating Facility as part of the Mahers Landing
Project will relieve the increasing pressure on the existing inadequate boating facilities
by providing a purpose built, consolidated location for the facilities and a focussed
location for coastal access, as promoted in the Coastal Strategy.
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Coastal Action Management Plan
Given the sensitivity of the coastal environment and the escalating erosion issues along
the Inverloch coastline, the Mahers Landing project identifies the need for a full
assessment of the 12km stretch of coastline from the Inverloch Surf Club to Pound Creek
and includes a commitment to prepare a Coastal Action Management Plan, working with
DELWP, Council and other agencies.
The scope of the Coastal Action Management Plan would include assessment of
appropriate management and rectification measures to address the coastal erosion
currently threatening the fragile coastline. It would also include assessment of the impact
of coastal processes on the landscape values identified through the DALS process.

Pound Creek rehabilitation
The Mahers Landing site abuts Pound Creek to the east. While the creek environs are
currently degraded by agricultural runoff, weed infestation and man-made levee banks,
the designation of Mahers Landing as an appropriate site for settlement would also
deliver significant environmental benefits by:
•

Establishment of a minimum 28ha rehabilitation area along Pound Creek

•

Creation of a minimum 100m buffer along Pound Creek

•

Rehabilitation of Pound Creek and the abutting wetlands and saltmarshes

•

Restoration and replanting of ecologically valuable habitats

•

Stabilisation of the riparian and coastal interfaces including erosion control
measures and removal of environmental hazards eg tyres.

Landscape values
Rrenowned landscape assessment expert Craig Czarny (Hansen Partnership) has
provided a high level assessment of the landscape values of the Mahers Landing site.
The assessment determined that:
“While we accept that the abutting estuary/inlet is significant, the subject site itself
is not considered to be ‘significant’ from a landscape and visual amenity
perspective (excluding environmental and cultural heritage considerations).”
A copy of the assessment is attached.
This assessment, while limited in scope and extent, clearly indicates that the Mahers
Landing site and potentially many other areas within the Shire do not meet the criteria of
the legislation. On the basis of this advice, we therefore submit that:
•

it would be inappropriate to apply the declaration under the Distinctive Areas and
Landscapes Act to the entire Bass Coast Shire area; and
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•

in particular, existing and future settlement areas including the Mahers Landing
site should not be identified as “Distinctive Areas and Landscapes”.

Conclusion
We submit that given the 50 year timeframe specified in DALS, a holistic approach should
be applied to ensure that future growth is catered for not just around the existing
settlements, but also in appropriate new locations.
As part of the overall assessment of potential locations for residential land supply the
opportunity should be taken to explore the benefits of establishing a new settlement at
Mahers Landing. This would:
•

consolidate coastal activity into a single, purpose-built node

•

address the projected shortage of residential land supply

•

deliver overwhelming community and environmental benefits.

We are keen to take up the opportunity provided by the Distinctive Areas and
Landscapes Project to assist Council and DELWP in the forward planning of a new
settlement at Mahers Landing.
Draft Marine and Coastal Policy
Once finalised the Marine and Coastal Policy will act as an overarching policy to guide
planning, decision making and management in the marine and coastal environment for
the next 10-15 years.
The draft Marine and Coastal Policy:
▪ Seeks to promote recreational use and activities that strengthen peoples’
connection with the marine and coastal environment.
▪ Recommends locating recreational access points and supporting infrastructure
in recreation nodes.
▪ States that tourism developments should be located within activity nodes and
preferably on private land.
▪ Tourist developments outside settlement boundaries must protect non-urban
breaks between settlements, not compromise the broader open space
characteristics of the coast and not create linear coastal development.
The policy directs that clear settlement boundaries around coastal settlements are
defined. These boundaries should be designed to plan for projected growth and as such
consideration should be given to the projected population growth within the Bass Coast
region.
The separation between the Inverloch township and the Mahers Landing site gives rise
to Mahers Landing being an independent activity and recreation node that does not act
to create linear urban sprawl, which is discouraged in the draft policy. The recreational
elements of the proposal are located on marine and coastal Crown land and will provide
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access and infrastructure for recreation and water related activities. The policy states
that the associated uses and development that are proposed to support the coastal
dependant activities may be located in recreation nodes, therefore it is considered that
the proposal is appropriately sited in this location.
As is demonstrated in the findings of the various consultant reports and the response to
the Bass Coast Planning scheme environmental objectives, the proposal provides a
strong environmental response and will act to rehabilitate the degraded area of Pound
Creek and the adjacent coastal environment.
Victorian Coastal Strategy 2014
The Victorian Coastal Strategy sets out a policy framework to manage population growth,
adapt to a changing climate, manage coastal land and infrastructure, value the natural
environment, and integrate marine planning.
(a) The strategy identifies Inverloch as a “Regional Boating Facility” – this is
the same designation as other marina developments at Wyndham
Harbour and Martha Cove.
(b) A regional boating facility is expected to accommodate a significant
amount of recreational boating in appropriate conditions. This includes
multiple boat ramps, jetties, substantial car parking, safety measures
where required and significant onshore facilities such as fish cleaning
facilities, wash down areas and toilets. It is expected that this type of
facility would generate a significant level of boating activity from a wide
catchment.
(c) This strategy is due to be reviewed in 2019 but to date this has not been
completed.
Gippsland Regional Growth Plan
This plan provides a long-term view to 2041 and beyond and states that Bass Coast is
forecast to grow by 1.7 per cent annually which is well above the growth rate in other
regional areas. This is attributed to its close proximity to Melbourne.
The plan identifies various challenges to accommodate growth and manage settlement
whilst planning for infrastructure. The strategies for future land use seek to reduce the
impact of urban growth on high value coastal and waterway assets and develop
settlements that have a strong identity, are environmentally sustainable and value their
natural environment.
The preliminary investigation reports that have been prepared concluded that the Mahers
Landing proposal will improve the health of ecological systems and the biodiversity they
support (including ecosystems, habitats, species and genetic diversity). The project
provides a unique opportunity to enhance the environmental conditions and ecological
values of a historically denuded and degraded landscape.
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Gippsland Boating Coastal Action Plan 2013
This plan refers to a “separate investigation on behalf of South Gippsland Shire” which
recommends that Mahers Landing be developed into a district boating facility including
an improved boat launching ramp, onshore support facilities and other elements.
The plan considered that Mahers Landing has the potential to alleviate the pressure of
usage at Inverloch, particularly at peak times.
The Mahers Landing project delivers on this policy statement.

Gippsland Regional Coastal Plan 2015
This plan designates Inverloch as a “District Boating Facility”.
The Mahers Landing project delivers on this policy statement.
Central Regional Coastal Plan 2015-2020
This plan Identifies Inverloch as a “District level Recreational Boating Facility”.
The Mahers Landing project delivers on this policy objective.
State Planning Objectives
The amendment implements the objectives of planning in Victoria as espoused in of the
Planning and Environment Act as follows:
Section 4 (1):
•

To provide for the fair, orderly, economic and sustainable use, and development of
land;

•

To secure a pleasant, efficient and safe working, living and recreational environment
for all Victorians and visitors to Victoria;

•

To facilitate development in accordance with objectives

Section 4 (2):
•

To ensure sound, strategic planning and co-ordinated action at a State, Regional and
municipal level;

•

To enable land use and development planning and policy to be easily integrated with
environmental, social, economic, conservative and resource management policies
State, regional and municipal levels;

•

To facilitate development which achieves the objectives of planning in Victoria and
planning objectives set up in Planning Schemes;

•

To encourage the achievement of planning objectives through positive actions by
responsible authorities and planning authorities.
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Bass Coast Planning Scheme
There are a number of State Planning Policies in the Bass Coast Planning Scheme that
are relevant to the consideration of the proposal.
The relevant policies are summarised below however, they broadly seek to conserve the
environmental values of land and, in particular, land that has a relationship to the coastal
and marine environments.

Environmental and
Landscape Values

Protect the health of ecological systems and the biodiversity they
support (including ecosystems, habitats, species and genetic
diversity) and conserve areas with identified environmental and
landscape values.

Biodiversity

Protect and conserve Victoria’s important areas of biodiversity
and ensure that there is no net loss to biodiversity as a result of
the removal, destruction or lopping of native vegetation.

Coastal Areas

Recognise the value of coastal areas to the community, conserve
and enhance coastal areas and ensure sustainable use of
natural coastal resources. Ensure development protects and
seeks to enhance coastal biodiversity and ecological values.

Water Bodies and
Wetlands

Protect and enhance river corridors, waterways, lakes and
wetlands. Ensure that any development is sensitively designed
and sited to maintain and enhance environmental assets,
viewlines and landscapes along river corridors.

Significant Environments
and Landscapes

Protect and conserve environmentally sensitive areas.

Environmental Risks

Avoid or minimise natural and human-made environmental
hazards, environmental degradation and amenity conflicts.

The Mahers Landing Project will actively respond to these values via the following
methods:
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Engagement of world
class environmental
specialists

The project will harness the expertise of the world’s leading
environmental scientists to enable a world class environmental
outcome. Subject to detailed analysis, these outcomes will be
realised via thorough investigation into environmental
opportunities, which will then inform detailed design to the
satisfaction of Council and the Responsible Authorities.

Rehabilitation of Pound
Creek

The appropriate rehabilitation methods required to improve the
current ecological and biodiversity value of Pound Creek will be
identified via complex ecological analysis, to the satisfaction of
Council, State and Federal Government. An emphasis will be
placed on ensuring the rehabilitation techniques harness local
character, are designed specifically for the characteristics of local
native fauna and flora and prevent the proliferation of pest marine
species. These rehabilitation works will dramatically improve the
existing water quality that is currently impacted by upstream land
uses.

Rehabilitation of
Andersons Inlet

Complex analysis will be conducted by qualified water quality
experts, ecologists, environmental scientists and biologists who
will investigate the opportunity to rehabilitate Andersons Inlet
resulting in improving the ability of the inlet to cope with climate
change and other man-made phenomena as well as ensuring the
Inlet will improve the environment for marine life into the future.

Development of significant
buffer zones

Buffer zones of no less than 100 metres along Pound Creek will
be created to provide an environmental sanctuary for local
wildlife. The development will prioritise environmental values
using site responsive and environmentally sympathetic urban
design outcomes.

