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SUMMARY 
The Objectives 

The purpose of this review was: 

• To meet the requirements of the Planning and Environment Act 1987 (Section 12B), which stipulates 
that a Planning Scheme must be reviewed within one year of the completion of a new Council Plan; 
and 

• To review how well the Planning Scheme is aligned with the intent of Shaping a Better Bass Coast – 
Council Plan and Municipal Health and Wellbeing Plan 2017-2021 (Council Plan 2017-2021). 

The Limitations 

This report does not make changes to the Bass Coast Planning Scheme. It does not introduce new policy 
or provisions. It is an audit of the scheme, which provides recommendations about what actions need to be 
taken. The Review has identified policy gaps and the need for further strategic work and future projects. 

Consultation 

Targeted consultation with Planning Scheme users was undertaken for this review. The reasons for this 
approach were as follows: 

• Council has recently undertaken extensive consultation through the development of the Council Plan 
2017-2021, where the general views of the community regarding a wide range of issues were 
captured.  

• Reviewing the effectiveness of planning policy and provisions is technical in nature. 
• The future strategic work that has been identified through this review will become projects and 

Planning Scheme amendments, which will include community consultation tailored to the needs of 
each project or matter. 

• There are no prescribed formal consultation processes associated with reviewing a Planning Scheme 
under the Planning and Environment Act 1987. 

Consultation with external stakeholders was undertaken as follows: 

• Planning Referral Authorities: A workshop was held in Traralgon in November 2017 and attended 
by 22 officers from a range of agencies including: 

• South Gippsland Water 

• Department of Environment, Land, Water and Planning – Regional Planning department 

• Department of Environment, Land, Water and Planning – Environment department 

• Country Fire Authority (CFA) 

• Vic Roads 

• Department of Economic Development, Jobs, Transport and Resources  

• Environment Protection Authority (EPA) Victoria. 

• West Gippsland Catchment Management Authority. 
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• Planning consultants: A survey was sent to twenty planning consultants who regularly make planning 
applications in Bass Coast, with five surveys completed. 

Consultation with internal stakeholders was undertaken as follows: 

• Councillors: A workshop was held for Councillors in November 2017.  

• Internal Council departments: A workshop was held in November 2017 for Council staff who use 
the Planning Scheme or respond to planning referrals. 

The Results 

This report identifies: 

• Future strategic planning work required to further state and local planning objectives and strategies; 

• Recommendations for how local content can be rewritten to improve clarity, performance and 
respond to state government changes; and 

• An overview of how well the local content of the Bass Coast Planning Scheme is aligned with 
strategic outcomes of the Council Plan 2017-2021 and opportunities to provide further support.  

Overall Findings 

The Review identifies that: 

• Much of the strategic work identified in the previous Bass Coast Planning Scheme Review 2014 has 
now been completed. 

• Local content should be rewritten to improve clarity and to include policy directions from key 
Council adopted documents and strategic planning work, as well as to improve permit exemptions 
and decision guidelines. 

• There are many opportunities to improve the Planning Scheme through further strategic planning 
work. 

The Review identifies and differentiates between those matters that require further strategic planning 
work (an evidence base) and those matters those which can be addressed by a Planning Scheme rewrite. 
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A PLAN FOR ACTION:  

FURTHER STRATEGIC WORK 

The high priority actions and further strategic work outlined below have been developed from the further 
strategic work summarised at the end of each section of this report. 

High Priority Actions 

1. Planning Scheme Rewrite and Planning Scheme Amendment 

This project should: 

• Rewrite the Municipal Strategic Statement (MSS) to implement recommendations of the Planning 
Scheme Review (which do not require further strategic work). 

• Commence implementation of the above through a Planning Scheme amendment in 2018/19. 

• This project would utilise this Review by addressing all of the ‘matters that could be addressed by a 
Planning Scheme Rewrite,’ which are summarised at the conclusion of each section. 

 

2: Heritage Gaps Analysis and Prioritisation Framework 

A major heritage study was undertaken in 2001, which initially identified a 651 potentially significant 
heritage places across the municipality. Since this time, 165 of the heritage places have been through a 
second phase of investigation (a full Citation) which has provided the justification for protection 
through the Planning Scheme.  

The outstanding 486 heritage places have not been further investigated and there are no planning 
controls in place to trigger consideration of heritage significance for these sites. Further to this, other 
matters of cultural heritage significance, such as aboriginal heritage sites and significant trees have not 
been included in previous heritage studies.  

This project will investigate the gaps, audit the outstanding 486 sites identified in 2001, and also 
develop a framework for prioritising places for further investigation. 

 

3. Heritage Priority Places Planning Scheme Amendment  

This project will further investigate the heritage significance of 9 heritage places across the municipality.  

For those places found to be significant, Heritage Citations (which are studies into the significance of a 
heritage place and how heritage values can be protected) will be completed. Once these studies are 
completed, those that are identified as requiring planning protection through the Heritage Overlay will 
be put through a Planning Scheme amendment process. 

A rolling program of further investigation and implementation will be required to implement the 
Heritage Gaps Analysis work described above.  
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 4: Program of review for Structure Plans for townships  

Many of the Structure Plans and other strategic planning documents which established settlement 
boundaries for towns across the municipality are now more than 5 years old and require updating. 

The roll-out of this work has been prioritised as follows: 

Short term: Cowes and Silverleaves 

San Remo, Newhaven and Cape Woolamai 

Grantville 

Medium:  Surf Beach, Smiths Beach, Sunderland Bay, Sunset Strip  

Ventnor and Wimbledon Heights 

  Rural settlements (focusing on small lots) 

Bass 

Inverloch 

Cape Paterson 

Long term:  Rhyll, Harmers Haven, Jam Jerrup, Kilcunda, Pioneer Bay, The Gurdies, Wattle Bank. 

 

Medium Priority Actions 

The review identified further strategic work as follows: 

• Review the Hilltops, Ridgelines and Landscape Policy (Clause 22.02) to ensure areas of significance are 
protected through appropriate planning controls.  

• Work with the Department of Environment, Land, Water and Planning (DELWP) to review state 
owned Public Use Zone (PUZ) land. 

• Development of a local planning policy (at Clause 22) encouraging different modes of transport and 
alternatives to the car. 

• Define the character of townships in the Planning Scheme and develop a design framework that 
protects and encourages the preferred character and built form.  

• Identify key landscapes that need to be protected. 

• Develop a vision and policy directions for small rural settlements. 

• Preparation of an Aboriginal Cultural Heritage Study for the Shire to collect and manage 
information about the heritage, traditions and stories of the Boon Wurrung people. 

• Prepare a Development Plan Overlay (DPO) for the Isle of Wight and Warley Hospital sites and 
implement through a Planning Scheme Amendment. 

• Investigate the merits of applying the Rural Conservation Zone in The Gurdies to the land that was 
proposed by Amendment C140 for rezoning to the Rural Activity Zone. 
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• Prepare a Rural Housing and Settlement Strategy to update planning policy and land use zoning 
responses regarding; development within historic villages; appropriate locations for rural living 
development; and small rural lot development. 

• Review the Rural Conservation Zone at Glen Alvie and surrounding areas to determine if the 
minimum subdivision area should be increased to 80 hectares (from 40 hectares), consistent with 
the surrounding Farming Zone minimum subdivision size. Also consider the merits of applying local 
policies (Clause 22.04 Rural Subdivision Policy, Clause 22.05 Rural Dwellings Policy and Clause 22.06 
Non Agricultural Uses in the Farming Zone Policy) to the land. 

• Investigate Low Density Residential Zone (LDRZ) areas to determine the extent of issues being 
created by incremental subdivision applications. 

• As part of the Structure Plan Review which deals with Sunset Strip, investigate the future role of the 
four low density properties outside the settlement boundary. 

• Undertake a detailed review of the mapping, provisions, exemptions and decision guidelines of the 
Schedules to the Environment Significance Overlay and the Vegetation Protection Overlay. 

• Review the Coastal erosion mapping provided through the Western Port local Coastal Hazard 
Assessment to determine whether a planning control is required. 

• Further work is required to investigate mechanisms for dealing with future land use and 
development in the DPO1 area.  

• Investigate opportunities to address advertising signage issues. 

 
This list will inform the strategic planning team’s work program and assist with developing future budget 
bids for Council consideration.  
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BACKGROUND 
 
The Bass Coast Planning Scheme 
The Bass Coast Planning Scheme sets out the policies and provisions for the use, development and 
protection of land within Bass Coast Shire Council.  

Within this planning framework, standard planning provisions exist which provide broad objectives, 
standards and policies which apply to all areas of Victoria.  

The planning framework also provides opportunities to reflect localised objectives and policies which 
Council has the ability to amend and influence through:  

• The Municipal Strategic Statement,  

• Local Policies,  

• Schedules to Zones,  

• Schedules to Overlays, and  

• Schedules to the Particular Provisions. 

 

Purpose of the Planning Scheme Review 
Bass Coast Shire Council is required by the Planning and Environment Act 1987 to review the Bass Coast 
Planning Scheme (the Planning Scheme) within one year of adopting a new Council Plan. Clause 12B states 
that: 

(1) A planning authority which is a municipal council must review its Planning Scheme – 
(a) no later than one year after each date by which it is required to approve a Council Plan under section 
125 of the Local Government Act 1989; or 
(b) within such longer period as is determined by the Minister. 

In June 2017, Council adopted Shaping a Better Bass Coast – Council Plan and Municipal Health and Wellbeing 
Plan 2017-2021 (Council Plan). Undertaking a review following completion of a Council Plan allows Council 
to take stock of how well the Planning Scheme aligns with the strategic intent of the Council Plan.  

The ‘Continuous Improvement Review Kit’ (Department of Environment, Land, Water and Planning, 2006) 
states that a review must: 

• Identify the major planning issues facing the municipality; 
• Demonstrate how the Municipal Strategic Statement implements State Planning Policy; 
• Assess the strategic performance of the scheme; 
• Document the strategic work that has been completed or carried out since the approval of the scheme and 

any additional work required to strengthen the strategic direction of the Planning Scheme; 
• Articulate the monitoring and review which has been carried out; 
• Outline the consultation process and its outcomes; 
• Make recommendations arising from the review including: 

• Changes to the objectives and strategies of the Local Planning Policy Framework. 
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• Changes to the use of Victoria Planning Provisions tools to achieve the strategies and ensure the 
objectives and desired outcomes are being met;  

• New strategic work necessary to support future policy development or changes to the provisions of the 
scheme;  

• Changes to improve operational and process practices;  
• Identifying any data on planning permit applications, or other data, that may need to be collected to 

inform the next review; 
• Audit the application and performance of the zones in the scheme; 
• Audit the application and performance of the overlays in the scheme; 
• Investigate whether or not the schedules in the scheme have been appropriately applied.  

These matters have been dealt with by this review. 

 

Previous Planning Scheme reviews 
The initial Bass Coast Planning Scheme Panel Report (1999) 

The first ‘new format’ Bass Coast Planning Scheme was approved in August 2000. A Panel and Advisory 
Committee considered the strategic justification of the scheme and its overall assessment was that the 
scheme was generally consistent with the Ministerial Directions and requirements of the Planning and 
Environment Act 1987 subject to a few changes outlined in its February 1999 report.  The Panel stated; 

“The Municipal Strategic Statement has a clear and logical structure which is easy to follow… The structure 
ensures that the issues, objectives and strategies and implementation proposals identified in the Municipal 
Strategic Statement…provide clear links to the State Planning Policy Framework.” 

The first Municipal Strategic Statement Review 2003 

Council undertook a limited review of the Municipal Strategic Statement in 2003. This review was basic in 
nature and recommended that Council update the population statistics and amended references within the 
Municipal Strategic Statement. 

These changes were not implemented until Amendment C85 (2009), which also implemented the 2008 
Municipal Strategic Statement review (see below).  

2008 Review and Amendment C85 

In 2008, Council undertook a substantial review of its Planning Scheme, which represented the first major 
Local Planning Policy Framework amendment since the new format scheme was introduced in 2000.  