Site responsive urban
design

The development will utilise a site-specific urban design
philosophy to facilitate a harmonious relationship between
natural waterways and built form, developing a world class,
environmentally sensitive urban design outcome. This will involve
the engagement of a suitably qualified landscape and urban
design architect with significant experience in coastal
environments, who will work closely with Council and all relevant
parties to ensure that Council’s strategic objectives are fulfilled.
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4.2.2

Local Planning Policies

Site specific Planning Policy
It is acknowledged that in order for the proposal to proceed, rezoning of the land would
be necessary and would also require amendments to local policies and a requirement
for a site specific planning policy.
Details of the proposed planning scheme controls are provided in Section 9 of to this
proposal and include:
(a) A proposed revision and addition to Clause 21.09 (Low Growth
Settlements) that will make specific reference to the Mahers Landing
Marina Village;
(b) Amending the current Farming Zone to the Special Use Zone with a site
specific schedule that applies to the Mahers Landing Marina Village;
(c) The application of a Development Plan Overlay which will provide the
criteria to ensure the coordinated and integrated development of Mahers
Landing Marina Village.

Inverloch Design Framework 2011
The Planning Scheme currently makes reference to the 2011 Inverloch Design
Framework which addresses various urban design matters. Of particular relevance to
the Mahers Landing project, it also considers an appropriate location for a caravan park.
The Framework:
(a) Promotes the relocation of the Esplanade camping / caravan park to a
new location at the edge of town.
(b) States that a desirable proposal would be within close proximity to the
foreshore, adjacent to the town boundary, within walking distance to
convenient facilities and would warrant rezoning at an appropriate time.
(c) Promotes redevelopment of the Big 4 Caravan Park to support a mixed
tourist accommodation offer.
The Mahers Landing Marina Village proposal incorporates a caravan park site which is
proximate to the village centre beach and recreation facilities.
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4.2 Zoning
The subject site is within the Farming Zone of Bass Coast Planning Scheme. The Crown
Land abutting both Pound Creek and Anderson Inlet is zoned Public Conservation and
Resource Zone.
A small area of Public Park and Recreation Zone is located in the northern section
abutting Inverloch – Venus Bay Road which is the Fire Station and tennis courts.
Inverloch – Venus Bay Road is a designated Road Zone Category 1.
Fig. 3 – Zoning

4.3 Overlays
Environmental Significance Overlay, Schedule 1 – Coastal Wetland Areas (ESO1)
The ESO1 applies to land abutting the north side of Anderson Inlet and makes reference
to the Anderson Inlet wetlands and estuary which provides internationally significant
habitat for migratory wading birds and habitat for endangered bird species.

Fig 4 - Environmental Significance Overlay
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Significant Landscape Overlay, Schedule 5 – Anderson Inlet (SLO5)
The SLO5 applies to the entire site and is specific to Anderson Inlet with references to
the natural landscape and significance for Aboriginal cultural heritage values. It is also
“of high community value for its scenic qualities and recreation opportunities, including
fishing, walking, and boating”.
Fig 5 – Significant Landscape Overlay

Land Subject to Inundation Overlay (LSIO)
The LSIO applies to the majority of the land and identifies land in flood storage or flood
fringe areas.
Fig 6 – Land Subject to Inundation Overlay
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5.

PRELIMINARY INVESTIGATIONS

There have been a number of preliminary investigations undertaken to identify the sites
opportunities and constraints. The findings are summarised below:

5.1

Landscape Impact Assessment

A Landscape Impact Assessment report has been prepared in response to the recent
declaration of the Bass Coast as a Distinctive Area and Landscape. This report has been
prepared by Craig Czarny of Hansen Partnership (refer attached report).

Geotechnical Report
A Geotechnical report has been prepared by MPA Williams and Associates and indicates
that acid sulphate soils may be present on the site. The affected soils are likely to be
associated with the lower lying and southern areas of the site.
The report identifies that acid sulphate soils are able to be managed using appropriate
methods and that additional testing will be required to further refine the areas, depths
and soil types of the potentially affected soils. While the report acknowledges that the
construction of the marina may disturb large volumes of soil requiring specific extensive
management techniques, the report concludes that this is feasible and manageable.

Aboriginal Cultural Heritage Management Plan (CHMP)
The land is partly located within an area of cultural heritage sensitivity as shown on the
plan below. The preparation and approval of a Cultural Heritage Management Plan will
be required as part of any application for development.
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Cultural heritage sensitive area

A draft CHMP (Ref. No. 15280) Desktop Assessment has been prepared by Heritage
Insight and indicates that there is potential for aboriginal cultural heritage sites in
proximity to Anderson Inlet and Pound Creek. This will be addressed via the CHMP
process and will involve close liaison with the Registered Aboriginal Party – the Bunurong
Land Council Aboriginal Corporation.

Flora and Fauna
A report has been prepared by Biosis which found that the subject site contains 11.42
hectares of native vegetation and 7 scattered trees. Any offsets will be required to be
located within the West Gippsland Catchment Management Authority area of Bass Coast
Shire and South Gippsland Shire Council.
The main recommendations from the report state that:

•

Development should avoid all impacts to indigenous vegetation along Pound
Creek; and

•

Impacts to Anderson Inlet should be avoided where possible to reduce
adversely affecting Australian Grayling Prototroctes maraena.

The Mahers Landing Project has a focus on rehabilitating the degraded natural
environment which has been affected by generations of farming practices impacting both
the land and the Pound Creek / Anderson Inlet aquatic environment. As part of the
rehabilitation initiatives, development will be set back a minimum of 100m from Pound
Creek.
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Coastal Morphology
Coastal morphology and coastal processes have been investigated by Environmental
Geosurvey and Water Technology It is acknowledged that some dredging will be
required to maintain the channel depth, however historical data and aerial photos of the
coastline and channel indicate that the entrance can have extended periods of relative
stability.
It is noted that there are only two locations along the northern shore of Anderson Inlet
where there is a stable channel that meets the shoreline. These locations are
(predictably) where the existing boat ramps are located at Inverloch and Mahers Landing.
The location of the marina development is fundamentally dependent on the proximity of
this historically stable channel and enables the creation of a marina with access directly
into the Anderson Inlet channel.

Marine Environment
Anderson Inlet and Pound Creek are important marine habitats for various marine
species including some protected species listed in the Commonwealth Environment
Protection and Biodiversity Conservation Act or Flora and Fauna Guarantee Act. These
include grayling, ghost shrimp, sea cucumber and a range of waterbirds.
The CEE Pty Ltd report outlines a range of recommendations which will result in the
creation of a sustainable development that respects the marine ecology.

Economic Assessment
The economic assessment prepared by Urbis summarises that the proposed
development will make an important contribution to the regional economy through the
generation of up to 1000 full time jobs across a range of commercial, hospitality,
recreational, boat maintenance and marina facilities during the construction period as
well as ongoing jobs after construction is completed.
The Mahers Landing Project has the potential to contribute around $9.2 million to the
Victorian economy annually on completion.
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The assessment also reviewed the economic impacts for the Inverloch Township and
found that Inverloch retailers are likely to see an increase of up to 20% above the current
retail turnover.
The range of accommodation options will contribute towards enhancing Inverloch’s
reputation as a destination of choice.

6.

POTENTIAL ISSUES AND PROJECT RESPONSE

Timeframes for Delivery
The urgent need for improved boating facilities was a key concern of the local
community at the information sessions with many questions relating to the timeframe
for delivery.
Project Response
The project aims to meet the needs of the community by delivering a world class, fit
for purpose boating and marine facility at Mahers Landing. Key to the success of the
project is the timeline within which it can be delivered. Working collaboratively with
Council, various levels of government and the community the Mahers Landing project
will meet this identified community need on successful completion of the statutory
process.

Potential Environmental Impacts
Concern has been expressed regarding the potential impacts on the coastal
environment, Pound Creek, the entrance to Anderson Inlet and potential for the
introduction of pest marine species.
Project Response
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The project seeks to improve the health of ecological systems and the biodiversity
they support (including ecosystems, habitats, species and genetic diversity) as
identified in this report. The measurable improvement to the environmental condition
and ecological value is integral to the success of this project.
The following tasks will ensure the development is sensitively designed and sited to
enhance environmental conditions as follows:

•

Engagement of world class environmental specialists

•

Rehabilitation of Pound Creek and Andersons Inlet

•

A site responsive design

•

Use of significant environmental buffer zones

•

Improvement of Anderson Inlet entrance stability

•

Management of potential acid sulphate soils

•

Re-establishment of native flora and fauna

•

Protection against pest marine species

Traffic Issues
The project needs to integrate with the existing transport network, enabling a
coherent, considered and integrated traffic solution for the site.
Project Response
Given the size of the site, there are significant opportunities to employ innovative
transport options which will prevent the development from impacting on the
neighbouring transport environment.
To facilitate this outcome, the project will work closely with VicRoads, Transport for
Victoria and Council to design and implement appropriate transport systems for the
site.

Connectivity with Inverloch
Given the significant volume of short stay accommodation within Inverloch and its
surrounding areas, and the high percentage of locals who recreationally walk, there
is a need to develop and improve existing pedestrian linkages to the site.
Project Response
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In order to enhance the connectivity to the Inverloch township it is proposed to create
a shared pathway between the development site and Inverloch township, as well as
a perimeter boardwalk linking the rehabilitated natural areas to the south and east of
the site.
The project aims to procure an architectural, thought provoking, low impact pedestrian
linkage which will allow the community to enjoy the native landscape between Mahers
Landing and Inverloch that is currently difficult to access and consequently
underutilised. This outcome will be environmentally sympathetic given its location and
future importance to the local community.
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7. COMMUNITY, ECONOMIC AND
ENVIRONMENTAL BENEFITS
The Mahers Landing Project will generate a range of community benefits and will provide
additional tourism, recreational and residential opportunities complementary to the
Inverloch Township.