An Independent Planning Panel considered Amendment C85 and noted:  

“While we believe this is well timed (and perhaps overdue) we believe the audit of the existing material has not 
gone far enough in removing unnecessary information from the Local Planning Policy Framework. This is 
particularly relevant given the raft of new strategic work underway that will need to be housed in the Planning 
Scheme in the short term. 

The first step in any review should be to audit the relevance of the material in the Planning Scheme. As a 
general comment we consider there is a lot of material that could be removed from the Municipal Strategic 
Statement without affecting (and most likely improving) its understanding. 
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…Information that does not assist in decision making to improve the readability of the Planning Scheme be 
removed from the Municipal Strategic Statement”. 

The Panel recommendations were acted on. A redrafted Local Planning Policy Framework was adopted by 
Council and implemented through Amendment C85, which was gazetted on 27 August 2009.  

2011 Municipal Strategic Statement Review and Amendment C133 

Given the significant changes that occurred as part of implementing Amendment C85 in 2009, the purpose 
of the 2011 review was: 

• To assess whether the changes made through Amendment C85 (above) were working effectively; 

• Whether they could be improved; or  

• Whether they were causing confusion for Planning Scheme users; and 

• Ensuring the Local Planning Policy Framework was consistent with State Planning Policy, providing 
clarity and addressing planning issues. 

Based on the key issues identified in the Bass Coast Municipal Strategic Statement Review Findings Report 
(2011), there were a number of key recommendations for a range of changes to the Bass Coast Municipal 
Strategic Statement as well as identifying further strategic planning work and identifying actions that could 
be undertaken outside the planning system to address key issues identified for consideration. 

Amendment C133 was prepared to implement the 2011 Review, but was later abandoned because many of 
the submissions requested that Council include extra information into the scheme without having 
undertaken the strategic work. It was considered that a formal Panel process to resolve these issues would 
not constitute an appropriate use of Council resources. Further, Council was about to commence a new 
Planning Scheme Review (2014 review) as required by Section 12B of the Planning and Environment Act, 1987 
so the findings of the 2011 Review were incorporated into the 2014 Review. 

2014 Planning Scheme Review and Amendment C134 

This Planning Scheme review was a significant review of the entire Planning Scheme. It also investigated the 
recommendations of previous reviews described above, including outstanding recommendations for further 
strategic work.  

The review was adopted by Council in June 2014 and identified a Strategic Planning Work Program, which 
has been reviewed as follows: 

Action Status 

Prepare the Cowes 
Activity Centre Plan 
(CACP) 
 

Completed. 
Some components have been implemented into the Planning Scheme through Amendment 
C143, in August 2016. 
A second Planning Scheme amendment is underway to implement further planning controls. 
On-ground works developed through the CACP have also commenced. The Jetty Triangle 
upgrade works are underway and Detailed Design is being undertaken for a future Transit 
Centre, for which a planning permit has been received.. 

Review the San 
Remo, Newhaven and 
Cape Woolamai 

Completed and adopted in July 2015.  
A new Structure Plan is required. 
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Structure Plan 
(including strategic 
framework for the 
Phillip Island Airport). 

Implementation of the 
Rural Land Use 
Strategy. 
 

Completed through Amendment C140 in February 2017.  

Continuation of 
Amendment C82 – 
Land Subject to 
Inundation Overlay. 

Completed through Amendment C82 in June 2016. 

Implementation of the 
Bass Coast Open 
Space Strategy to 
justify a level of open 
space contribution in 
the Schedule to 
Clause 52.01. 

Completed through Amendment C147 in December 2017. 

Consider new 
amendment requests 
including Newhaven 
West and Grantville. 
 

Newhaven West 
This relates to land west of Newhaven which is included in the settlement boundary. A 
current Planning Scheme amendment application seeks to rezone the land to General 
Residential Zone, however Council officers are working with the proponent to resolve a 
number of outstanding matters. These matters must be resolved before Council will 
formally begin a process to rezone the land. 
Grantville 
Completed. The Development Plan Overlay Schedule 5 was amended to remove a 
restrictive provision and allow for standard density residential development of General 
Residential Zone land in Grantville through C142 in May 2016. 

Undertake a strategy 
to understand the 
long term direction of 
the Wonthaggi 
Activity Centre. 

Currently underway. 

Review Wonthaggi 
Dalyston Structure 
Plan. 

Completed. 

Review 
pedestrianisation 
opportunities in 
Marine Parade, San 
Remo. 

Not started, because this matter should be addressed as part of a future Structure Plan for 
San Remo, rather than a standalone piece of work. 

Review Cowes, 
Silverleaves, Ventnor 
and Wimbledon 
Heights Structure 
Plan. 

Not started. 
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Implementation of the 
Cowes Activity 
Centre Plan. 

Currently underway. 

Review the Hilltops, 
Ridgelines and 
Landscape Policy to 
ensure areas of 
significance are 
protected through 
the appropriate 
planning controls.  

Not started. 

Work with DELWP 
to review state 
owned PUZ land. 

Not started. 

Planning Policy 
Framework 
Amendment 
 

Not started because the proposed changes to the structure of Planning Schemes have not 
been implemented by the State Government. 
However, a new and substantial review branded “Smart Planning” is currently being 
undertaken by the State Government, which has revisited the proposal to restructure the 
content of Planning Schemes, combining state and local policy by theme. 

Rewrite zone 
schedules in 
accordance with this 
review report to 
ensure that they are 
achieving their 
intended purpose.  

Completed as part of the implementation of the Rural Land Use Strategy 2014 
(Amendment C140), Schedules to rural zones have been rewritten. 

Rewrite schedules to 
the Specific Provisions 
in accordance with 
this review report to 
ensure that they are 
achieving their 
intended purpose.  

Completed. Securing a statutory public open space contribution of 5% has been a priority 
for Council and this was implemented through Amendment C147 in December 2017. 

Prepare an 
amendment to 
implement zones and 
overlays (with 
schedules) arising 
from this report. 

Not started because the proposed changes to the structure of Planning Schemes have not 
been implemented by the State Government. 
However, a new and substantial review branded “Smart Planning” is currently being 
undertaken by the State Government, which has revisited the proposal to restructure the 
content of Planning Schemes, combining state and local policy by theme. 

 
Key Findings 

• Much of the strategic work identified in the previous Bass Coast Planning Scheme Review 2014 has 
been completed and implemented into the Planning Scheme. 

• Some of the further strategic work identified in the previous Bass Coast Planning Scheme Review 2014 
has not been required because anticipated State government initiatives have not been implemented. 
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Further strategic work  

• Review the Hilltops, Ridgelines and Landscape Policy (Clause 22.02) to ensure areas of significance are 
protected through appropriate planning controls.  

• Work with the Department of Environment, Land, Water and Planning (DELWP) to review state 
owned Public Use Zone (PUZ) land. 
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KEY ISSUES  
Key issues have been developed from the targeted consultation undertaken as part of this Review. 

They have been categorised into themes as follows: 

1. Environment, including Environmental Management, Sustainability and Climate Change. 

2. Livability, including managing growth and infrastructure. 

3. Economic Development. 

4. Neighbourhood Character, Infrastructure and Built Environment. 

5. Health and Wellbeing. 

 
Environment, including Environmental Management, 
Sustainability and Climate Change 
Key issues that were raised in relation to this theme included: 

• Conflicts between vegetation retention and State provisions which allow vegetation removal for 
bushfire protection. A common view was that State provisions were too far skewed towards 
providing exemptions, particularly in low risk, urban areas. 

• Biodiversity and biodiversity links. 

• Climate Change, in particular future planning for settlements that may be affected by increased 
pressures of flooding or other threats. 

• Renewable energy. 

• Environmentally Sustainable Design (ESD) and higher standards for sustainable housing and 
development. 

Many of these issues will require investigation regarding the ongoing design and management in areas where 
threats and development converge. It was identified that Council should commence an advocacy role to 
approach the state government with respect to existing bushfire controls. 

Participants suggested the following actions which could be undertaken as further strategic work: 

• Advocate for changes to State provisions which would allow a more balanced approach to vegetation 
protection, particularly in low risk, urban areas.  

• As this is an advocacy matter, this action has not been included as further strategic work 
(below). 

• Review the effectiveness of the Planning Scheme to encourage land use and development that protects 
native vegetation and develop a local planning policy (at Clause 22) that reinforces the protection of native 
vegetation. 

• This review has identified that a detailed review of the mapping and Schedules to the 
Environmental Significance Overlay and the Vegetation Protection Overlay is required and 
identified as further strategic work under the relevant section. There this matter has not 
been identified as further strategic work below.A detailed review of the Schedules to the 
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Environmental Significance Overlay (ESO) and Vegetation Protection Overlay (VPO) across the 
municipality. 

• Implement the Biodiversity Biolinks Plan 2018 into the Planning Scheme. 
 

Livability, including managing growth and infrastructure 
Key issues that were raised in relation to this theme included: 

• Impact of climate change on settlements 

• Age and quality of infrastructure. 

• Transportation. 

The infrastructure needs of the municipality, including timing, responsibility and funding sources were also 
raised during the consultation. It was suggested that a key priority was the implementation of the 
Infrastructure Design Manual into the Planning Scheme to ensure certainly for decision makers and the 
development industry. The age and quality of infrastructure was raised as a threat and weakness that should 
be considered in planning decision making. 

Transportation was identified as a matter that needs to be addressed more effectively in the Planning 
Scheme. Transportation was recognised as an important aspect that contributes to the economic, social 
and environmental sustainability of the municipality. This was seen as an issue of increasing importance with 
the demographic trends seeing significant number of aged community members. Different modes of 
transport and alternatives to the car need to be encouraged to increase the equity of access to all members 
of the community. As well, this promotes better health and well-being outcomes. These alternatives include 
public transport, walking and cycling in particular. 

To effectively encourage people to use these modes of transportation, the required infrastructure is 
needed as well as public transport with sufficient connectivity to meet people’s movement requirements 
and integration of these with land uses.  

It was suggested that there should be a policy in the Planning Scheme relating to sustainable modes of 
transportation. It was identified that VicRoads and the new Integrated Transport team would like to engage 
early in structure planning or precinct structure planning to try to ensure that there is a seamless 
integration planning and the Planning Scheme. 

Participants suggested the following actions which could be undertaken as further strategic work: 

• Implementation of the Infrastructure Design Manual (IDM) into the Planning Scheme. 

• Development of a local planning policy (at Clause 22) encouraging different modes of transport and 
alternatives to the car. 

 

Economic Development 
Key issues that were raised in relation to this theme included: 

• Economic drivers of Bass Coast’s economy. 

• Activation of streetscapes to make town centres more interesting. 

• Complexities of the planning system and conflict associated with Airbnb. 
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• The impact of increasing Airbnb activity. 

• Car parking. 

Respondents identified the need for the drivers of Bass Coast’s economy to be clearly reinforced and 
supported in the Municipal Strategic Statement. These drivers include tourism, retail, industry, agriculture 
and housing. 

There was significant support for implementation of the recent Phillip Island and San Remo Visitor Economy 
Strategy 2035 – Growing Tourism, 2017 to be implemented into the Planning Scheme to reflect its policies, 
strategies and objectives in relation to land use and development. There was also support for the 
implementation of the Cowes Activity Centre Plan 2014 and the (under development) Wonthaggi Activity 
Centre Plan to assist with activation of streetscapes and to make town centres interesting and dynamic. 

Conflicts between the Planning Scheme and Airbnb activities were raised as an issue, with concern that 
Airbnb operators don’t require a planning permit when other types of tourism developments do. 
Currently, the local land use planning frameworks are not equipped to regulate the new forms of visitor 
accommodations enabled by the Airbnb platform or the potential conflicts arising from increasing numbers 
of tourists staying in unregistered tourism venues.  

Access to car parking was also raised as a threat and a weakness of Planning Scheme with respondents 
discussing that this was causing tension in retail spaces and town centres was resulting in traffic congestion 
affecting users of the towns. Similarly, there was discussion that currently in some townships the zoning is 
inappropriate for the land use. It is understood that Council are currently undertaking township strategies 
that provide guidance on these matters.  

Participants suggested the following actions which could be undertaken as further strategic work: 

• Update the Municipal Strategic Statement to identify tourism, retail, industry, agriculture and housing as the 
key drivers of the Bass Coast economy. 