Regional boating facility and safe harbour
The proposal delivers a regional / district boating facility which has been identified for
Inverloch in various strategic policies including the Victorian Coastal Strategy, the
Gippsland Coastal Action Plan and the Central Region Coastal Action Plan.
Similar to other marina developments located at Wyndham Harbour (Werribee South)
and Martha Cove (Mornington Peninsula), a regional boating facility is expected to
accommodate a significant amount of recreational boating in appropriate conditions. This
includes multiple boat ramps, jetties, substantial car parking and significant onshore
facilities such as fish cleaning facilities, wash down areas and toilets. This type of facility
would generate a significant level of boating activity from a wide catchment.

Employment opportunities
The development of a marina will contribute to the economic wellbeing of Inverloch and
surrounding communities by providing ongoing employment opportunities for local
residents.
Preliminary investigations indicate that, following construction, the development has the
potential to support up to 1000 full time jobs across a range of commercial, hospitality,
recreational, boat maintenance and marina facilities.
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Economy boost
The proposal will offer a range of accommodation options for both permanent and
temporary occupation. These will be serviced by the provision of limited commercial
facilities to support local residents, visitors and marina users.
The Mahers Landing Project has the potential to contribute around $9.2 million to the
Victorian economy annually on completion.

Social and recreational facilities
The recreational opportunities associated with the boating facilities are proposed to be
extensive and will include both on-shore and off-shore activities such as sailing, fishing
and kite surfing. The community will also have access to a heritage museum and
clubhouse which is likely to comprise of a gym and other health and fitness facilities.
In order to enhance the connectivity to the Inverloch Township, it is proposed to create
a shared pathway between the development site and Inverloch township, as well as an
interpretive perimeter boardwalk which aims to link the rehabilitated natural areas to the
south and east of the site. Information markers will be erected to enhance the visitor
experience as well as educate the public about the local environment.
The development will also provide opportunities for improved points of access to the
coast where there has traditionally been no formal access. This will further enhance
opportunities for both passive and active recreation within the Inlet.

Environmental benefits
The Project site is a highly modified and degraded landscape as a result of extensive
generational farming activities.
Numerous benefits to the natural environment include:
•

Creation of a 100m buffer zone along Pound Creek

•

Re-establishment of ecologically valuable habitats

•

Rehabilitation of Pound Creek and the abutting wetlands and saltmarshes by weed
eradication, stabilisation of riparian land and treatment of stormwater to reinstate
natural flows
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•

Creation of habitat including replanting using appropriate locally indigenous species

•

Stabilisation of the coastal frontage and erosion control measures along with removal
of environmental hazards (eg tyres)

The proposal creates a sustainable development that incorporates recreation and
lifestyle within the natural coastal landscape whilst promoting and enhancing the regions
biodiversity.
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8. APPROVALS REQUIRED AND SPECIALISTS TO
BE ENGAGED
It is acknowledged that a suite of statutory approvals will be necessary to facilitate
delivery of the proposal.
Based on experience with similar projects at Martha Cove and Wyndham Harbour, it is
likely that approvals will be required under the following legislation:
•

Environment Protection and Biodiversity Conservation Act 1999;

•

Planning and Environment Act 1987;

•

Coastal Management Act 1995;

•

Land Act 1958;

•

Aboriginal and Torres Strait Islander Heritage Protection Act 1984
and Archaeological and Aboriginal Relics Preservation Act 1972;

•

Heritage Act 1995;

•

Native Title Act 1996;

•

Environment Protection Act 1970;

•

Water Act 1989; and

•

Flora and Fauna Guarantee Act 1988

A referral under the Environmental Effects Act 1978 will also be necessary to determine
whether an Environmental Effects Statement is required.
The engagement of a team of specialist consultants will be necessary to complete more
detailed investigation of the various aspects of the project and explore the potential
impacts, mitigation measures, constraints and opportunities.
Attached as Appendix 2 is a list of the anticipated specialists and the scope of tasks that
may need to be covered.
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9.

PROPOSED PLANNING SCHEME AMENDMENT

Proposed Planning Controls

It is proposed that the statutory and strategic framework established by the Amendment
would:
• Rezone the Mahers Landing site from Farming Zone to Special Use Zone
• Introduce Special Use Zone Schedule 7 – Mahers Landing Marina Village
• Introduce Development Plan Overlay – Schedule 26 – Mahers Landing Marina
Village
• Include Mahers Landing Marina Village as a “Village” in the “Settlement
Hierarchy” table (Clause 21.02-1) as per Cape Patterson, Coronet Bay and
Corinella
• Include a new Local Planning Policy – Mahers Landing and insert the Mahers
Landing Strategic Framework Plan (Clause 21.09)
• Include Mahers Landing Marina Village in the table of “Tourism Areas” (Clause
21.03-4 Tourism)
Attached as Appendix 2 is a copy of the proposed Planning Scheme provisions which
would form the basis of the Planning Scheme Amendment for the Mahers Landing
Project which are summarized in the table below and further discussed in this section.
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MAHERS LANDING MARINA VILLAGE

SUMMARY OF PROPOSED PLANNING SCHEME AMENDMENTS
CURRENT
POLICIES
21.02-1 Settlement - Growth of Towns - Settlement Hierarchy

21.03-4 Tourism
21.09- 16 Mahers Landing (NEW CLAUSE)

PROPOSED
Include Mahers Landing Marina Village in the "Settlement Hierarchy"
table in the same category as Cape Patterson, Coronet Bay, Corinella.
Defined as "Village: A settlement with moderate population levels and
seasonal fluctuations...Encourage growth within existing urban or
appropriately zoned land, primarily through infill capacity and defined
settlement boundaries."
Map 1: Strategic Directions Framework Plan - Add notation for Mahers
Landing as a "Village".
Include Mahers Landing Marina Village in the table of "Tourism
Areas".
Include new clause "21.09-16 - Mahers Landing" (see below)
Insert Mahers Landing Strategic Framework Plan.

Note - Various other text amendments will be required to Clause 21 (MSS) to include reference to Mahers Landing

ZONES
FZ - Farming Zone
PCRZ - Public Conservation and Resource Zone

SUZ - Include new Special Use Zone - Schedule 7 - Mahers Landing
Marina Village
PCRZ - extended to include additional riparian land abutting Pound
Creek and Anderson Inlet foreshore

OVERLAYS

SLO5 - Significant Landscape Overlay - Schedule 5 - Anderson
Inlet
LSIO - Land Subject to Inundation

DPO - Insert new Development Plan Overlay - Schedule 26 - Mahers
Landing Marina Village (see below)
EAO - Apply Environmental Audit Overlay to Mahers Landing site
which
a Certificate
of Environmental
Audit to be obtained
SLO5 requires
- Retained
along Anderson
Inlet frontage

Remove LSIO - no longer required as land will be above 100 year
flood level
ESO1 - Environmental Significance Overlay - Schedule 1 - Coastal ESO1 - Retained along Anderson Inlet frontage
wetland areas

9.1

Proposed Policy Framework

It is proposed that Clause 21 of the Planning Scheme be amended as follows to provide
a robust strategic policy framework for the Mahers Landing project:
CURRENT
POLICIES
21.02-1 Settlement - Growth of Towns - Settlement Hierarchy

21.03-4 Tourism
21.09- 16 Mahers Landing (NEW CLAUSE)

PROPOSED
Include Mahers Landing Marina Village in the "Settlement Hierarchy"
table in the same category as Cape Patterson, Coronet Bay, Corinella.
Defined as "Village: A settlement with moderate population levels and
seasonal fluctuations...Encourage growth within existing urban or
appropriately zoned land, primarily through infill capacity and defined
settlement boundaries."
Map 1: Strategic Directions Framework Plan - Add notation for Mahers
Landing as a "Village".
Include Mahers Landing Marina Village in the table of "Tourism
Areas".
Include new clause "21.09-16 - Mahers Landing" (see below)
Insert Mahers Landing Strategic Framework Plan.

Note - Various other text amendments will be required to Clause 21 (MSS) to include reference to Mahers Landing
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PROPOSED NEW CLAUSE
21.09-16 Mahers Landing
Mahers Landing Marina Village is an integrated village and regional boating facility within
Anderson Inlet. Mahers Landing Structure Plan establishes a clear direction for the
physical form of Mahers Landing Marina Village in that it defines a settlement boundary
for the development and precincts for the marina and boating facilities, commercial area,
community facilities, visitor and permanent accommodation and rehabilitated natural
environments along Pound Creek and the coastal foreshore.
Settlement
• Contain development within the identified settlement boundary identified in the
Mahers Landing Strategic Framework Plan.
• Support the development of the planned Mahers Landing Marina Village.
Land uses
• Ensure that any proposed use or development within Mahers Landing Marina Village
is generally consistent with the approved Mahers Landing Development Plan.
• Encourage tourism and new visitor initiatives through the Mahers Landing
development.
• Provide a safe, functional and environmentally responsible regional boating facility
as part of an integrated marina and residential development.
• Ensure that the use and development of Mahers Landing complements existing
tourist and recreational facilities in the area.
• Provide for a mix of retail, residential, tourism and other complementary uses which
meet the demands of visitors, residents and users of the integrated village and
regional boating facility.
Environment
• Support the development of a Coastal Action Management Plan for the area between
the Inverloch Surf Club and Pound Creek.
• Ensure that development is responsive to the adjoining ecologically sensitive riparian
land along Pound Creek, the coastal foreshore and Andersons Inlet.
• Ensure that the impacts of the development of Mahers Landing are appropriately
managed to protect the adjoining rural precincts and Andersons Inlet.
• Ensure the use and development is compatible with existing land uses in the vicinity.
Landscape and built form
• Protect scenic views to and from Andersons Inlet and adjacent rural landscapes.
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•

•

Encourage the provision of coastal reserves determined by environmental criteria
relating to vegetation protection, setbacks from coastal features, topography, and
geomorphology, and protection from possible sea level change.
Ensure that development is responsive to identified flood and coastal inundation
risks.

Infrastructure
• Provide appropriate marine related infrastructure to support the development of a
regional level boating facility at Mahers Landing.
• Provide for all servicing infrastructure required to support the Mahers Landing
integrated village and regional boating facility.
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Proposed Zoning
Zoning for the Mahers Landing Marina project is proposed to be structured as follows:

CURRENT
POLICIES
ZONES
21.02-1
Settlement
FZ - Farming
Zone - Growth of Towns - Settlement Hierarchy

PCRZ - Public Conservation and Resource Zone

21.03-4 Tourism

9.2.1

PROPOSED
Include
Mahersnew
Landing
Marina
in the "Settlement
Hierarchy"
SUZ - Include
Special
Use Village
Zone - Schedule
7 - Mahers
Landing
table
inVillage
the same category as Cape Patterson, Coronet Bay, Corinella.
Marina
Defined
as "Village:
settlement
with moderate
population
PCRZ - extended
to Ainclude
additional
riparian land
abuttinglevels
Poundand
seasonal
growth within existing urban or
Creek andfluctuations...Encourage
Anderson Inlet foreshore
appropriately zoned land, primarily through infill capacity and defined
settlement boundaries."
Map 1: Strategic Directions Framework Plan - Add notation for Mahers
Landing as a "Village".
Include Mahers Landing Marina Village in the table of "Tourism
Areas".
Include new clause "21.09-16 - Mahers Landing" (see below)
Insert Mahers Landing Strategic Framework Plan.

Special use zone – Schedule 7

21.09- 16 Mahers Landing (NEW CLAUSE)

Note - Various other text amendments will be required to Clause 21 (MSS) to include reference to Mahers Landing

SCHEDULE 7 TO THE SPECIAL USE ZONE
Shown on the planning scheme map as SUZ7
MAHERS LANDING
Purpose
To provide a safe and functional regional boating facility integrated with a sensitively
designed and environmentally responsive development.
To provide for boating and boating-related activities on Andersons Inlet.
To provide for a mix of retail, residential, tourism and other complementary uses which
will make the development economically feasible, and meet anticipated demand for the
marina and regional level boating facilities.
To ensure the use and development complement existing tourist and recreational
facilities within the area.
To ensure the use and development are compatible with existing uses in the vicinity.
To ensure that the land within the zone is developed in an orderly and proper manner.
1.0

Table of uses
Section 1 - Permit not required
Use

Condition

Aquaculture
Apiculture

Must meet the requirements of the Apiary
Code of Practice, May 1997.

Boat and caravan storage
Caretaker’s house
Car park
Dwelling
Exhibition centre
Food and drink premises
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Use
Fuel depot

Condition
Must be directly related to a Pleasure
boat facility or marine based activity.

It is proposed that a new Schedule as detailed below is incorporated into the Planning
Scheme which reflects similar statutory frameworks for other Special Use Zones
including Inverloch RACV resort, Phillip Island Race Track and Silverwater Resort at San
Remo. This would:

•

Be applied to the Mahers Landing Marina Village development area.

•

Provide for a mix of uses.

•

Recognise and support stainable boating of a Regional level.

•

Provide for tourism and accommodation opportunities.
Industry

Must be a Rural Industry or in conjunction
with a Pleasure boat facility
Must not be a purpose shown with a Note
1 or Note 2 in the table to Clause 52.10.
Must not adversely affect the amenity of
the neighbourhood, including through
the:
▪ Transport of materials, goods or
commodities to or from the land.
▪ Appearance of any stored goods or
materials.
▪ Emission of noise, artificial light,
vibration, odour, fumes, smoke,
vapour, steam, soot, ash, dust, waste
water, waste products, grit or oil.

Informal Outdoor Recreation
Manufacturing sales

Must be directly related to a Pleasure
boat facility or marine based activity.

Minor sports and recreation Facility
Mineral exploration
Mining

Must meet the requirements of Clause
52.08-2.

Minor utility installation
Minor Sports and Recreation Facility
Natural systems
Office (other than Bank)
Place of assembly
Pleasure boat facility

Not more than 200 wet berths

Primary produce sales

Produce must be derived from the sea or
the local area.
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Residential building
Retail premises (other than Adult sex
bookshop, Food and drink premises ,
Manufacturing sales and Primary
produce sales)
Road
Search for stone

Must not be costeaning or bulk sampling.

Telecommunications facility

Buildings and works must meet the
requirements of Clause 52.19.

Trade supplies

Must be directly related to a Pleasure
boat facility or marine based activity

Transport terminal (other than Airport and
Road Freight Terminal)
Utility Installation
Any use listed in Clause 62.01

Must meet the requirements of Clause
62.01.

Section 2 - Permit required
Use

Condition

Agriculture
Bank
Camping and caravan park
Education centre
Mail centre
Major sports and recreation facility
Mineral, stone or soil extraction (other
than Extractive industry, Mineral
exploration, Mining and Search for
stone)
Service station
Any other use not in Section 1 or 3, or
any Section 1 use if the condition is not
met.

Section 3 - Prohibited
Use
Abattoir
Adult sex bookshop
Brothel
Cemetery
Crematorium
Extractive industry
Motor racing track
Saleyard

2.0

Buildings and works
A permit is required to construct a building and construct or carry out works.
Application Requirements
An application to construct a building, or to construct or carry out works must
be accompanied by the following information, as appropriate:
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▪ Finished and natural ground levels, floor levels, and overall building

heights relative to the Australian Height Datum (AHD);
▪ A schedule of materials, colours and finishes;
▪ The intended use of the building.
3.0

Subdivision
A permit is required to subdivide land.

4.0

Exemption from Notice and Appeal
An application to use land, construct a building or construct or carry out
works, or subdivide land is exempt from the notice requirements of Section
52(1)(a), (b) and (d), the decision requirements of Section 64(1), (2) and (3)
and the review rights of Section 82(1) of the Act.

5.0

Advertising Signage
Advertising sign controls are at Clause 52.05.
The zone is in Category 1.

6.0

Decision Guidelines

Before deciding on an application, the responsible authority must consider:

•

The location, provision and maintenance of public and private open space
areas and other public facilities.

•

The location, provision and maintenance of landscaping associated with the
development of the land.

•

The stages, if any, by which the development is proposed to proceed.

•

The Mahers Landing Strategic Framework Plan (as amended to the
satisfaction of the Responsible Authority from time to time).

•

The Mahers Landing Development Plan (as amended to the satisfaction of
the Responsible Authority from time to time).

9.2.2

Public Conservation and Resource Zone

It is proposed that the PCRZ would be applied to the areas set aside for environmental
rehabilitation adjacent to Pound Creek and the foreshore. This would:
•

Recognise the potential environmental values of these areas

•

Ensure appropriate conservation and rehabilitation works are undertaken

•

Provide for sensitive and low impact public access via boardwalks and defined
recreation tracks.
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Proposed Overlays
It is proposed that overlays affecting the Mahers Landing site would comprise the
following:
CURRENT

PROPOSED

POLICIES
OVERLAYS
21.02-1 Settlement - Growth of Towns - Settlement Hierarchy

Include
Mahers
Landing
Marina Village
in the -"Settlement
Hierarchy"
DPO
- Insert
new
Development
Plan Overlay
Schedule 26
- Mahers
table in the
same
category
Cape Patterson, Coronet Bay, Corinella.
Landing
Marina
Village
(seeas
below)
Defined
as "Village:
A settlement
with moderate
population
EAO
- Apply
Environmental
Audit Overlay
to Mahers
Landinglevels
site and
seasonal
fluctuations...Encourage
growth
within
existing
or
which
requires
a Certificate
of Environmental
Audit
to be urban
obtained
SLO5 - Significant Landscape Overlay - Schedule 5 - Anderson
SLO5
- Retained
along Anderson
Inlet
frontage
appropriately zoned land, primarily through infill capacity and defined
Inlet
settlement
boundaries."
LSIO - Land Subject to Inundation
Remove
LSIO
- no longer required as land will be above 100 year
Map 1:
Strategic Directions Framework Plan - Add notation for Mahers
flood
level
Landing
as a "Village".
ESO1 - Environmental Significance Overlay - Schedule 1 - Coastal ESO1
- Retained
along Anderson Inlet frontage
21.03-4 areas
Tourism
Include Mahers Landing Marina Village in the table of "Tourism
wetland
Areas".
21.09- 16 Mahers Landing (NEW CLAUSE)
Include new clause "21.09-16 - Mahers Landing" (see below)
Insert Mahers Landing Strategic Framework Plan.

This
structure
reflects
similar
arrangements
for
other
Note - Various
other text amendments
will be required
to Clause 21
(MSS) to include reference to
Mahers
Landing developments in Bass Coast
including Coronet Bay, San Remo and Inverloch Growth Areas and Rural Hamlets.

SCHEDULE 26 TO THE DEVELOPMENT PLAN OVERLAY
Shown on the planning scheme map as DPO26
MAHERS LANDING
PURPOSE
The development plan provides the criteria to ensure the coordinated and integrated
development of Mahers Landing Marina Village.
1.0

Requirement before a permit is granted

Before a Development Plan has been prepared to the satisfaction of the Responsible
Authority, a permit may be granted:

•

for minor drainage works

•

for minor earthworks

•

for demolition of farm buildings

•

to remove, destroy or lop vegetation

•

for the provision of infrastructure services to the site

•

to use and develop the land for the purpose of a temporary sales office
and/or temporary display suite associated with the development of the land

•

to erect and display advertising signage associated with the development.

2.0

Requirements for a Development Plan
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Any development plan prepared under the provisions of this overlay must be prepared
to the satisfaction of the responsible authority.
The development plan may be prepared in stages and a particular stage may provide
only the relevant detail for the use and development of the part of the land in that stage
to the satisfaction of the Responsible Authority. Each development plan must be
generally in accordance with the Mahers Landing Strategic Framework Plan.
Any approved development plan may be amended to the satisfaction of the responsible
authority.
A development plan is to be a combination of a report and a diagram and must include
or address the following where relevant:

•

A site description, detailing the site conditions including its topography.

•

The general location of proposed land uses within the plan area (onshore
and offshore) generally in accordance with the Mahers Landing Strategic
Framework Plan;

•

Indicative staging of the subdivision.

•

Subdivision and road layouts that integrate with and facilitate access to the
surrounding areas.

•

Safe and efficient pedestrian links to surrounding areas including the
recreation trail connection to Inverloch and Pound Creek.