• Address car parking issues as part of future town centre strategies. 

 

Neighborhood Character and Built Environment 
Key issues that were raised in relation to this theme included: 

• Walkability. 

• Amenity. 

• Safety and passive surveillance. 

• Active street frontages. 

• Neighbourhood character. 

Attributes of a pleasant and walkable built environment were discussed and were primarily focused around 
urban design issues. It was indicated that built environments need to be walkable, have a high level of 
amenity, passive surveillance for improved safety and active street frontages.  

Identity and neighbourhood character were discussed as being important, with the need for better design 
outcomes and respect of existing attributes of areas, including heritage controls. 
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Strengths of the existing scheme were that there are already strategies and policies that seek to protect the 
scenic amenity of the coastline and that there are existing framework plans that give clear guidance for 
decision making.  

It was noted that there are some townships, specifically Wattlebank and Glen Forbes, currently have no or 
little strategic guidance. 

Lack of incentives or requirements for good urban design was raised as a weakness of the Planning Scheme. 
It was indicated that the current provisions are too vague and discretionary and that it has been difficult to 
enforce good design outcomes.  

Participants suggested the following actions which could be undertaken as further strategic work: 

• Define the character of townships in the Planning Scheme and develop a design framework that protects 
and encourages the preferred character and built form.  

• Identify and protect significant heritage places. 

• This Review has identified that there is significant work required to further investigate and 
protect significant heritage places across the municipality. This been identified as a high 
priority action and as such has not been included as further strategic work below. 

• Identify key landscapes that need to be protected. 

• Develop a vision and policy directions for small rural settlements. 

 

Health and Wellbeing 
Key issues that were raised in relation to this theme included: 

• Health and wellbeing objectives.  

• Housing affordability and diversity. 

• Public housing and accessibility. 

• Accommodation to cater for an ageing population. 

• Amenity 

Consultation identified that the Bass Coast Planning Scheme currently has a strong healthy by design focus 
in the scheme and also pathways plans are articulated within the scheme. There was also support for the 
implementation of the Cowes Activity Centre Plan 2014 and the Wonthaggi Activity Centre Plan (currently 
being developed) to assist with activation of streetscapes and to make town centres interesting and 
dynamic. 

There were a range of social issues facing the municipality that were identified during the consultation. 
These include housing affordability, aged accommodation, housing diversity, public housing and accessibility.  

A number of agencies that identified that they are currently undertaking work to identify Environment 
Significance Overlays (ESO’s) to identify risk and possible amenity impacts posed by wastewater treatment 
plants as well as waste sites (including tips). These agencies have suggested that within the next four years 
they intend to approach Council with Planning Scheme amendments to implement these controls. The 
Environment Protection Authority (EPA) also indicated that they are willing to assist Council in being more 
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active in strategic planning as well as assessments and understanding risk as well as possible health and 
wellbeing outcomes of various developments. 

Participants suggested the following actions which could be undertaken as further strategic work: 

• Identify key or emerging social issues in the Municipal Strategic Statement (MSS). 
• Introduce clearer recreation strategies (including aquatics) and good design for open space. 

o The Active Bass Coast Strategy is currently being developed and its findings and 
recommendations should be considered before further strategic work is recommended. 
 

Key Findings 
Matters that can be addressed by a Planning Scheme Rewrite 

• Implementation of relevant sections of the Biodiversity Biolinks Plan 2018 into the Planning Scheme 
through a Planning Scheme Amendment. 

• Implementation of the Infrastructure Design Manual (IDM) into the Planning Scheme. 

• Update the Municipal Strategic Statement to identify tourism, retail, industry, agriculture and 
housing as the key drivers of the Bass Coast economy. 

• Identify key or emerging social issues in the Municipal Strategic Statement (MSS). 

Further strategic work  

• Development of a local planning policy (at Clause 22) encouraging different modes of transport and 
alternatives to the car. 

• Define the character of townships in the Planning Scheme and develop a design framework that 
protects and encourages the preferred character and built form.  

•  Identify key landscapes that need to be protected. 

• Develop a vision and policy directions for small rural settlements. 
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STATE STRATEGIC CONTEXT 
Key documents 
Plan Melbourne is the metropolitan strategy for Melbourne, which includes some policy direction for 
regional Victoria, whilst the Gippsland Regional Growth Plan furthers the broader policy objectives. 

Plan Melbourne 2017  

Plan Melbourne 2017 (Plan Melbourne) sets out the State’s strategic vision for population and employment 
growth in Metropolitan Melbourne and the state of Victoria through to 2050.  Plan Melbourne was initially 
prepared in 2013 with the recommendations incorporated into the Planning Scheme in 2014.  Since that 
time it has been ‘refreshed’ with the latest version focused on seven policy outcome areas.   

Of particular relevance to Bass Coast is Outcome 7 which outlines:  

“Regional Victoria is productive, sustainable and supports jobs and economic growth”.   

To achieve this outcome the key directions and policies include: 

• Support planning for growing towns in peri-urban areas 
• Improve transport and digital connectivity for regional Victoria 
• Strengthen transport links on national networks for the movement of commodities 

Plan Melbourne also identifies Wonthaggi as a regional centre and identifies that, consistent with Regional 
Growth Plans (Gippsland Regional Growth Plan) as having potential for growth. 

The refreshed Plan Melbourne was implemented into all Planning Schemes across Victoria by the State 
Government through Amendment VC134 in March 2017. 

  
Figure 1: Extract from Plan Melbourne showing Wonthaggi as a regional centre 

Gippsland Regional Growth Plan 2014 
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The Gippsland Regional Growth Plan 2014 (GRGP) is the regional planning response to the policy directions 
of Plan Melbourne, focusing on four key planning principles, as follows: 

• Strengthen economic resilience by growing a more diverse economy; 
• Promote a healthy environment by valuing environmental and heritage assets; 
• Develop sustainable communities through a settlement framework of major urban centres; 
• Delivery of timely and accessible infrastructure to meet regional needs. 

The GRGP identifies Wonthaggi as a regional centre, providing policy direction to “promote growth,” 
further described as: 

“Proactively encourage and facilitate opportunities for major scale development in areas identified for significant 
growth.”   

It encourages preparation of land use strategies and structure plans to accommodate growth over the next 
20-30 years.  It also identifies an objective to strengthen sub regional networks between towns through 
integrated planning and service delivery. Wonthaggi, Cape Paterson and Inverloch are identified as a sub-
regional network. 

 
Figure 2: Map showing Wonthaggi as a regional centre and Wonthaggi, Cape Paterson and Inverloch as a sub-
regional network (adapted from GRGP) 
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State Government Initiatives  

Since the preparation of the last Planning Scheme review in 2014, there has been considerable changes to 
policy at the state level, including: 

• Smart Planning program  
• Land Use Terms Advisory Committee 
• Bushfire protection provisions, as well as inclusion of new areas mapped to be contained within the 

Bushfire Management Overlay (BMO) – GC13 
• Introduction of a revised Native Vegetation Framework – VC138 
• VicSmart Requirements 
• Revision of the Ministerial Direction on the Form and Content of Planning Schemes. 

These initiatives and the implications for the Planning Scheme are discussed below.  

Smart Planning 

The Smart Planning Rules and Policy Program seeks to reform Victoria’s planning system and change the 
Victorian Planning Provisions (VPP’s) to make Planning Schemes more efficient, accessible and transparent.  

The Government has initiated the Smart Planning program to reform and modernise the Victorian planning 
system, and to increase the effectiveness and efficiency of the operation of Planning Schemes.   

Amendment VC142 has made a number of changes to planning controls across all Planning Schemes in 
Victoria, improving the overall clarity and consistency of controls. It also removed low impact and low risk 
matters from the planning system, which is anticipated to reduce delays and allow Council resources to be 
redirected to more significant applications. 

In a discussion paper released in late 2017, the Smart Planning Rules and Policy Program discussed a 
proposal to transform the structure of the Planning Scheme into a Planning Policy Framework (PPF); the 
structure will include state, regional and local policy within an integrated structure.  

Should these changes be approved, it is anticipated that Councils would be required to rewrite their 
Planning Schemes to comply with the format of new system.  

Land Use Terms Advisory Committee 

In October 2017, Reforming the Victoria Planning Provisions: A discussion paper was released which sought 
comment on a range of proposals to improve the system. In order to respond to the submissions regarding 
changes to definitions and land use terms received an Advisory Committee was established. Recently a 
Discussion Paper of the Land Use Terms Advisory Committee has been released for targeted consultation 
during March and April 2018. Although this process has not yet been completed and finalised it is 
anticipated that once this has occurred the Bass Coast LPPF will need to be reviewed having regard to the 
new terms that are introduced to ensure that its policies are robust and up-to-date.  

Bushfire Protection Provisions and the Bushfire Management Overlay (BMO) – GC13, VC140 

In accordance with the recommendations of the 2009 Victorian Bushfires Royal Commission, mapping of the 
Bushfire Management Overlay (BMO) was updated via Amendment GC13 in October 2017. This update 
was to ensure that bushfire hazards are accurately mapped using a consistent set of criterion and risk is 
adequately captured in the planning system.  
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Amendment GC13 introduced updated BMO mapping to 64 Planning Schemes in Victoria (including Bass 
Coast Shire Council). It also introduced two new BMO Schedules (and associated mapping) to 47 Planning 
Schemes in Victoria (including Bass Coast Shire Council), deleted redundant information and deleted the 
BMO in areas no longer considered to be at risk.  

Of the 38,021 total properties for Bass Coast, approximately 4,354 were affected by the changes. 

Changes to the provisions at 52.47 Planning for Bushfire now allow for a streamlined planning permit 
application process. Pre-set bushfire protection measures now included in the provisions eliminate the need 
for referral to the Country Fire Authority for single dwellings on land affected by BMO Schedules, provided 
requirements are met. These include predetermined Bushfire Attack Level (B.A.L) ratings for buildings, 
defendable space, water supply and access.  

Amendment VC140 mades changes to bushfire provisions, together with consequential changes to other 
provisions. The Amendment inserts an updated State Planning Policy Framework at Clause 10 (Operation 
of the State Planning Policy Framework) and inserts an updated State Planning Policy Framework at Clause 
13 (Environmental Risks). In summary, the changes require Planning and Responsible Authorities to:  

• Prioritise the protection of human life and the management of bushfire impact.  
• Avoid any increase in the risk of bushfire to people, property and community infrastructure.  
• Direct population growth and development to low risk locations and also to ensure safe access to areas 

where human life can be better protected.  
• At a settlement level, achieve no net increase in bushfire risk, and where possible reduce bushfire risk overall.  
• Ensure new development can implement bushfire protection measures without unacceptable biodiversity 

impacts.  
• Ensure that development has addressed relevant policies, satisfied performance measures or implemented 

bushfire protection measures.  
• Consider bushfire risk in bushfire prone areas when assessing a planning permit application for specified 

uses and development such as accommodation, childcare and hospitals, etc.  

Of particular importance to settlement planning across Bass Coast, the following new provision was 
introduced: 

Settlement planning 

Plan to strengthen the resilience of settlements and communities and prioritise protection of human life by: 

Not approving any strategic planning document, local planning policy, or Planning Scheme amendment that 
will result in the introduction or intensification of development in an area that has, or will on completion 
have, more than a BAL-12.5 rating under AS 3959-2009. 

This change will need to be considered as part of a number of current Planning Scheme amendment 
applications, as well as for land included in settlement boundaries which could have a higher BAL rating. 

Introduction of a revised Native Vegetation Framework – VC138 

The Native Vegetation Provisions seek to ensure that there is no net loss to biodiversity as a result of the 
removal, destruction or lopping of native vegetation. Amendment VC138 seeks to implement the outcomes 
of the Victorian Government’s 2015 review into the operation of native vegetation clearing provisions in 
the Victorian Planning Provisions which found the need to: 

• Streamline the processes and procedures for the preparation and assessment of an application to 
remove, destroy or lop native vegetation;  
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• Strengthen the provisions by enabling a broader range of native ecological values and for site specific 
assessment information to be considered in planning and decision making; 

• Better account for the environmental value of large scattered trees, endangered vegetation types 
and sensitive wetlands and coastal areas in decision making;  

• Make the system fairer, by allowing some site based information to supplement mapped information, 
and ensuring the information used in the regulations better reflects the vegetation on the ground; 
and 

• Improve monitoring and reporting on the implementation of the regulations. 