3.0

Conditions and requirements for permits

Subdivision of the land must be generally in accordance with the development plan.
A permit application must be accompanied by (as relevant):-

•

A Town Planning Report

•

a Site Analysis Report

•

a Transport Management Plan

•

a Stormwater and Drainage Management Plan

•

a Landscape Plan

•

a Supplementary Archaeological Report

•

a Groundwater Protection Management Plan

•

the Construction Environment Management Plan; and

•

the Operations Environment Management Plan

The Plans may be prepared in stages to the satisfaction of the Responsible Authority.
The Plans may be amended from time to time in accordance with the requirements of
this clause to the satisfaction of the Responsible Authority. The Plans must be
implemented to the satisfaction of the Responsible Authority.
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4.0
Decision Guidelines
In considering whether to approve a Development Plan or a permit application, the
Responsible Authority must consider, as appropriate, the relevant views of the
Department of Environment, Water and Planning.

10. STRATEGIC ASSESSMENT GUIDELINES
In accordance with Ministerial Direction No.2 and Planning Practice Note 46, the
Strategic Assessment Guidelines Checklist has been completed below.
Note: In the ‘Comment’ field, you must click in the top left part of the field to enter any comments.
Strategic Consideration

Ye
s

Why is an
amendment

• What does the amendment intend

No

N/

Comment

A
To amend the planning scheme to

to do and what is its desired
outcome?

enable rezoning of land to facilitate

required?

the use and development of a marina
and

complementary

commercial

facilities.

• How does it intend to do it?

• Is it supported by or is it a result
of any strategic study or report?

x

•

Rezoning the land from
Farming Zone to Special
Use Zone with a site
specific schedule (SUZ
Schedule 7 - Mahers
Landing Marina Village)

•

Applying a Development
Plan Overlay (DPO26)

•

Retaining the
Environmental Significance
Overlay (ESO1)

•

Retaining the Significant
Landscape Overlay (SLO5)

•

Removing the Land Subject
to Inundation Overlay

Victorian Coastal Strategy 2014,
Draft Marina and Coastal Policy
2019, Gippsland Regional Growth
Plan, Gippsland Boating Coastal
Action Plan, Gippsland Regional
Coastal

Plan,

Central

Regional

Coastal Plan
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Strategic Consideration

Ye

No

s

• Will the planning policy, provision
or control result in the desired
planning outcome?

N/

Comment

A

x

Yes. The rezoning will support the
use and development of the land for
a marina which will complement the
town of Inverloch, promote tourism
and

economic

environmental

growth,

provide

restoration

of

degraded land and deliver on a range
of strategic policies.

• Will the amendment have a net
community benefit?

x

Yes. The amendment will benefit the
community by providing a regional
boating facility and safe harbour,
employment

opportunities

during

after

and

both

construction,

facilitating tourism and an associated
economic boost to the economy,
provision of social and recreational
facilities

and

rehabilitation

of

a

denuded coastal environment.

• Will the community benefit
outweigh the cost of the new
control?

x

• Does the amendment repeat

Yes

x

provisions already in the
scheme?

The amendment does not repeat a
provision already in the scheme. The
rezoning seeks an amendment to
local policies as well as a site specific
planning policy incorporated into both
the zone and overlay requirement.

• Is the planning scheme the most
appropriate means of controlling
the issue or can other existing
regulatory or process
mechanisms deal with the issue?

x

appropriate means of controlling the
land use.

• Is the matter already dealt with

x

under other regulations?
Does

the

amendment
implement
the
objectives
of planning
and

any

• Does the amendment implement
the objectives of planning in
Victoria? (Refer to section 4 of
the Planning and Environment
Act 1987)

• Does the amendment adequately
address any environmental
effects?

• Does the amendment adequately
address any social effects?

Yes the planning scheme is the most

x

Refer to attached submission

x

Refer to attached submission

x

Refer to attached submission
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Strategic Consideration

Ye

No

s

N/

Comment

A

environmen
tal,

social

and
economic
effects?

• Does the amendment adequately
address any economic effects?
Does

the

amendment
address
relevant
bushfire
risk?

• Does the amendment meet the
objective and give effect to the
strategies to address the risk to
life as a priority, property,
community infrastructure and the
natural environment from bushfire
in the State Planning Policy
Framework (Clause 13.05-1 of
the planning scheme)?

x

Refer to attached submission

x

Refer to attached submission

• Has the view of the relevant fire
authority been sought in
formulating the amendment?

x

• Is the amendment consistent with
the Local Planning Policy
Framework objectives and
strategies that apply to bushfire
risk?

x

• Is local policy for bushfire risk
management required to support
the amendment?
Does

the

amendment
comply with
all

the

relevant

x

• Does the amendment comply with x
the requirements of the Ministerial
Direction on the Form and
Content of Planning Schemes?

• Do any other Minister’s Directions x

Ministerial

apply to the amendment? If so,
have they been complied with?

Direction

No.

–

13

Managing Coastal Hazards and the

Minister’s

coastal impacts of climate change.

Directions?

The preparation of a Development
Plan will ensure that the requirements
of

this

Ministerial

Direction

are

complied with.

• Is the amendment accompanied
by all of the information required
by a Minister’s Direction?
Does

the

amendment
support

or

• Does the amendment support or
give effect to the SPPF?

• Are there any competing SPPF
objectives and how are they
balanced?

x

x

Refer to attached submission

x
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Strategic Consideration

Ye

No

s
implement
the SPPF?

Does

the

amendment
support

or

implement
the LPPF?

• Does the amendment support or
give effect to any relevant
adopted state policy?

• Does the amendment implement
or support the MSS?

N/

Comment

A

x

x

• Does the amendment seek to

x

change the objectives or
strategies of the MSS? If so, what
is the change?

• What effect will any change to the
MSS have on the rest of the
MSS:

x

− Is the amendment
consistent/inconsistent with
strategic directions elsewhere
in the MSS?

− Has the cumulative effect of

x

this amendment on the
strategic directions in the MSS
been considered?

• Does the new or amended local
planning policy:

− respond to a demonstrated
need?

− implement an objective or
strategy in the MSS?

x
x

− relate to a specific discretion

x

or group of discretions in the
scheme?

− assist the responsible
authority to make a decision?

− assist any other person to
understand whether a
proposal is likely to be
supported?

• Does the amendment affect any
existing local planning policy?

• Is a local planning policy
necessary OR is the issue
covered by another planning tool?

x
x

x
x

It is proposed to insert a new clause
21.09-16 (Mahers Landing Marina
Village) which will provide guidance
for

settlement,

environmental

land

uses,

considerations,

landscape and built form outcomes
and infrastructure requirements.
Does

the

amendment

• Does the amendment use the
most appropriate VPP tool to

x

Yes. The Special Use Zone and
Development Plan Overlay are the
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Strategic Consideration

Ye

No

s

N/
A

achieve the strategic objective of
the scheme?

make

Comment

most appropriate planning tools to

proper use

use in order to achieve satisfactory

of the VPP?

planning outcomes. This is evidenced
by the application of similar planning
controls

on

other

site

specific

developments.

• Does the amendment affect,

x

conflict with or duplicate another
existing provision in the planning
scheme that deals with the same
land, use or development?

• If so, have the provisions been

x

reconciled?

• Does the control capture matters

x

that do not specifically relate to
the purpose or objectives of the
control or matters that should not
be dealt with under planning?

• Does the amendment make any

x

existing provision in the planning
scheme redundant?

• Is the amendment consistent with
any relevant planning practice
note?
How

does

• Have the views of any relevant
agency been addressed?

x

x

It is expected that the views of any

the

relevant agency will be sought as part

amendment

of the consultation and exhibition

address the

process.

views

of

any
relevant
agency?

Does

the

amendment
address the

• Is the amendment likely to have a
significant impact on the transport
system as defined by section 3 of
the Transport Integration Act
2010?

x

requiremen
ts

of

the

Transport

If so, explain how the amendment
addresses the transport system
objectives and decision-making
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Strategic Consideration

Ye

No

s
Integration
Act 2010?

N/

Comment

A

principles set out in Part 2,
Divisions

2 and 3 of the TIA.

• Are there any applicable
statements of policy principles
prepared under section 22 of the
Transport Integration Act 2010?

x

If so, assess how the amendment
addresses any specified policy
principles

that

apply

to

the

proposal.

• Has the council considered the

What
impact will
the

new

cost implications in implementing
and administrating the new
planning provisions including:

planning
provisions
have on the
resource
and
administrati
ve costs of
the
responsible
authority?

The

costs

associated

with

the

implementation and administering of
new planning provisions is likely to be
minimal.

− estimated increase in number
of planning permit applications

− planning staff resources
− other miscellaneous costs
including legal or other
professional advice, for
example, heritage advisers

− capacity to consider the new
application within the
prescribed time?
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11. CONCLUSION
The Mahers Landing Project involves the integrated development of a marina with
direct access to Anderson Inlet, supported by complementary commercial facilities,
marine services, boat storage, boat ramps, car/trailer parking, clubhouse, heritage
museum, walking trails and a site responsive residential estate with a focus on the
adjacent waterways.
The subject site is ideally located for the development of a marina due to its direct
interface to the Inlet and the proximity of the historically stable channel which meets
the coastline at Mahers Landing. There are numerous policies that identify Inverloch
as a regional/district boating facility including the Victorian Coastal Strategy,
Gippsland Boating Coastal Action Plan, Gippsland Regional Coastal Plan and the
Central Region Coastal Plan.
A multitude of statutory approvals will be necessary to facilitate delivery of the project
including consent under the Environment Protection and Biodiversity Conservation
Act, the Coastal Management Act and the Planning and Environment Act. A referral
under the Environment Effects Act will also be required to determine whether an
Environment Effects Statement is required.
In order for the proposal to proceed, rezoning of the land is necessary and will include
amendments to local policies or the introduction of a Site Specific Planning Policy.
Based on the responses received from the community at the two information sessions
which have been held, there is unquestionable support for the development of a
regional boating facility at Mahers Landing. Issues raised by the community
predominantly related to the timing of the project and urgent need for the improved
facilities, the potential environmental impacts, traffic and the perceived separation
between Mahers Landing and Inverloch.
Preliminary investigations have also been undertaken to assess the merits of the
project, the site constraints, opportunities and potential impacts.
The Project addresses the issues raised and the potential impacts identified in
numerous ways including the rehabilitation of Pound Creek, the abutting wetlands
and saltmarshes, improving ecological diversity, a 100m buffer zone along Pound
Creek, a network of walking trails facilitating a sustainable and user-friendly
connection to Inverloch and development of safe and world class boating facilities at
Mahers Landing.
The results indicate that the proposal can be developed in an environmentally
sensitive way, resulting in a marina and residential development that will:
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-

Be complementary to the town of Inverloch;
Promote tourism and economic growth;
Provide environmental restoration of degraded land; and
Deliver on a range of strategic policies.