VicSmart 

The VicSmart planning provisions were introduced into the Victoria Planning Provisions and all Planning 
Schemes on 19 September 2014 by Amendment VC114, and were then extended in March 2017 by 
Amendment VC135, and again in July 2017 by Amendment VC137. Amendment VC142 made further minor 
modifications in January 2018. Changes to the Planning and Environment Regulations to implement 
VicSmart were also made on 19 September 2014. The Planning and Environment Regulations were 
amended to: 

• prescribe a time of 10 business days after which an application for review of a failure to grant a permit for a 
VicSmart application may be made 

• prescribe a time of five business days within which the responsible authority may require further information 
and stop the statutory clock 

• insert a definition of a VicSmart application 
• require the responsible authority to specify in the planning register whether an application is a VicSmart 

application. 

New requirements under the Ministerial Direction - The Form and Content of Planning Schemes  

New requirements for Planning Schemes were introduced as an updated Ministerial Direction – The Form 
and Content of Planning Schemes in April 2017. The exact formatting, headings and content that the Planning 
Scheme must adhere to is stipulated, to ensure consistency across the State. 

As an example of the changes introduced, a Schedule to the Environmental Significance Overlay (ESO) must 
now be written so that it deals with a maximum of one environmental objective (Figure 1). There are four 
Schedules to the ESO in the Bass Coast Planning Scheme, which include up to 6 environmental objectives 
(respectively). By limiting each Schedule to one objective, the permit requirements and decision guidelines 
can be drafted to directly deal with the environmental objective. 

These changes are anticipated to remove ambiguity and ensure that local Schedules to Zones, Overlays and 
other provisions are effectively dealing with their stated objectives. Since the introduction of these new 
requirements, any new content being drafted as part of Council led Planning Scheme Amendments has been 
drafted to comply with the new directions, however a rewrite of all most of the provisions, such as 
Schedules to zones, overlays and other provisions, is required. 
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Figure 3: Schedule 3 to the Environmental Significance Overlay – Significant flora and fauna 
habitats 

State led Planning Scheme Amendments 

State led Planning Scheme Amendments which have been relevant to Bass Coast and completed since the 
Bass Coast Planning Scheme Review 2014 (previous review) have been summarised at Appendix 6. 

Key findings are included below. 

 

Key Findings 
• There have been significant changes to bushfire matters, with improvements to the planning process 

and statewide consistency in BMO mapping. 
• There have been a number of state initiatives and Planning Scheme amendments which have 

provided administrative improvements and clearer policy directions. 
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• There have been a number of state led Planning Scheme amendments that have reformed the 
provisions for development of wind farms, in particular VC124, which reduced the allowable 
distance of a turbine to a dwelling from 2km to 1km.   

Matters to be addressed by a Planning Scheme rewrite 

• Update local content of the Planning Scheme to comply with the Ministerial Direction-  The form and 
content of Planning Schemes. 
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LOCAL STRATEGIC CONTEXT 
 
Key documents 
Bass Coast Vision - Guiding Bass Coast Towards 2030 

Bass Coast Towards 2030 establishes a long term vision and puts forward a recommended action plan to 
achieve this vision.  Bass Coast Towards 2030 was developed by the community, for the community so as to 
ensure  

“that in 2030, Bass Coast is a showcase. It is recognised as: 

• A celebration of natural assets; 
• A window on the history of Victoria; 
• A village in a technology world; and 
• A food bowl for Victoria.” 

Bass Coast Council Plan 

Shaping a Better Bass Coast - Council Plan and Municipal Health and Wellbeing Plan 2017- 2021 (the Council 
Plan) was adopted in June 2017.  

The themes of the Council Plan are as follows:  

• Advocacy – Representing the community 
• Economic Development - Expanding, attracting and retaining business and investment 
• Environment - Maintain and protect the natural environment  
• Governance - We are responsive, open, transparent and financially sustainable  
• Health and Wellbeing - We are a healthy and active community 
• Liveability - Enjoying the place we live  
• Our Character – celebrating the uniqueness of our townships 

The Council Plan was developed using the International Association Public Participation (IAP2) best practice 
guide for community participation. Community engagement activities included pop-ups at local events, 
community engagement workshop sessions, distribution of posters, adverts in local newspapers, emails, 
online and printed surveys, radio shows, Council’s website and extensive social media.  

This resulted in the following Engagement Participation Numbers: 

• Over 2,600 website page views 
• Over 52,400 people reached on Facebook (including 4,200 during the Live Q and A session) 
• Over 10,800 people reached on Twitter  
• Over 850 people reached on Instagram 
• Over 3,000 emails sent 
• Over 850 surveys completed 
• Over 820 people engaged with directly through the workshops, pop-ups and Councillor catch-ups 

Section 12A of the Planning and Environment Act, 1987 requires that: 
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“(4)     A municipal strategic statement must be consistent with the current Council Plan for the municipal 
council approved under section 125 of the Local Government Act 1989.” 

Strategic outcomes and Actions of the Council Plan which are relevant to land use planning are identified 
below. The table also provides a discussion of how they have been considered as part of this review: 

Table 3: Council Plan matters relevant to the Review 

Theme Strategic outcome /Action of the 
Council Plan 

Status 

Economic 
Development 

Strategic outcome:  
Wonthaggi will be seen as the regional 
centre for Bass Coast. 

Currently being implemented through a number of 
projects including: 

• Implementation of the Wonthaggi North East 
Precinct Structure Plan 

• Update of the Wonthaggi Structure Plan and the 
Dalyston Structure Plan 

• Wonthaggi Activity Centre Plan 

Our Character Strategic indicator: 
Develop a strategic vision/plan for 
Wonthaggi as regional centre. 
Measures: 
• Implement actions identified in 

Wonthaggi Dalyston Structure Plan 
review 

• Strategic vision developed and 
adopted 

See above. 

Our Character Strategic indicator: 
Wonthaggi North East Precinct Structure 
Plan  
Measure: 
• Implement into Planning Scheme by 

June 2018 

Currently underway. 

Our Character Strategic indicator: 
Incorporate the Phillip Island and San 
Remo Visitor Economy Strategy 2035 – 
Growing Tourism 2017 in the Planning 
Scheme as a reference document. 
Measure: 
Planning Scheme updated by June 
2018 

Currently underway through a Planning Scheme 
amendment to implement the Cowes Activity Centre 
Plan, and to introduce the Phillip Island and San Remo 
Visitor Economy Strategy 2035 as a reference document.  

 

Audit of Council adopted documents 

As part of this review, thirty-nine Council adopted documents have been reviewed to determine: 

• Whether they should be included as a Reference Document; 
• Whether they include information that should be included in the Planning Scheme; 
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• Whether this could be addressed through a planning rewrite; or 
• Whether they identify the need for further strategic work. 

Also as part of this review, Clause 21.10 Reference Documents was also reviewed, with many of the listed 
documents identified as no longer relevant. The findings are included in the Key Findings below.  

The full list of documents reviewed is included at Appendix 1: Key Bass Coast documents. 

Bass Coast Planning Scheme Amendments  

Since adoption of the previous Bass Coast Planning Scheme Review 2014, 14  Planning Scheme Amendments 
led by Council have been completed (Appendix 6).  

Of these, four have been proponent led applications for Planning Scheme amendments. The remainder have 
been Council initiatives to improve the Planning Scheme or implement strategic planning work. In addition 
to the completed amendments, Council has been working with proponents on a number of other 
applications which have not proceeded due to various reasons.  

 

Key Findings 
• Documents which are still underway or not adopted by Council at the time of writing have not 

been included in the matters that require further strategic work, or matters that can be addressed 
by a Planning Scheme rewrite below. These include: 

• Interim Infrastructure Development Policy 
• Open Space Management Plan 
• Municipal Recreation Plan 
• Wonthaggi Activity Centre Plan 

• Further, many of the documents identified were found to not have content that was relevant to, or 
should be included in the Planning Scheme, but should be addressed in other ways, such as 
implementation through funding and project delivery. 

Matters that can be addressed by a Planning Scheme Rewrite 

• Update the vision and strategic outcomes as identified in Shaping a Better Bass Coast Council Plan and 
Municipal Health and Wellbeing Plan 2017-2021 and update the Vision section to include the Bass 
Coast Towards 2030. 

• Rewrite the content of the Economic Development clause of the Municipal Strategic Statement 
(MSS) to include policy directions from the Bass Coast Economic Development Strategy 2016-21 and 
include the vision and goals of the Phillip Island and San Remo Visitor Economy Strategy 2035 - Growing 
Tourism at Clause 21.03-4 Tourism. 

• Rewrite the content of the Environment clause of the MSS to include policy directions of the Bass 
Coast Natural Environment Strategy 2016-26. 

• Update the Infrastructure clause of the MSS to include relevant sections of the Phillip Island 
Integrated Transport Study 2014. 

• Update the MSS as per the implementation plan of the Review of the San Remo, Newhaven and Cape 
Woolamai Structure Plan 2015. 

• Update Clause 21.10 Reference Documents to delete documents which are no longer relevant and 
include the following: 
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• Bass Coast Towards 2030 
• Bass Coast Economic Development Strategy 2016-21 
• Bass Coast Natural Environment Strategy 2016-26 
• Phillip Island and San Remo Visitor Economy Strategy 2035 - Growing Tourism 
• Phillip Island Integrated Transport Study 2014 
• Infrastructure Design Manual 2014 
• Review of the San Remo, Newhaven and Cape Woolamai Structure Plan 2015 
• And any other relevant documents which are adopted between now and preparation of the 

Planning Scheme Amendment 

Matters that require further strategic work 

• Implementation of the Wonthaggi North East Precinct Structure Plan 2017. 
• Preparation of an Aboriginal Cultural Heritage Study for the Shire to collect and manage 

information about the heritage, traditions and stories of the Boon Wurrung people. 
• Prepare a Development Plan Overlay (DPO) for the Isle of Wight and Warley Hospital sites. 
• Investigate the merits of applying the Rural Conservation Zone to the land that was proposed by 

Amendment C140 in The Gurdies for rezoning to the Rural Activity Zone. 
• Prepare a Rural Housing and Settlement Strategy to update planning policy and land use zoning 

responses regarding; development within historic villages; appropriate locations for rural living 
development; and small rural lot development. 

• Review the Rural Conservation Zone at Glen Alvie and surrounding areas to determine if the 
minimum subdivision area should be increased to 80 hectares (from 40 hectares), consistent with 
the surrounding Farming Zone minimum subdivision size. Also consider the merits of applying local 
policies (Clause 22.04 Rural Subdivision Policy, Clause 22.05 Rural Dwellings Policy and Clause 22.06 
Non Agricultural Uses in the Farming Zone Policy) to the land. 
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PLANNING PERMIT AUDIT 

An independent audit of 40 randomly selected planning permit applications (10 per year, over the last four 
years) has been undertaken by SD Planning.  

The Audit has been included at Appendix 2.  

 

Key Findings 
The auditors concluded that:  

“As an overall observation, we are satisfied that Council has achieved a reasonable level of statutory compliance 
in its processing of planning permits.  

Nevertheless, the assessment of planning permit applications needs to be more thorough and the management 
and oversight of various elements of the permit process needs to be more rigorous, particularly with respect to 
documenting pre-application meetings and reasons for why advertising was not considered appropriate during 
the planning permit process.” 

Further concluding that:  

“The Bass Coast Statutory Planning unit is facing similar resource issues to those being experienced at many 
councils. While the level of resources (the number of planning and other officers) is appropriate, there has been 
significant turnover during the assessment of applications, which at times can protract the duration of a 
planning application. However, it must be noted that between 2014 and 2018 there has been significant 
improvement in the documentation, document keeping and general outcomes.” 
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EFFECTIVENESS OF THE LOCAL PLANNING 
POLICY FRAMEWORK 
The Local Planning Policy Framework (LPPF) is made up of ten clauses which are intended to provide 
further, localised policy direction for these matters.  