This submission demonstrates that the proposal has sufficient merit to justify
commencement of a Planning Scheme Amendment which will involve further
investigations and progression towards a formal consultation process.
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APPENDIX 1 – CONCEPT PLANS

52 of 65

MAHERS LANDING PROJECT SUMMARY

53 of 65

MAHERS LANDING PROJECT SUMMARY

54 of 65

MAHERS LANDING PROJECT SUMMARY

APPENDIX 2 – DRAFT PLANNING SCHEME
CONTROLS

Mahers
Landing
Marina
Development
DRAFT PLANNING SCHEME CONTROLS

For discussion purposes
December 2019
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PROPOSED NEW CLAUSE

21.09-16 Mahers Landing Marina Village
Mahers Landing Marina Village is an integrated village and regional boating
facility within Anderson Inlet. Mahers Landing Structure Plan establishes a clear
direction for the physical form of Mahers Landing Marina Village in that it defines
a settlement boundary for the development and precincts for the marina and
boating facilities, commercial area, community facilities, visitor and permanent
accommodation and rehabilitated natural environments along Pound Creek and
the coastal foreshore.
Settlement
• Contain development within the identified settlement boundary identified in
the Mahers Landing Strategic Framework Plan.
• Support the development of the planned Mahers Landing Marina Village.
Land uses
• Ensure that any proposed use or development within Mahers Landing Marina
Village is generally consistent with the approved Mahers Landing
Development Plan.
• Encourage tourism and new visitor initiatives through the Mahers Landing
development.
• Provide a safe, functional and environmentally responsible regional boating
facility as part of an integrated marina and residential development.
• Ensure that the use and development of Mahers Landing complements
existing tourist and recreational facilities in the area.
• Provide for a mix of retail, residential, tourism and other complementary uses
which meet the demands of visitors, residents and users of the integrated
village and regional boating facility.
Environment
• Support the development of a Coastal Action Management Plan for the area
between the Inverloch Surf Club and Pound Creek.
• Ensure that development is responsive to the adjoining ecologically sensitive
riparian land along Pound Creek, the coastal foreshore and Andersons Inlet.
• Ensure that the impacts of the development of Mahers Landing are
appropriately managed to protect the adjoining rural precincts and Andersons
Inlet.
• Ensure the use and development is compatible with existing land uses in the
vicinity.
Landscape and built form
• Protect scenic views to and from Andersons Inlet and adjacent rural
landscapes.
• Encourage the provision of coastal reserves determined by environmental
criteria relating to vegetation protection, setbacks from coastal features,
topography, and geomorphology, and protection from possible sea level
change.
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•

Ensure that development is responsive to identified flood and coastal
inundation risks

Infrastructure
• Provide appropriate marine related infrastructure to support the development
of a regional level boating facility at Mahers Landing.
• Provide for all servicing infrastructure required to support the Mahers Landing
integrated village and regional boating facility.
• Ensure that infrastructure provision is flexible, logical and site responsive, as
appropriate.

STRATEGIC FRAMEWORK PLAN
MAHERS LANDING
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SCHEDULE 7 TO THE SPECIAL USE ZONE
Shown on the planning scheme map as SUZ7
MAHERS LANDING MARINA VILLAGE
Purpose
To provide a safe and functional regional boating facility integrated with a
sensitively designed and environmentally responsive development.
To provide for boating and boating-related activities on Andersons Inlet.
To ensure that infrastructure provision is flexible, logical and site responsive,
as appropriate.
To provide for a mix of retail, residential, tourism and other complementary
uses which will make the development economically feasible, and meet
anticipated demand for the marina and regional level boating facilities.
To ensure the use and development complement existing tourist and
recreational facilities within the area.
To ensure the use and development are compatible with existing uses in the
vicinity.
To ensure that the land within the zone is developed in an orderly and proper
manner.
1.0

Table of uses
Section 1 - Permit not required
Use

Conditions

Aquaculture
Apiculture

Must meet the requirements of
the Apiary Code of Practice, May
1997.

Boat and caravan storage
Caretaker’s house
Car park
Dwelling
Exhibition centre
Food and drink premises
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Use

Conditions

Fuel depot

Must be directly related to a
Pleasure boat facility or marine
based activity.

Industry

Must be a Rural Industry or in
conjunction with a Pleasure boat
facility
Must not be a purpose shown
with a Note 1 or Note 2 in the
table to Clause 52.10.
Must not adversely affect the
amenity of the neighbourhood,
including through the:
Transport of materials, goods or
commodities to or from the
land.
Appearance of any stored goods
or materials.
Emission of noise, artificial light,
vibration,
odour,
fumes,
smoke, vapour, steam, soot,
ash, dust, waste water, waste
products, grit or oil.

Informal Outdoor Recreation
Manufacturing sales

Must be directly related to a
Pleasure boat facility or marine
based activity.

Mineral exploration
Mining

Must meet the requirements of
Clause 52.08-2.

Minor utility installation
Minor Sports and Recreation
Facility
Natural systems
Office (other than Bank)
Place of assembly
Pleasure boat facility

Not more than 200 wet berths

Primary produce sales

Produce must be derived from the
sea or the local area.

Residential building
Retail premises (other than Adult
sex bookshop, Food and drink
premises , Manufacturing sales
and Primary produce sales)
Road
Search for stone

Must not be costeaning or bulk
sampling.
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Use

Conditions

Telecommunications facility

Buildings and works must meet
the requirements of Clause
52.19.

Trade supplies

Must be directly related to a
Pleasure boat facility or marine
based activity

Transport terminal (other than
Airport and Road Freight
Terminal)
Utility Installation
Any use listed in Clause 62.01

Must meet the requirements of
Clause 62.01.

Section 2 - Permit required
Use

Condition

Agriculture
Bank
Camping and caravan park
Education centre
Mail centre
Major sports and recreation
facility
Mineral, stone or soil extraction
(other than Extractive industry,
Mineral exploration, Mining and
Search for stone)
Service station
Any other use not in Section 1 or
3, or any Section 1 use if the
condition is not met.
Section 3 - Prohibited
Use

Conditions

Abattoir
Adult sex bookshop
Brothel
Cemetery
Crematorium
Extractive industry
Motor racing track
Saleyard
2.0

Buildings and works
A permit is required to construct a building and construct or carry out works.
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Application Requirements
An application to construct a building, or to construct or carry out works must
be accompanied by the following information, as appropriate:
Finished and natural ground levels, floor levels, and overall building heights
relative to the Australian Height Datum (AHD);
A schedule of materials, colours and finishes;
The intended use of the building.
3.0

Subdivision
A permit is required to subdivide land.

4.0

Exemption from Notice and Appeal
An application to use land, construct a building or construct or carry out
works, or subdivide land is exempt from the notice requirements of Section
52(1)(a), (b) and (d), the decision requirements of Section 64(1), (2) and (3)
and the review rights of Section 82(1) of the Act.

5.0

Advertising Signage
Advertising sign controls are at Clause 52.05.
The zone is in Category 1.

6.0

Decision Guidelines
Before deciding on an application, the responsible authority must consider:
The location, provision and maintenance of public and private open space
areas and other public facilities.
The location, provision and maintenance of landscaping associated with the
development of the land.
The stages, if any, by which the development is proposed to proceed.
The Mahers Landing Strategic Framework Plan (as amended to the
satisfaction of the Responsible Authority from time to time).
The Mahers Landing Development Plan (as amended to the satisfaction of
the Responsible Authority from time to time).
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SCHEDULE 26 TO THE DEVELOPMENT PLAN OVERLAY
Shown on the planning scheme map as DPO26
MAHERS LANDING MARINA VILLAGE
PURPOSE
The development plan provides the criteria to ensure the coordinated and integrated
development of Mahers Landing Marina Village.
1.0

Requirement before a permit is granted

Before a Development Plan has been prepared to the satisfaction of the Responsible
Authority, a permit may be granted:
▪ for minor drainage works
▪ for minor earthworks
▪ for demolition of farm buildings
▪ to remove, destroy or lop vegetation
▪ for the provision of infrastructure services to the site
▪ to use and develop the land for the purpose of a temporary sales office

and/or temporary display suite associated with the development of the land
▪ to erect and display advertising signage associated with the development.
2.0

Requirements for a Development Plan

Any development plan prepared under the provisions of this overlay must be prepared
to the satisfaction of the responsible authority.
The development plan may be prepared in stages and a particular stage may provide
only the relevant detail for the use and development of the part of the land in that stage
to the satisfaction of the Responsible Authority. Each development plan must be
generally in accordance with the Mahers Landing Strategic Framework Plan.
Any approved development plan may be amended to the satisfaction of the responsible
authority.
A development plan is to be a combination of a report and a diagram and must include
or address the following where relevant:
▪ A site description, detailing the site conditions including
▪

▪
▪
▪

its topography.
The general location of proposed land uses within the plan area (onshore
and offshore) generally in accordance with the Mahers Landing Strategic
Framework Plan;
Indicative staging of the subdivision.
Subdivision and road layouts that integrate with and
facilitate access to the surrounding areas.
Safe and efficient pedestrian links to surrounding areas including the
recreation trail connection to Inverloch and Pound Creek.

62 of 65

MAHERS LANDING PROJECT SUMMARY
3.0

Conditions and requirements for permits

Subdivision of the land must be generally in accordance with the development plan.
A permit application must be accompanied by (as relevant):▪ A Town Planning Report
▪ a Site Analysis Report
▪ a Transport Management Plan
▪ a Stormwater and Drainage Management Plan
▪ a Landscape Plan
▪ a Supplementary Archaeological Report
▪ a Groundwater Protection Management Plan
▪ the Construction Environment Management Plan; and
▪ the Operations Environment Management Plan
The Plans may be prepared in stages to the satisfaction of the Responsible Authority.
The Plans may be amended from time to time in accordance with the requirements of
this clause to the satisfaction of the Responsible Authority. The Plans must be
implemented to the satisfaction of the Responsible Authority.
4.0

Decision Guidelines

In considering whether to approve a Development Plan or a permit application, the
Responsible Authority must consider, as appropriate, the relevant views of the
Department of Environment, Water and Planning.
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MAHERS LANDING
PLANNING SCHEME AMENDMENT
SUPPORTING REPORTS TO BE SUBMITTED

•

Town planning report outlining how the proposal responds to the Victorian
Coastal Strategy, State Planning Policy Framework, the Local Planning Policy
Framework and other relevant sections of the Bass Coast Planning Scheme.