It is clear that there is a very strong correlation between some state and local issues, such as settlement, 
environment and economic development.   

The LPPF is made up of the Municipal Strategic Statement and local policies.   

 
Figure 4: Clauses of the State and local planning policy frameworks.  

Municipal Strategic Statement 

The Municipal Strategic Statement (MSS) establishes the strategic framework for the municipality and 
should show that it supports and implements the State Planning Policy Framework (SPPF). Combined with 
the Local Planning Policy (LPP), these policies should provide the basis for the application of zones, overlays 
and particular provisions in the Planning Schemes. 

The MSS provides the broad local basis for making decisions under a Planning Scheme and should be 
continually refined as strategic directions are updated and new Council strategies, policies and plans 
relevant to planning matters are adopted and implemented. The MSS must also be taken into account when 
preparing amendments to the Planning Scheme or making decisions under a Planning Scheme. 

The clauses of the MSS have been reviewed and summarised below. 
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Municipal Profile  

The Municipal Profile (at Clause 21.01), includes general information about Bass Coast Shire Council, as 
well as Council’s vision and themes of the (now superceded) 2013-2017 Council Plan. The clause was 
recently updated through a fix up amendment (C134, completed in April 2016) which removed outdated 
information, however now that the Council Plan has become outdated the content requires updating to 
include themes of the Council Plan 2017-2021. The themes are: 

• Advocacy – Representing the community 
• Economic Development - Expanding, attracting and retaining business and investment 
• Environment - Maintain and protect the natural environment  
• Governance - We are responsive, open, transparent and financially sustainable  
• Health and Wellbeing - We are a healthy and active community 
• Liveability - Enjoying the place we live  
• Our Character – celebrating the uniqueness of our townships 

The Municipal Profile should also be updated to include the Council Vision:  

“that in 2030, Bass Coast is a showcase. It is recognised as: 

• A celebration of natural assets; 
• A window on the history of Victoria; 
• A village in a technology world; and 
• A food bowl for Victoria.” 

Settlement 

The Settlement clause of the MSS (at Clause 21.02) seeks to implement the policy directions of Clause 11 
of the SPPF, also titled Settlement. 

State policy seeks to ensure that there is a sufficient supply of land available for residential (and other) uses. 
In particular, Clause 11.02-1 Supply of urban land of the State Planning Policy Framework (SPPF) has the 
objective which states that this Clause is intended “to ensure a sufficient supply of land is available for 
residential, commercial, retail, industrial, recreational, institutional and other community uses.”  

The Strategies of this Clause seek to:  

• Ensure that sufficient land is available to meet forecast demand;  
• Plan to accommodate projected population growth over at least a 15 year period and provide clear direction 

on where this growth should occur. Residential land supply will be considered on a municipal basis, rather 
than a town by town basis; and 

• Monitor development trends and land supply and demand for housing and industry.  

Land supply and demand 

Land supply and demand is under continuous scrutiny and review through the Bass Coast Residential Land 
Supply and Demand Assessments, which have been undertaken four times by Council (2013, 2014, 2015 
and 2016). The reports provide a snapshot of residential land supply (made up of vacant lots plus 
broadhectare residential zoned land) and utilise dwelling approvals and state government growth 
forecasting (Victoria in Future) to estimate the number of years that residential land supply is expected to 
provide. 

37 
 



The 2016 Bass Coast Residential Land Supply and Demand Assessment found that based on the demand 
prediction figures there is 16.6 to 21.7 years land supply across Bass Coast Shire, averaging at 18.6 years 
(Table 1).  

Table 5: Estimated Years Supply – A Comparison of 2013 to 2016  

 
2013 Years Supply    2014 Years Supply  2015 Years Supply  2016 Years Supply  

Victoria In 
Future  12. 4  20. 4  17. 1  16. 6  

Building 
Approvals in 
Bass Coast  

19. 5  18. 2  20. 1  21. 7  

Average  15. 7  19. 7  18. 6  18. 6  

 

An overall decline has been attributed to:  

• A gradual decline in residential land supply across the municipality (Figure 5),  
• State government projections for growth have continually been adjusted upwards, that is there is 

more growth than previously anticipated (Table 6)  
• New dwelling approvals are on the rise (Figure 6). 

 

Figure 5: Total lot supply 2013-2016 

Table 6: Total lot supply (Comparison of July 2013-2016) 

 
VIF 2015  VIF 2016  Change in VIF projections  
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2016 VIF Total Dwelling 
Projections  25, 888  26, 289  401  

2031 VIF Total Dwelling 
Projections  33, 492  33, 925  433  

 

 
Figure 6: Dwellings Permits Issued 2011/12 – 2015/2016 

 

Settlement hierarchy 

The Settlement hierarchy (at Clause 21.02-1 Growth of towns) has been developed from the Coastal Spaces 
Recommendations Report 2006, which was a State government initiative to help Councils implement the 
Victorian Coastal Strategy 2002 and manage development pressure in coastal towns beyond metropolitan 
Melbourne.  

Whilst this work has been completed some 12 years ago, growth has also more recently been considered 
by Plan Melbourne 2017 and the Gippsland Regional Growth Plan 2014 (GRGP). Plan Melbourne identifies 
Wonthaggi as a regional centre, which is reiterated by the GRGP. The GRGP essentially provides policy 
direction for promoting growth in Wonthaggi and supporting growth in Cowes, San Remo, Cape Paterson 
and Inverloch. It also recognises that Wonthaggi, Cape Paterson and Inverloch are part of a sub-regional 
network. 

This information should be used to update the settlement hierarchy. 
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Figure 7: Bass Coast Settlement Hierarchy (from Clause 21.02) 

 

 

 

Economic Development 
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The Economic Development clause of the MSS (at Clause 21.02) seeks to implement the policy directions 
of Clause 11 of the SPPF, also titled Economic Development. This clause of the SPPF seeks to ensure that 
planning provides for “a strong and innovative economy, where all sectors of the economy are critical to economic 
prosperity.” Further, “planning is to contribute to the economic well-being of communities and the State as a whole 
by supporting and fostering economic growth and development by providing land, facilitating decisions, and resolving 
land use conflicts, so that each district may build on its strengths and achieve its economic potential.” 

This clause implements the State planning policy direction by providing localised policy regarding: 
commercial, industrial, tourism, agriculture, forestry and timber production and the extractive industry. 

The Phillip Island and San Remo Visitor Economy Strategy 2035 - Growing Tourism identifies the need for a 
number of future strategic planning projects, as follows:  

• Preparation of an Aboriginal Cultural Heritage Study for the Shire to collect and manage information about 
the heritage, traditions and stories of the Boon Wurrungpeople. 

• Create a Development Plan Overlay (DPO) for the Isle of Wight and Warley Hospital sites as part of Cowes 
Activity Centre Plan Amendment. 

• Rewrite the content of the Economic Development clause of the MSS to include policy directions from the 
Bass Coast Economic Development Strategy 2016-21 and include the vision and goals of the Phillip Island 
and San Remo Visitor Economy Strategy 2035 - Growing Tourism at Clause 21.03-4 Tourism. 

Environment 

The Environment clause of the MSS (at Clause 21.03) seeks to implement various policy directions of 
Clause 12 Environmental and landscape values, Clause 13 Environmental Risks and Clause 14 Natural 
Resource Management.  

The Bass Coast Natural Environment Strategy 2016-26 identifies the biggest environmental challenges for 
Council, which could be used to update the key issues. 

Landscape and Built Form 

The Landscape and Built Form clause of the MSS (at Clause 21.05) is broken up into a number of sub 
clauses and it provides strategic directions for issues of; Landscape, Design and Built Form, New Urban 
Subdivision, Landscape Architecture, Cultural Heritage and Advertising Signs. These issues remain very 
relevant and will need updating to reflect any recently adopted strategic work. There remains some overlap 
with the State Policies and other requirements of the Planning Scheme.  

Infrastructure 

The Infrastructure clause of the MSS (at Clause 21.06) is broken up into a number of sub clauses and it 
provides strategic directions for issues of; Transport, Community Facilities, Open Space and Recreation. It 
is understood that there is currently some strategic work being undertaken to do with an Interim 
Infrastructure Development Policy, Open Space Management Plan and a Municipal Recreation Plan. Once 
completed and adopted it would be timely to update this clause.  

The 2014 Review noted that it was likely there would be other issues addressed by this clause, where it 
provides local content or direction from state or standard information. These issues were noted to be, 
Highways and Arterial Roads, Drainage Strategies, Infrastructure Delivery or reference to the IDM. Public 
Transport, Bicycle Routes and Shared Path Strategy and Developer Contributions. 
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Additionally, there remains some overlap with the State Policies and other requirements of the Planning 
Scheme. It is anticipated that this will be resolved by a future amendment to the scheme or alignment with 
a new PPF.  

High growth regional centre, moderate growth settlements and low growth settlements 

The content of these clauses (Clause 21.07, 21.08 and 21.09) is generally derived from Structure Plans or 
similar documents.  

The following table provides a list of documents (usually Structure Plans) which have underpinned 
settlement planning, in particular, settlement boundaries for townships. They have also provided the policy 
objectives and strategies for various local matters.  

Table 7 lists the documents, including the year the work was undertaken, when it was included into the 
Planning Scheme as well as the Planning Scheme amendment which implemented it.  

Table 7: Settlement planning documents 

Structure Plan / Other 
document 

Year(s) 
completed/updated 

Amendment Year 
included 
into the 
Planning 
Scheme 

Cowes, Silverleaves, Ventnor and 
Wimbledon Heights Structure Plan 
Framework Plan 

2010 C88 2010 

Bass Coast Strategic Coastal Planning 
Framework –  

Bass, Corinella, Coronet Bay, 
Grantville, Harmers Haven, Jam 
Jerrup, Kilcunda, Pioneer Bay, The 
Gurdies, Tenby Point 

2011 C93 2012 

Bass Coast Strategic Coastal Planning 
Framework – Cape Paterson 

2011 C119 2011 

Inverloch Design Framework 2003, 2011 C114 2014 

San Remo, Newhaven and Cape 
Woolamai Structure Plan 

2008, reviewed in 2015 C90 2010 

Wonthaggi and Dalyston Structure 
Plan  

2008, reviewed in 
2016, currently being 
rewritten. 

C113 2010 

It is clear that much of the work requires review as generally, it is recommended that Structure Plans are 
reviewed every 5 years. A program of prioritsing Structure Plans for review and rewrite has been included 
in the key findings. 
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Reference documents 

New Reference Documents have been reviewed and discussed at Section 2 Local Policy Context. 

As part of this review, Clause 21.10 Reference Documents was also reviewed, with many of the listed 
documents identified as no longer relevant. The following documents are recommended for removal from 
Clause 21.10. 

 

Document that is no longer relevant Reason 

Areas of Aboriginal Cultural Heritage Sensitivity: 
http://www.dpc.vic.gov.au/index.php/aboriginal-affairs/heritage-
tools/areas-of-cultural heritage-sensitivity/gippsland-region-maps. 

Required by SPPF and 
other Acts (not a local 
reference document) 

Bass Coast Shire Affordable Housing Strategy (2005).  

Bass Coast Shire Bicycle Strategy (2000). Superseeded 

Bass Coast Shire Rural and Rural Residential Strategy, AGC Woodward-
Clyde (1998). 

Superseeded by Rural 
Land Use Review 

Bass Coast Shire Stormwater Management Plan, Earth Tech Engineering 
Pty Ltd, (2003). 

 

Code of Practice for Timber Production, Department of Sustainability 
and Environment (2007). 

Required by SPPF and 
other regulations (not a 
local reference 
document) 

Development Options in Bass Coast Report (2006).  

Environment Sustainability Plan (2008). Superseeded 

Health and Wellbeing in Bass Coast, Municipal Public Health Plan (2005-
2008). 

Superseeded 

Land Management Biodiversity Incentive Scheme Policy (2001).  

Municipal Public Health Plan (2005-2008). Superseeded 

Older Persons Housing Policy (2007).  

Phillip Island Winter Tourism Strategy for Bass Coast Shire, by Centre of 
Hospitality and Tourism Research, Victoria University (1995). 

Superseeded 

UNESCO Intergovernmental Panel on Climate Change Fourth 
Assessment Report: Synthesis Report (2007). 

Required by SPPF and 
other regulations (not a 
local reference 
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document) 

Port Phillip and Western Port Regional Catchment Strategy (2004-2009). Required by SPPF and 
other regulations (not a 
local reference 
document) 

 

Local Planning Policies 

The role of an LPP is different from the role of the Municipal Strategic Statement. Local strategic direction 
should be contained in the Municipal Strategic Statement and not the LPP. An LPP guides how discretion in 
a zone, overlay, or a particular provision will be exercised. A Local Planning Policy is not a control in itself 
and cannot remove the discretion under the relevant zone, overlay or particular provision. However, a 
Local Planning Policy gives a planning authority an opportunity to state how discretion should or will be 
exercised under the Planning Scheme.  

The LPP’s have been reviewed and summarised below. 

Stormwater Management Policy (Clause 22.01) 

This policy was developed to resolve stormwater drainage concerns within urban areas of the Shire. Most 
recently, Clause 22.01 was reviewed as part of C85 Planning Scheme Amendment in 2009. Although there 
was some support generated for the clause during consultation there was a divergence of views between 
statutory planning and infrastructure about the the effectiveness of this clause. 

From undertaking a review of this clause it does appear that there is a significant amount of overlap 
between the clause and other requirements of the scheme (in particular, the SPPF). It is understood that 
there is work being undertaken with respect to implementing the Infrastructure Design Manual (IDM) into 
the Planning Scheme and an interim policy being developed. In this context, it would be timely to review 
this policy and insert more up-to-date information. If there are particular areas that are identified during 
the new policy development it might be more appropriate to include an overlay that reflects the 
requirements, this might be through a Special Building Overlay or other specific overlay.  

Hilltop, Ridgeline and Prominent Coastal Landform (Clause 22.02) 

This policy seeks to prevent development which is incompatible with the landscape, which is highly visible 
and which has the potential to diminish the visual qualities of these features and the rural character of the 
Shire.  

While this policy gives some discretion for the protection of ridgelines and hilltops through encouraging 
appropriate design response, it does not trigger a permit application. This is currently undertaken through 
application of the Significant Landscape Overlay (SLO).  

Cultural Heritage (Clause 22.03)  

Formerly this policy was split into two separate policies were introduced in 2013 and revised through C134 
to consolidate two policies into one. This policy provides key strategic direction to protect and manage 
heritage assets in the Shire.  
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There is a significant amount of overlap between this clause and the SPPF, as well as and other 
requirements of the Planning Scheme. It is unclear on the effectiveness of this clause due to the low 
number of planning permits undertaken for Heritage properties per year. This clause could be strengthened 
with the inclusion of application requirements and decision guidelines. It is also noted that the policy may 
need to be updated should any further work be undertaken with respect to Heritage Places or further 
changes to Heritage Overlays as a result of any other part of this Planning Scheme review.  

Rural Subdivision Policy (Clause 22.04), Rural Dwellings Policy (Clause 22.05), Non 
Agricultural Uses in the Farming Zone Policy (Clause 22.06) and Rural Activity Zone Policy 
(Clause 22.07) 

These policies were introduced as part the ‘Rural Land Use’ amendment C140 in 2017. Although the 
policies were only introduced 12 months ago (Feb 2017), it is understood that they are well utilised and 
effective for guiding and assisting decision making.   

 

Key Findings – Effectiveness of the LPPF 
Matters that can be addressed by a Planning Scheme rewrite 

• Update Clause 21.01 Municipal Profile to include the current Council Plan themes and the Bass Coast 
Vision. 

• Update Clause 21.02 to reflect Plan Melbourne 2017 and the Gippsland Regional Growth Plan 2014.   
• Rewrite the content of the Economic Development clause of the MSS to include policy directions 

from the Bass Coast Economic Development Strategy 2016-21 and include the vision and goals of the 
Phillip Island and San Remo Visitor Economy Strategy 2035 - Growing Tourism at Clause 21.03-4 Tourism. 

• Rewrite the content of the Environment clause of the MSS to include policy directions of the Bass 
Coast Natural Environment Strategy 2016-26. 

Matters that require further strategic work 

Structure Planning should be prioritised as follows: 

Short term: Cowes and Silverleaves 

San Remo, Newhaven and Cape Woolamai 

Grantville 

Medium:  Surf Beach, Smiths Beach, Sunderland Bay, Sunset Strip  

Ventnor and Wimbledon Heights 

  Rural settlements (focusing on small lots) 

Bass 

Inverloch 

Cape Paterson 

Long term:  Rhyll, Harmers Haven, Jam Jerrup, Kilcunda, Pioneer Bay, The Gurdies, Wattle Bank. 
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Effectiveness of the Zones 
There are 18 zones applied to land throughout Bass Coast. Unlike overlays, zones cannot overlap with each 
other and therefore there can only be one zone for each parcel of land. The purpose of planning zones is 
to control land use and development in accordance with the purpose of each zone. 

Under each zone, the uses within that zone will be set out as a Section 1, 2 or 3 land use.  

• Section 1 land uses do not require a planning permit.  
• Section 2 land uses require a planning permit.  
• Section 3 land uses are prohibited. 

Many zones also stipulate minimum lot sizes for subdivision, advertising requirements and decision 
guidelines.   

Zones form part of the Victorian Planning Provisions, so they each have a standardised Cover Sheet which 
provides consistent provisions across the state. Schedules to Overlays provide Council with a valuable 
opportunity to include localised content, however it must not contradict the state provisions and must 
further the intent of the overlay. 

The 18 Zones applied in Bass Coast are grouped as follows: 

Residential zones 

• Low Density Residential Zone (1 Schedule) 
• Mixed Use Zone  
• Township Zone  
• General Residential Zone  

Industrial zones 

• Industrial 1 Zone 
• Industrial 3 Zone 

Commercial zones 

• Commercial 1 Zone 
• Commercial 2 Zone 

Rural zones 

• Rural Living Zone 
• Rural Conservation Zone 
• Farming Zone 
• Rural Activity Zone 

Public land zones 

• Public Use Zone 
• Public Park and Recreation Zone 
• Public Conservation and Resource Zone 
• Road Zone 

Special purpose zones 

• Special Use Zone 

47 
 



• Comprehensive Development Zone 

In December 2017, the Minister for Planning released new requirements as part of the Ministerial Direction 
on the Form and Content of Planning Schemes, providing specific direction about what can be included in 
Schedules to zones. These zones have been audited below to determine whether Schedules are consistent 
with the Cover Sheet and whether the content complies with the Ministerial Direction on the Form and 
Content of Planning Schemes. 

Residential zones 

The General Residential Zone (GRZ), Low Density Residential Zone (LDRZ), Township Zone (TZ) and to 
a small extent, the Mixed Use Zone (MUZ) are applied to residential areas across Bass Coast. The General 
Residential Zone is utilised for residential areas across almost all towns, with the exception of the 
Township Zone (TZ), which is applied to small towns such as Dalyston, Kilcunda, Bass, Adams Estate and 
The Gurdies.  Application of the Mixed Use Zone (MUZ) is limited across Bass Coast, mainly applied 
between commercial and residential areas in larger towns. The Low Density Zone is also limited across 
Bass Coast, generally applied to periphery of towns. 

Currently, the Residential Growth Zone is not utilised to identify sites for medium density housing. The 
Residential Growth Zone can be applied to “land identified as suitable for increased residential 
development, such as urban renewal sites, and locations offering good access to services and transport” 
(Reformed residential Zones – Residential Growth Zone Fact Sheet, DELWP 2017). These areas include 
town centres. Consideration of appropriate locations for encouraging increased residential densities 
through the Residential Growth Zone should be considered as part of Structure Planning for individual 
towns. 

Industrial zones 

The Industrial 1 Zone and the Industrial 3 Zone are applied to industrial areas across the municipality, with 
the latter being used in more sensitive areas. 

The Wonthaggi Commercial and Industrial Land Assessment Report 2017 (prepared by Urban Enterprise) 
identified that Bass Coast Shire will accommodate a total employment figure of almost 8,000 jobs 
(additional 1,650 jobs) by 2036, of which 305 additional jobs will be located in Wonthaggi. Further, the 
report estimated that there was demand for between 15 and 17 hectares of industrial land in Wonthaggi 
over the next 20 years. Given that there is 5 hectares of industrial supply currently, and additional 10-12 
hectares is recommended to be rezoned and provided as supply to the area. 

Further work is required to determine the needs of the municipality. 

Commercial zones 

The Commercial 1 Zone is typically applied to town centres across the municipality to provide for mixed 
use commercial centres for retail, office, business, entertainment and community uses, as well as residential 
uses at densities complementary to the role and scale of the commercial centre. The Commercial 2 Zone is 
applied to peripheral areas, which is generally a good location for the land uses encouraged, which is for 
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offices, appropriate manufacturing and industries, bulky goods retailing, other retail uses, and associated 
business and commercial services.  

The Wonthaggi Commercial and Industrial Land Assessment Report 2017 (prepared by Urban Enterprise) 
found that with an additional 18,000 population expected in the catchment by 2036, Wonthaggi will be able 
to support a demand for an additional 26,000-33,000sqm of retail floorspace. Further work is required to 
determine the needs of the municipality. 

Rural zones 

The Farming Zone, Rural Conservation, Rural Living and Rural Activity Zone are applied to areas outside of 
settlements in Bass Coast. Like the industrial and commercial zones, the rural zones suite was reformed in 
2013 by the State Government, which essentially provided greater opportunities for various land uses and 
development which complements the agricultural uses for these areas.   

Significant work has been undertaken by Council to address rural planning issues in Bass Coast through the 
Rural Land Use Strategy 2014 and its implementation through Amendment C140.  

Amendment C140 introduced the following changes to the Planning Scheme: 

• Introduced minimum lot sizes for subdivision and new dwellings in the Farming Zone; 
• Created 3 new rural activity zone precincts; 
• Applied the Rural Conservation Zone to areas surrounding the Rhyll Inlet; and 
• Introduced four new local policies – Rural subdivision policy, Rural dwellings policy, Non-agricultural uses in 

the Farming Zone policy, and Rural Activity Zone policy. 

Public land zones 

The Public Use Zone, Public Park and Recreation Zone, Public Conservation and Resource Zone and Road 
Zone are applied to public land throughout the municipality.  

During consultation, DELWP representatives reiterated that there are anomalies in the mapping of the 
public land zones. They were encouraged to submit maps of the anomalies for consideration by Council. 

Special purpose zones  

Schedules to the Special Use Zone are mostly used to provide for specific developments, including race 
tracks and the RACV Resort and Silverwater Resort, with the exception of Schedule 2 Earth and Energy 
Resources Industry, which is applied to a number of quarries throughout the municipality. 

The Comprehensive Development Zone is only used for a single development site, The Cape, in Cape 
Paterson (formerly Cape Paterson ecovillage).   

Audit of the Zones 

An extensive audit of the zones included at Appendix 4 investigates the recommendations of the previous 
2014 Review and provides updated recommendations, which are summarised in the key findings below. 
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Key Findings – Effectiveness of the zones 
Matters that could be addressed by a Planning Scheme Rewrite 

• Update Form and Content of Schedules to be consistent with current requirements. 
• Delete the redundant Schedule to the Rural Conservation Zone as it repeats provisions of the 

Cover Sheet. 

Matters that require further strategic work 

• Investigate Low Density Residential Zone (LDRZ) areas to determine the extent of issues being 
created by incremental subdivision applications. 

• As part of the Structure Plan Review which deals with Sunset Strip, investigate the future role of 
the four low density properties outside the settlement boundary. 

• Review DELWP owned PUZ land to resolve anomalies. 
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Effectiveness of the Overlays 
There are 14 overlays applied throughout Bass Coast Shire Council. Some are used to provide single site 
specific provisions, such as the Heritage Overlay, which can be applied to a single site to protect a single 
building. Others can be applied across a wide geographic range, such as the Land Subject to Inundation 
Overlay (LSIO), which deals with coastal inundation and riverine flooding matters. Many have one or more 
Schedules, which provides localised requirements (and exemptions) for planning permit applications.  