•

Coastal Processes and Impact Assessment

•

Geotechnical and Hydrogeological assessment

•

Marine Ecology Assessment

•

Flora and fauna report

•

Supplementary Cultural Heritage Management Plan

•

Traffic Impact Assessment and Management Plan

•

Economic Impact and Feasibility Assessment

•

Drainage and Stormwater Management Plan

•

Environmental (contamination) Site Assessment

•

Ecological Sustainability Assessment

•

Concept Landscape Design

•

Servicing Report

•

Groundwater Protection Management Plan

•

Native Vegetation Offset Management Plan

•

Construction Environment Management Plan

•

Operations Environment Management Plan

•

Any other matters as deemed appropriated by the responsible authority.
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APPENDIX 3 – PRESENTATION TO COUNCIL
AUGUST 2019
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Strategic Assessment Guidelines Checklist
This checklist is a tool that provides a quick snapshot of the abovementioned information. It may be useful to use while preparing an amendment assessment.
Note: In the ‘Comment’ field, you must click in the top left part of the field to enter any comments.
Strategic Consideration
Why is an
amendment
required?

 What does the amendment intend to
do and what is its desired outcome?

Yes

No

N/A Council Comment
To facilitate an integrated marina,
residential and commercial development
through changes to zoning and policy

Proponent Comment
To amend the planning scheme to enable
rezoning of land to facilitate the use and
development of a marina and complementary
commercial facilities.

 How does it intend to do it?
•
Making changes to the local section
of the Planning Policy Framework
•
Rezoning the land from Farming
Zone to Special Use Zone with a site specific
schedule (SUZ Schedule 7 - Mahers Landing
Marina Village)
•
Applying a Development Plan
Overlay (DPO26)
•
Retaining the Environmental
Significance Overlay (ESO1)
•
Retaining the Significant Landscape
Overlay (SLO5)
•
Removing the Land Subject to
Inundation Overlay

 Is it supported by or is it a result of
any strategic study or report?

No, the proposed settlement is not included Victorian Coastal Strategy 2014, Draft Marina
or indicated in any adopted strategic
and Coastal Policy 2019, Gippsland Regional
documents.
Growth Plan, Gippsland Boating Coastal
Action Plan, Gippsland Regional Coastal
The proposed upgrade to boating facilities Plan, Central Regional Coastal Plan
at Mahers Landing is nominally supported
by recreational boating policies at the
regional level. This does not include the
development of a community around the
landing.

 Will the planning policy, provision or
control result in the desired planning
outcome?

 Will the amendment have a net
community benefit?

 Will the community benefit outweigh

The proposed controls would allow the
outcome desired by the proponent.

Yes. The rezoning will support the use and
development of the land for a marina which
will complement the town of Inverloch,
promote tourism and economic growth,
provide environmental restoration of
degraded land and deliver on a range of
strategic policies.

The proposed amendment has the potential
to have a very negative effect on the local
environment, both riverine and marine if not
managed correctly. The proposal is outside
any established settlements and not
identified for growth. The proposal also has
the potential to put further strain on existing
servicing and transport infrastructure.

Yes. The amendment will benefit the
community by providing a regional boating
facility and safe harbour, employment
opportunities both during and after
construction, facilitating tourism and an
associated economic boost to the economy,
provision of social and recreational facilities
and rehabilitation of a denuded coastal
environment.

Probably Not

Yes

No. The proposal is currently prohibited
under the scheme.

The amendment does not repeat a provision
already in the scheme. The rezoning seeks
an amendment to local policies as well as a
site specific planning policy incorporated into
both the zone and overlay requirement.

the cost of the new control?

 Does the amendment repeat
provisions already in the scheme?

 Is the planning scheme the most
appropriate means of controlling the
issue or can other existing regulatory
or process mechanisms deal with the
issue?

 Is the matter already dealt with under
other regulations?

Changes to the planning scheme are one of Yes the planning scheme is the most
several hurdles required by the proposal.
appropriate means of controlling the land use.

The proposal will require several other
approvals before or after the amendment
process

Does the
amendment
implement the
objectives of
planning
and any
environmental,
social and
economic
effects?

 Does the amendment implement the
objectives of planning in Victoria?
(Refer to section 4 of the Planning
and Environment Act 1987)

The proposed amendment is not in
accordance with previous strategic work
undertaken at the state, regional or local
level and therefore is not fair, orderly,
economic and sustainable used, and
development of land.

Refer to attached submission

The proposed amendment also does not
ensure sound strategic planning and
coordinated action at a State, Regional and
Municipal level as it is not included in
previous strategic documents

 Does the amendment adequately
address any environmental effects?

 Does the amendment adequately
address any social effects?

 Does the amendment adequately
address any economic effects?

The proposal is at odds with state, regional Refer to attached submission
and local guidance on settlement based on
minimising adverse environmental impacts.
However, these may be addressed by
technical reports
The proposal includes an upgrade of
recreational boating facilities at Mahers
Landing and could be seen to have a
positive impact socially.

Refer to attached submission

The proposal indicates a boost to the
Refer to attached submission
economy through the construction process,
the commercial operations and the
residential growth.
Ecotourism is a major industry in the Bass
Coast region and the proposal poses a risk
to the environment and therefore the local
economy.

Does the
amendment
address
relevant
bushfire risk?

 Does the amendment meet the
objective and give effect to the
strategies to address the risk to life as
a priority, property, community
infrastructure and the natural
environment from bushfire in the
Planning Policy Framework (Clause
13.02 of the planning scheme)?

 Has the view of the relevant fire
authority been sought in formulating
the amendment?

The proposal is in a bushfire prone area. No Refer to attached submission
referrals have been undertaken and a
bushfire report has not been prepared. It is
understood this can likely be rectified.

Not to Council’s knowledge

Refer to attached submission

 If the planning scheme includes a
Local Planning Policy Framework at
Clause 20, is the amendment
consistent with the Local Planning
Policy Framework objectives and
strategies that apply to bushfire risk?

 Is local policy for bushfire risk
management required to support the
amendment?
Does the
amendment
comply with all
the relevant
Minister’s
Directions?

 Does the amendment comply with the
requirements of the Ministerial
Direction - The Form and Content of
Planning Schemes?

 Do any other Minister’s Directions
apply to the amendment? If so, have
they been complied with?

 Is the amendment accompanied by all
of the information required by a
Minister’s Direction?
Does the
amendment
support or
implement the
PPF?

 Does the amendment support or give
effect to the PPF?

 Are there any competing PPF
objectives and how are they
balanced?

Strategy 2.1 at Clause 21.04-5
(Environmental Hazards) discourages
development on land prone to wildfire. The
subject land is bushfire prone.

Refer to attached submission

Proper hazard management and current
state policy should suffice.

Refer to attached submission

DELWP launched the PPF translation
project for Bass Coast in January 2020. The
proposed policy changes are not in
accordance with the new policy framework
structure. This can be translated when the
PPF translation is further advanced.
Ministerial Direction No. 13 – Managing
Coastal Hazards and the coastal impacts of
climate change. It is considered that the
proposal is at odds with the state
government’s objectives and guidelines
contained in the marine and coastal policy
(2020).

Ministerial Direction No. 13 – Managing
Coastal Hazards and the coastal impacts of
climate change. The preparation of a
Development Plan will ensure that the
requirements of this Ministerial Direction are
complied with.

The proposal does not include all the
information required by Ministerial Direction
11 – Strategic Assessment of Amendments
The proposed amendment is not specifically Refer to attached submission
supported by any part of the planning policy
framework. The planning report makes a
tentative connection to the Inverloch Design
Framework but not in a significant way.
The proposal would likely result in positive
social and economic effects due to the
upgraded recreational infrastructure and
commercial developments.
The proposal has the potential for adverse
environmental impacts and has not been
properly considered from a land supply
standpoint.

 Does the amendment support or give
effect to any relevant adopted state
policy?
If the planning scheme includes a
Municipal Planning Strategy (MPS) at
Clause 02 and the amendment seeks to
introduce or amend a local planning
policy in the PPF:


The Gippsland Boating Coastal Action Plan
2013 makes reference to upgrading the
Mahers Landing Facility.
Importantly the proposal is contrary to the
Gippsland Regional Growth Plan and the
Victorian Marine and Coastal Policy.

Does the new or amended local
planning policy:



respond to a demonstrated
need?



implement a strategic direction in
the MPS?



relate to a specific discretion or
group of discretions in the
planning scheme?



assist the responsible authority
to make a decision?



(assist any other person to
understand whether a proposal
is likely to be supported?

 Does the amendment affect any
existing local planning policy or tool?

 Is a local planning policy necessary
OR is the issue adequately covered
by another planning tool or decision
guideline?

Does the
amendment
support or
implement the
LPPF?

 Does the amendment implement or
support the MSS?

 Does the amendment seek to change
the objectives or strategies of the
MSS? If so, what is the change?

Planning Policy changes are needed to
ensure equal treatment and guidance for
defined settlements.

The proposed amendment seeks to alter
the MSS to support the proposal.
The proposal seeks to alter the scope of
existing strategies and objectives by
inserting a new settlement.

It is proposed to insert a new clause 21.09-16
(Mahers Landing Marina Village) which will
provide guidance for settlement, land uses,
environmental considerations, landscape and
built form outcomes and infrastructure
requirements.

*This strategic
consideration
only applies if
the planning
scheme
includes an
LPPF at
Clause 20

 What effect will any change to the
MSS have on the rest of the MSS:

 Is the amendment
consistent/inconsistent with
strategic directions elsewhere in
the MSS?

The MSS strongly discourages growth
outside of established settlements. The
proposal overcomes this constraint by
creating a new settlement.
The proposal is inconsistent with the intent
of the MSS and the following
objectives/strategies
21.02 – Settlement
Objective 2 – To ensure that residential
development and related urban uses are
restricted to existing or identified
settlements
Objective 4 – To discourage urban
development that encroaches or impacts on
significant environmental features.
Objective 5 – To discourage inappropriate
development in areas where an
environmental hazard has been identified.
21.04 -3– Biodiversity Conservation and
Habitat Protection
Objective 2 – To discourage development in
locations, which impacts or conflicts with the
quality and sensitivity of the natural
environment
Strategy 2.3 – Strongly discourage
development that affects the natural flow
paths of waterways
Objective 6 – To protect the Western Port
Ramsar listed wetland, Anderson Ilet and
the Marine National Parks.
Strategy 6.1 – All development close to
Western Port, Anderson Inlet and identified
Marine National Parks should take into
account any relevant Ramsar wetland
listings and environmental significance.
Development should not only minimise
impacts on these areas, but enhance the
environmental values of these areas
21.04-5 – Environmental Hazards
Objective 3 – To restrict and control
development on land prone to flooding and
salinity
Strategy 3.2 - Strongly discourage
development on land prone to flooding and

 Has the cumulative effect of this
amendment on the strategic
directions in the MSS been
considered?

 Does the new or amended local
planning policy:

 respond to a demonstrated need?

 implement an objective or strategy
in the MSS?

 relate to a specific discretion or
group of discretions in the
scheme?

 assist the responsible authority to
make a decision?

 assist any other person to
understand whether a proposal is
likely to be supported?

The proposed amendment skirts the MSS
by inserting itself as an identified
settlement. The existing settlement planning
work is robust and has not previously
considered the need for the proposed land
to be rezoned and development.
The existing settlement planning work is
robust and has not identified a need for the
subject land to be developed.
The proponent states there is a need for
upgraded recreational boating facilities in
the region but this does not require the level
of development proposed.
The proposed local policy provides
guidance on the proposed settlement in
accordance with Clause 21.02 (regardless
of the proposal’s appropriateness).
The proposed local policy provides policylevel guidance that is not appropriate to
include in the SUZ or an overlay
The proposed local policy would aid in
decision making if the amendment were
approved.
The proposed local policy would provide
clear guidance around the future of the
proposed settlement.

 Does the amendment affect any
existing local planning policy or tool?

 Is a local planning policy necessary
OR is the issue covered by another
planning tool or decision guideline?

Does the
amendment

 How does the amendment seek to
implement or support the MPS?

Planning Policy changes are needed to
ensure equal treatment and guidance for
defined settlements. It is also required to
avoid conflicting with the objectives and
strategies above

Yes. The Special Use Zone and Development
Plan Overlay are the most appropriate
planning tools to use in order to achieve
satisfactory planning outcomes. This is
evidenced by the application of similar
planning controls on other site specific
developments.

support or
implement the
MPS?
*This strategic
consideration
only applies if
the planning
scheme
includes an
MPS at Clause
02

Does the
amendment
make proper
use of the
VPP?

 Does the amendment seek to change
the strategic directions of the MPS? If
so, what is the change?

 What effect will any change to the
MPS have on the rest of the MPS?



Is the amendment
consistent/inconsistent with
strategic directions elsewhere in
the MPS?



Is the amendment
consistent/inconsistent with
strategic directions elsewhere in
the MPS?



What is the cumulative effect of
this amendment on the other
directions in the MPS?

 Does the amendment use the most
appropriate VPP tool to achieve the
strategic objective of the scheme?

 Does the amendment affect, conflict
with or duplicate another existing
provision in the planning scheme that
deals with the same land, use or
development?

 If so, have the provisions been

The proposed Special Use Zone,
Environmental Audit Overlay and
Development Plan Overlay are well placed
to manage the unique aspirations of the
proposal.
The proposal seeks to remove the LSIO as
it is proposed to alter the topology of the
site. Updated modelling should be provided
before this is seriously considered
N/A

reconciled?

 Does the control capture matters that

No

do not specifically relate to the
purpose or objectives of the control or
matters that should not be dealt with
under planning?

 Does the amendment make any
existing provision in the planning
scheme redundant?

No

 Is the amendment consistent with any

Yes

relevant planning practice note?
How does the
amendment
address the
views of any
relevant
agency?

 Have the views of any relevant

Does the
amendment
address the
requirements
of the
Transport
Integration Act
2010 (TIA)?

 Is the amendment likely to have a

No referrals have been undertaken

agency been addressed?

It is expected that the views of any relevant
agency will be sought as part of the
consultation and exhibition process.

N/A

significant impact on the transport
system as defined by section 3 of the
TIA?
If so, explain how the amendment
addresses the transport system
objectives and decision-making
principles set out in Part 2, Divisions
2 and 3 of the TIA.

 Are there any applicable statements

N/A

of policy principles prepared under
section 22 of the TIA?
If so, assess how the amendment
addresses any specified policy
principles that apply to the proposal.
What impact
will the new
planning
provisions
have on the
resource and
administrative
costs of the
responsible
authority?

 Has the council considered the cost
implications in implementing and
administrating the new planning
provisions including:

The proposed controls will not result in a
significant change to Council’s workload
alongside the already approved growth
areas.

 estimated increase in number of

Minimal

planning permit applications

 planning staff resources

Minimal

 other miscellaneous costs

Minimal

including legal or other
professional advice, for example,
heritage advisers

 capacity to consider the new
application within the prescribed
time?

Minimal

The costs associated with the implementation
and administering of new planning provisions
is likely to be minimal.

DD/MM/Y
YYY
Proposed
CXXXbasc

SCHEDULE 7 TO CLAUSE 37.01 SPECIAL USE ZONE
Shown on the planning scheme map as SUZ7
MAHERS LANDING
Purpose


To provide a safe and functional regional boating facility integrated with a sensitively designed and
environmentally responsive development.



To provide for boating and boating-related activities on Andersons Inlet.



To provide for a mix of retail, residential, tourism and other complementary uses which will make the
development economically feasible, and meet anticipated demand for the marina and regional level
boating facilities.



To ensure the use and development complement existing tourist and recreational facilities within the
area.

1.0



To ensure the use and development are compatible with existing uses in the vicinity.



To ensure that the land within the zone is developed in an orderly and proper manner.

Table of Uses
Section 1 - Permit not required
Use

Condition

Aquaculture
Apiculture

Must meet the requirements of the Apiary
Code of Practice, May 1997.

Boat and caravan storage
Caretaker’s house
Car park
Dwelling
Exhibition centre
Food and drink premises
Fuel depot

Must be directly related to a Pleasure
boat facility or marine based activity.

It is proposed that a new Schedule as detailed below is incorporated into the Planning Scheme which
reflects similar statutory frameworks for other Special Use Zones including Inverloch RACV resort, Phillip
Island Race Track and Silverwater Resort at San Remo. This would:


Be applied to the Mahers Landing Marina Village development area.



Provide for a mix of uses.



Recognise and support stainable boating of a Regional level.



Provide for tourism and accommodation opportunities.

1

Industry

Must be a Rural Industry or in conjunction
with a Pleasure boat facility
Must not be a purpose shown with a Note
1 or Note 2 in the table to Clause 52.10.
Must not adversely affect the amenity of
the neighbourhood, including through
the:
 Transport of materials, goods or
commodities to or from the land.
 Appearance of any stored goods or
materials.
 Emission of noise, artificial light,
vibration, odour, fumes, smoke,
vapour, steam, soot, ash, dust, waste
water, waste products, grit or oil.

Informal Outdoor Recreation
Manufacturing sales

Must be directly related to a Pleasure
boat facility or marine based activity.

Minor sports and recreation Facility
Mineral exploration
Mining

Must meet the requirements of Clause
52.08-2.

Minor utility installation
Minor Sports and Recreation Facility
Natural systems
Office (other than Bank)
Place of assembly
Pleasure boat facility

Not more than 200 wet berths

Primary produce sales

Produce must be derived from the sea or
the local area.

Residential building
Retail premises (other than Adult sex
bookshop, Food and drink premises ,
Manufacturing sales and Primary
produce sales)
Road
Search for stone

Must not be costeaning or bulk sampling.

Telecommunications facility

Buildings and works must meet the
requirements of Clause 52.19.

Trade supplies

Must be directly related to a Pleasure
boat facility or marine based activity

Transport terminal (other than Airport and
Road Freight Terminal)
Utility Installation
Any use listed in Clause 62.01

Must meet the requirements of Clause
62.01.

2

Section 2 - Permit required
Use

Condition

Agriculture
Bank
Camping and caravan park
Education centre
Mail centre
Major sports and recreation facility
Mineral, stone or soil extraction (other
than Extractive industry, Mineral
exploration, Mining and Search for
stone)
Service station
Any other use not in Section 1 or 3, or
any Section 1 use if the condition is not
met.

Section 3 - Prohibited
Use
Abattoir
Adult sex bookshop
Brothel
Cemetery
Crematorium
Extractive industry
Motor racing track
Saleyard

2.0

Buildings and works
A permit is required to construct a building and construct or carry out works.

3.0

Application Requirements
An application to construct a building, or to construct or carry out works must be accompanied by the
following information, as appropriate:

4.0



Finished and natural ground levels, floor levels, and overall building heights relative to the
Australian Height Datum (AHD);



A schedule of materials, colours and finishes;



The intended use of the building.

Subdivision
A permit is required to subdivide land.

5.0

Exemption from Notice and Appeal
An application to use land, construct a building or construct or carry out works, or subdivide land is exempt
from the notice requirements of Section 52(1)(a), (b) and (d), the decision requirements of Section 64(1), (2)
and (3) and the review rights of Section 82(1) of the Act.

6.0

Advertising Signage
Advertising sign controls are at Clause 52.05.
The zone is in Category 1.

3

7.0

Decision Guidelines
Before deciding on an application, the responsible authority must consider:


The location, provision and maintenance of public and private open space areas and other public
facilities.



The location, provision and maintenance of landscaping associated with the development of the
land.



The stages, if any, by which the development is proposed to proceed.



The Mahers Landing Strategic Framework Plan (as amended to the satisfaction of the Responsible
Authority from time to time).



The Mahers Landing Development Plan (as amended to the satisfaction of the Responsible
Authority from time to time).

4