Similar to the zones, all overlays are part of the Victorian Planning Provisions, so they each have a standardised 
Cover Sheet which provides consistent provisions across the State. Schedules to Overlays provide Council 
with a valuable opportunity to include localised content, however it must not contradict the state 
provisions and must further the intent of the overlay. 

An audit of the overlays is included at Appendix 4. 

The 14 Overlays are grouped as follows and discussed below:  

Environmental and Landscape overlays 

• Environmental Significance  (4 Schedules) 

• Vegetation Protection (3 Schedules) 

• Significant Landscape Overlay (5 Schedules)  

Heritage and Built Form overlays 

• Heritage (1 Schedule) 

• Design and Development (10 Schedules) 

• Incorporated Plan Overlay (1 Schedule) 

• Development Plan (24 Schedules) 

Land Management overlays 

• Erosion Management Overlay (1 Schedule) 

• Land Subject to Inundation Overlay (1 Schedule) 

• Bushfire Management Overlay (two Schedules) 

Other overlays 

• Public Acquisition Overlay (1 Schedule) 

• Airport Environs Overlay (1 Schedule) 

• Environmental Audit Overlay 

• Restructure Overlay (1 Schedule) 
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Environmental and Landscape overlays 

The intent of the Vegetation Protection Overlay (VPO), particularly in urban areas, has been eroded by the 
provisions of 52.48 Bushfire Protection: Exemptions, in particular, the ‘10-30 Rule’ which allows “exemption 
to create defendable space around buildings used for accommodation.” 
This allows: 
• The removal, destruction or lopping of any vegetation within 10 metres of an existing building used for 

accommodation; and  
• The removal, destruction or lopping of any vegetation, except trees, within 30 metres of an existing building 

used for accommodation  
(constructed before 10 September 2009;  approved by a planning or building permit before 10 
September 2009; or constructed to replace a dwelling or dependent persons unit that was 
damaged or destroyed by a bushfire that occurred between 1 January 2009 and 31 March 
2009). 

 
As a Particular Provision of the Victorian Planning Provisions, Council has no discretion to require a 
planning permit for vegetation removal in many areas where the VPO has been applied. 

These exemptions are not considered appropriate in low risk and urban areas. 

Council can attempt to influence the State Government to reconsider the statewide application of this 
Particular Provision through its Advocacy role. 

Heritage and Built Form overlays 

A major heritage study was undertaken in 2001, which initially identified a 651 potentially significant 
heritage places across the municipality. Since this time, 165 of the heritage places have been through a 
second phase of investigation (a full Citation) which has provided the justification for protection through 
the Planning Scheme.  
The outstanding 486 heritage places have not been further investigated and there are no planning controls 
in place to trigger consideration of heritage significance for these sites. Further to this outstanding matter, 
other matters of cultural heritage significance, such as aboriginal heritage sites, significant trees have not 
been included in previous heritage studies. 
A review of the Development Plan Overlays has been provided at Appendix 5. 
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Key Findings – Effectiveness of the overlays 
• Some developments have been completed and the Development Plan Overlay is a redundant 

control which could be deleted. 
• There are some DPO areas for which there are endorsed Development Plans which only partially 

cover the wider DPO area. For such areas the Schedule to the DPO remains relevant and the 
control should be retained. 

• There are opportunities for further improvements to the Schedules, as well as opportunities for 
permit exemptions. 

Matters that could be addressed by a Planning Scheme Rewrite 

• Update Form and Content of Schedules to be consistent with current requirements. 
• The Restructure Overlay 6 (Dalyston township) and associated mapping should be deleted. 
• Rewrite the provisions of the Design and Development Overlay – Schedule 9 to improve the clarity 

and reiterate the intent of the overlay which is to restrict site coverage of new buildings. 
• Update the Schedule to the Land Subject to Inundation Overlay to provide an exemption from a 

planning permit requirement where minimum floor levels (set by the relevant Floodplain Manager) 
have been met. 

• Use of the DPO7 Rural hamlets to encourage consolidation of small rural lots is considered 
redundant due to recent changes to the local policy and the Farming Zone (Amendment C140). 
The DPO7 should be deleted. 

• All Schedules to the DPO (except one – DPO5 which was recently updated) are not consistent 
with recent changes to the Ministerial Direction on the Form and Content of Planning Schemes. The 
Schedules should be updated as part of a Planning Scheme Rewrite. 

Matters that require further strategic work 

• Undertake a detailed review of the mapping, provisions, exemptions and decision guidelines of the 
Schedules to the Environment Significance Overlay and the Vegetation Protection Overlay. 

• Review the Coastal erosion mapping provided through the Western Port local Coastal Hazard 
Assessment to determine whether a planning control is required. 

• Further work is required to investigate mechanisms for dealing with future land use and 
development in the DPO1 area.  
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Effectiveness of the Schedules to the Particular and General 
Provisions 
Table 8: Analysis of the Particular and General Provisions 

Clause 
no. 

Title 2014 Planning 
Scheme Review 
recommendations 

Has there been any 
state or local 
government 
changes that afftect 
this?  

 

Can this 
matter be 
dealt with 
by an 
MSS 
rewrite? 

Further strategic 
work 

52.01 Public Open 
Space 
Contributions 
and Subdivision 

Recommended 
introduction of a 
public open space 
contribution. 

Yes – Amendment 
C147 introduced a 5% 
public open space 
contribution for all 
subdivisions of three 
or more lots within 
residential, industrial, 
mixed use and 
commercial zones. 

N/A No.  

52.02 Easements, 
Restrictions 
and Reserves 

No requirement for 
further work. 

Not applicable. N/A No. 

52.03 Specific sites 
and exclusions 

No requirement for 
further work. 

Not applicable. No. No. 

52.05 Advertising 
signs 

Recommended that 
this should be 
investigated. 

No. No. Investigate 
opportunities to 
address advertising 
signage issues. 
Refinements to 
signage definitions are 
already underway 
through the Smart 
Planning program run 
by DELWP.  

52.16 Native 
vegetation 
precinct plan 

No. Not applicable. No. No.   

52.17 Native 
vegetation 

Recommended that 
this should be 
investigated. 

No. No. Permit exemptions for 
removal of vegetation 
for the Bass Highway 
upgrade are not likely 
to still be required 
given that the project 
is completed. (check 
with Vic Roads and 
delete accordingly). 
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52.27 Licensed 
premises 

Recommended that 
this should be 
investigated. 

No. No. Council is closely 
following the work of 
the SEMCO Group of 
Councils who are 
investigating ways to 
reduce alcohol related 
harm through the 
planning system. 

52.28 Gaming Recommended that 
this should be 
investigated. 

No. No. No. 

 

 

Key Findings – Effectiveness of the Schedules to the 
Particular and General Provisions 
Matters that require further strategic work 

• Investigate opportunities to address advertising signage issues. 
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Conclusion 
This review has identified that there are a wide range of planning issues facing Bass Coast and further work 
is required to improve planning outcomes. 

The consultation undertaken as part of this Review helped to identify further strategic work that could be 
undertaken to address these key issues identified. However some issues are outside the control of the 
Victorian planning system, and Council’s influence through local planning provisions (i.e conflict between 
protection of native vegetation and vegetation removal through (Clause 52.48) bushfire exemptions). In 
such cases, it is important that Council continues to advocate for improvements to state provisions on 
behalf of the Bass Coast Shire community.  

However the importance of maintaining a relevant planning scheme and proactive policy directions should 
not be underestimated. The Bass Coast Planning Scheme is an important tool in giving effect to Council 
adopted strategies, plans and other documents, where their objectives and strategies have been effectively 
implemented. Robust planning controls are an effective means of ensuring that land use planning outcomes 
address and respond appropriately to key issues. 

Overall, the Review identified that: 

• Much of the strategic work identified in the previous Bass Coast Planning Scheme Review 2014 has 
now been completed. 

• Local content should be rewritten to improve clarity and to include policy directions from key 
Council adopted documents and strategic planning work, as well as to improve permit exemptions 
and decision guidelines. 

• There are many opportunities to improve the Planning Scheme through further strategic planning 
work. 

This Review includes a Plan for Action which identifies the further strategic work required. It is 
recommended that the high and medium priority actions identified as part of this review are prioritised in 
Council’s future strategic planning work programs. 
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Appendix 1: Key Bass Coast documents 

Introduction 

Reference documents provide the background information on how 
particular policies or provisions have been produced. They may be 
wide-ranging in their content and may also contain information not 
directly relevant to specific decisions under the planning scheme. 
Reference documents have only a limited role in decision-making as 
they are not part of the planning scheme.  

Reference documents can be used in a number of ways. They can be 
used as a basis for preparing the Municipal Strategic Statement (MSS), 
local planning policies or requirements in the planning scheme, or can 
be mentioned in the planning scheme as a source of useful background 
information. 

Many documents, while useful, may be too long or complex or cover 
too wide a subject matter to be suitable for inclusion in planning 
schemes. If they provide useful background information or general 
advice to applicants, or will assist in understanding the scheme, they 
may be suitable as Reference Documents. 

Consultation 

The stakeholders that were targeted to identify key Council strategies 
and plans were identified as Councillors and Council Staff. 

At a workshop on Monday 13 November, Council staff were asked to 
identify strategies and plans for inclusion into the planning scheme. 
Similar to the approach with Council staff, at a workshop on 

Wednesday 22 November 2017, Councillors were asked to prioritise 
strategies and plans for inclusion into the planning scheme. 

Content 

This section of the review is divided into three parts: 
• Part 1: Key Findings

• Part 2: Audit of Key Council adopted documents.

• Part 3: Audit of the current list of documents included at
Clause 21.10 Reference Documents

Figure 1: Priority documents as identified in Councillor Planning Scheme 
Review workshop 



 

Key Findings 

1. Matters that require further strategic work 

• Wonthaggi North East Precinct Structure Plan – this work needs to be included in the planning scheme through a planning scheme amendment. 

• The Phillip Island and San Remo Visitor Economy Strategy 2035 - Growing Tourism identifies the need for a number of future strategic planning projects, as follows:  

o Preparation of an Aboriginal Cultural Heritage Study for the Shire to collect and manage information about the heritage, traditions and stories of the Boon Warung people. 

o Create a Development Plan Overlay (DPO) (and achieve the Austrade Tourism Major Project Facilitation (TMPF) status) for the Isle of Wight and Continental Hotel sites. 

o Stipulate the desired threshold and appropriate developer contributions linked to public infrastructure and environmental restoration. 

• The Bass Coast Arts and Culture Plan 2015-2019 seeks to introduce a developer percentage contribution for public art included in the Municipal Strategic Statement. Such a change requires further investigation as to what 
would actually be required. Other Councils that have included such work include Cardinia, Melbourne, Wynham and Darebin. 

2. Matters that can be addressed by a Planning Scheme Rewrite 

• Update the vision and strategic outcomes identified in the Council Plan – Shaping a Better Bass Coast Council Plan and Municipal Health and Wellbeing Plan 2017-2021 

• Update the Vision section to include the Bass Coast Towards 2030 

• Rewrite the content of the Economic Development clause of the MSS to include policy directions from the Bass Coast Economic Development Strategy 2016-21 and include the vision and goals of the Phillip Island and San Remo 
Visitor Economy Strategy 2035 - Growing Tourism at Clause 21.03-4 Tourism. 

• Rewrite the content of the Environment clause of the MSS to include policy directions of the Bass Coast Natural Environment Strategy 2016-26 

• Update the Infrastructure clause of the MSS to include relevant sections of the Phillip Island Integrated Transport Study 2014 
• Update the MSS as per the implementation plan of the 2015 Review of the San Remo, Newhaven and Cape Woolamai Structure Plan 
• Update Clause 21.10 to include the following as Reference Documents 

o Bass Coast Towards 2030 

o Bass Coast Economic Development Strategy 2016-21 

o Bass Coast Natural Environment Strategy 2016-26 

o Phillip Island and San Remo Visitor Economy Strategy 2035 - Growing Tourism 

o Phillip Island Integrated Transport Study 2014 

o Infrastructure Design Manual 2014 

o 2015 Review of the San Remo, Newhaven and Cape Woolamai Structure Plan 

• Update Clause 21.10 to delete the following Reference Documents: 

o Areas of Aboriginal Cultural Heritage Sensitivity: http://www.dpc.vic.gov.au/index.php/aboriginal-affairs/heritage-tools/areas-of-cultural heritage-sensitivity/gippsland-region-maps 

o Bass Coast Shire Affordable Housing Strategy (2005). 

o Bass Coast Shire Bicycle Strategy (2000). 

o Bass Coast Shire Rural and Rural Residential Strategy, AGC Woodward-Clyde (1998). 

o Bass Coast Shire Stormwater Management Plan, Earth Tech Engineering Pty Ltd, (2003). 

o Code of Practice for Timber Production, Department of Sustainability and Environment (2007). 

o Development Options in Bass Coast Report (2006). 

o Environment Sustainability Plan (2008). 

o Health and Wellbeing in Bass Coast, Municipal Public Health Plan (2005-2008). 

o Land Management Biodiversity Incentive Scheme Policy (2001). 

o Municipal Public Health Plan (2005-2008). 



o Older Persons Housing Policy (2007). 

o Phillip Island Winter Tourism Strategy for Bass Coast Shire, by Centre of Hospitality and Tourism Research, Victoria University (1995). 

o UNESCO Intergovernmental Panel on Climate Change Fourth Assessment Report: Synthesis Report (2007). 

o Port Phillip and Western Port Regional Catchment Strategy (2004-2009). 

3. Other Findings 

• Many of the documents that were identified during consultation as key documents that should be included in the planning scheme are still underway or not adopted by Council and therefore cannot be included in the 
planning scheme at the time of writing.  

These include: 

o Interim Infrastructure Development Policy 

o Open Space Management Plan 

o Municipal Recreation Plan 

o Biodiversity Biolinks Plan 

o Wonthaggi Activity Centre Plan 

• Further, may of the documents identified were found to not have content that was relevant to, or should be included in the planning scheme.  

 

 

  



Part 2: Audit of key Council documents  

The audit of key Council documents was comprised the following: 

• Council Plan supporting strategies (where not already included as a reference document); 
• Documents identified through consultation (described above); and 
• Council’s register of adopted Strategies, Plans and Policies. 

 
All documents have been collated and reviewed below. 
 
 
Document Status Should it be 

included as a 
Reference 
document? 

Does it include 
information that should 
be included in the 
planning scheme? 

If yes, can this be addressed through 
an MSS Rewrite? 

Does it identify the need for further strategic planning work? 

Shaping a better Bass Coast – 
Bass Coast Council Plan and 
Municipal Health and Wellbeing 
Plan 2017-2021 

Adopted. Yes. Yes. Yes. The vision and strategic outcomes 
identified in the Council Plan should be 
used to update the vision and key issues 
of the MSS. 

No. 
 

Bass Coast Education Plan 2013-
17 

Adopted.  
 

No. No. No. No. 

Bass Coast Towards 2030 Adopted. Yes. Yes. Yes – Vision section (if it still exists under 
new PPF). 
• A celebration of natural assets 
• A window on the history of Victoria  
• A village in a technology world and 
• A food bowl for Victoria.  

No. 

Bass Coast Economic 
Development Strategy 2016-21 

Adopted. Yes. Yes – it should be utilised to 
rewrite the content of the 
Economic Development 
clause of the MSS. 

Yes. The Bass Coast Economic Development Strategy 2016-21identifies the need for an 
Intensive Agricultural Strategy for Bass Coast.  
However the State Government (DELWP) have recently prepared a Discussion 
Paper regarding statewide reform in the area of intensive agriculture and as such 
any further strategic work should be postponed until the outcomes of this work 
are known. 

Bass Coast Natural Environment 
Strategy 2016-26 

Adopted. Yes.  Yes.  
 

Yes. The NES can be used to rewrite the 
key issues and update the content of the 
Environment clause of the MSS. 
Page 14 – Our biggest challenges 
• climate change 
• erosion 
• urbanisation and industrialisation 
• biodiversity 
• invasive species   
Other matters that could be addressed in 
the MSS: 
P34 - Encourage the use of renewable energy 
supplies within the community.  
P35 – Minimise urban heat islands by 
increasing native vegetation cover in urban 
areas. 

No. 
 

Phillip Island and San Remo Adopted Yes. Yes. Appendix 12 of the strategy outlines The Phillip Island and San Remo Visitor Economy Strategy 2035 - Growing Tourism 



Visitor Economy Strategy 2035 - 
Growing Tourism 

planning scheme changes, including: 
Update the  MSS (by):  
• Inclusion of updated Phillip Island and 

San Remo Visitor Economy Strategy 
2035 vision and goals in Section 21.03-4;  

• Addition of Precinct Intent Statements 
into a Tourism Policy in Section 22;  

• Create a Development Plan Overlay 
(DPO) (and achieve the Austrade 
Tourism Major Project Facilitation (TMPF) 
status) for the Isle of Wight and 
Continental Hotel sites;  

• Stipulate the desired threshold and 
appropriate developer contributions 
linked to public infrastructure and 
environmental restoration. 

Include Precinct Intent statements. 
Update Strategic Framework Plans with 
policy directions. 
 
 
 
 

identifies the need for a number of future strategic planning projects, as follows:  
1. Preparation of an Aboriginal Cultural Heritage Study for the Shire to collect and 

manage information about the heritage, traditions and stories of the Boon 
Warung people (supported). 

 
2. Include Rural Tourism in the proposed Tourism Policy (Section 22 of the MSS) to 

encourage diversification of economic activities in the rural zone to help the rural 
tourism industry thrive. 
Not supported by this review. 
A Clause 22 policy encouraging rural tourism is proposed, however recent 
changes to the Farming Zone have provided increased opportunities  for 
land use and development, allowing for a wide range of tourism related 
activities, including: 
• Encouraging agricultural use of land, particularly in the Farming and 

Green Wedge Zones; 
• Allowing councils to consider more 'off farm' income streams on farms, 

such as farm machinery repair businesses; 
• Increasing the permit threshold for extensions to farm out-buildings, 

such as work sheds, shearing sheds and dairy facilities from 50 square 
metres to 100 square metres; 

• Removing the need for a permit for primary produce sales, rural stores 
and most rural industries in the Rural Activities Zone; 

• Removing restrictions on crop structures, to ensure protection from 
hail and other elements; 

• Allowing councils the ability to determine smaller lifestyle lots in the 
Rural Living Zone where land has already been taken out of agricultural 
production; 

• Allowing greater consideration of tourism uses in all but Green Wedge 
Zones; and 

• Promoting farm gate sales such as the sale of fruit, vegetables and other 
produce. 

• The 'in conjunction' test for agricultural use was removed from the 
Rural Conservation Zone in order to encourage tourism and job 
growth across rural Victoria.  

Further, the implementation of Council’s own Rural Land Use Strategy 
2014 (through Amendment C140) introduced the following: 

• Non Agricultural uses in the Farming Zone Policy, which provides policy 
support for tourism uses where they are specifically supported 
within a strategic framework plan. The policy also supports tourism 
facilities in association with or that complements agriculture, such 
as wine tasting and farm gate sales.   

• Rural Activity Zone Policy outlines the areas that the RAZ has been 
applied to. It encourages rural tourism related use and development 
which respects the surrounding landscape values, existing overlay 
controls and seeks to minimise conflict with adjoining land uses. 

It is for these reasons it is considered that a Clause 22 Rural tourism policy 
is not required and the proposed MSS rewrite will provide sufficient policy 
direction for rural tourism development applications. 

 
3. Create a Development Plan Overlay (DPO) (and achieve the Austrade Tourism 

Major Project Facilitation (TMPF) status) for the Isle of Wight and Continental 
Hotel sites (supported). 



 
• Stipulate the desired threshold and appropriate developer contributions linked to 

public infrastructure and environmental restoration (supported). 

Phillip Island Integrated Transport 
Study 2014 

Adopted. Yes. Yes. Page 9 – Transport mode hierarchy.  
P28 – core objectives and vision could be 
included into Infrastructure clause. 
P30 Proposed Pedestrian and Cycle 
Priority Networks – include into 
Infrastructure clause and strategic 
framework plans for settlements on 
Phillip Island and San Remo. 
P35 – include the Future Public transport 
Network map into the Infrastructure 
clause. 
P40 – include the Phillip Island Future 
Road Network map into the 
Infrastructure clause. 

No. 

Bass Coast Shire Council Events 
Policy 2018 

Adopted. No. No. No. No. 

Bass Coast Communication and 
Engagement Strategy 2015 

Adopted. No. No. No. No. 

Bass Coast Waste Management 
Strategy 2015-25 

Adopted. No. No. No. No. 

Bass Coast Biodiversity Biolinks 
Plan 2017 

Not 
adopted. 

N/A. No – not adopted. N/A N/A. 

Bass Coast Climate Change Plan 
2014 – Part One 

Adopted. No. No. No. No. 

Bass Coast Drainage Services 
Asset Management Plan 

Adopted. No. No. No. No. 

Bass Coast Strategic Resource 
Plan 2013 - 2017 

Adopted. No. No. No. No. 

Securing Bass Coast’s Future – 
Our long term plan for financial 
sustainability  

Adopted. No. No. No. No. 

Bass Coast Councillor Code of 
Conduct 2017 

Adopted. No. No No. No. 

Bass Coast Annual Budget 2017 Adopted. No. (Yes as initiatives). No. No. 

Rating Strategy Adopted No. No. No. No. 

Youth Action Plan 2016-20 Adopted. No. No. No. No. 

Bass Coast Disability Action Plan 
2016-20 

Adopted. No. No. No. No. 

Bass Coast Municipal Public 
Health and Wellbeing Plan 2017-
2021 Incorporating the 2017/18 
Action Plan 

Adopted. No. No. No. No. 

Bass Coast Municipal Emergency Adopted. No. No. No. No. 



Management Plan 2014 

Municipal Early Years Plan 2016-
20 

Adopted. No. No. No. No. 

Bass Coast Heatwave Plan Adopted. No. No. No. No. 

Bass Coast Influenza and 
Pandemic Plan 

Adopted. No. No. No. No. 

Domestic Animal Management 
Plan 2017-2021 

Adopted. No. No. No. No. 

Bass Coast Arts and Culture Plan 
2015-2019 

Adopted. No. No.  No. The Bass Coast Arts and Culture Plan 2015-2019 (P14 – Key Activities) seeks to 
introduce the following into the planning scheme: 
Introduce a Developer percentage contribution for public art included in the Municipal 
Strategic Statement. 
Requires further investigation as to what would be required. Some other Councils 
that have included such work include Cardinia, Melbourne, Wynham, Darebin. 

Infrastructure Design Manual 
2014 

Adopted. Yes. Yes as a reference 
document for infrastructure 
delivery only. 

Yes. No. 

Bass Coast Interim Infrastructure 
Development Policy 

Not 
adopted. 

N/A. N/A. N/A. N/A. 

Bass Coast Open Space Asset 
Management Plan  

Not 
adopted. 

N/A. N/A. N/A. N/A. 

Public Art Sites and Theme Plan 
2014-24 

Adopted. No. No. N/A N/A. 

Bass Coast Playspace Strategy 
2017 

Adopted. Yes. Yes. Yes. No. 
 

Wonthaggi North East Precinct 
Structure Plan 2017 

Adopted. Yes Yes. No. The matter is complex and a separate 
Planning Scheme Amendment will be 
required. 

No. 

Coastal Spaces Recommendations 
Report 2006 

Adopted     

 
 
 
 
 
 
  



Part 3: Audit of Clause 21.10 Reference Documents 

Reference Document Should it 
remain as 
a 
Reference 
document
? 

Does it 
include 
policy 
directions 
not already 
covered in 
the MSS? 

If yes, can it 
be addressed 
through an 
MSS rewrite? 

Does it 
identify the 
need for 
further 
strategic 
planning 
work? 

Allom Lovell & Associates Pty Ltd., Bass Coast Shire Heritage Study Stage 2. Vols. 1-5, (November 2004). Yes. No. N/A No. 

Areas of Aboriginal Cultural Heritage Sensitivity: http://www.dpc.vic.gov.au/index.php/aboriginal-affairs/heritage-tools/areas-of-cultural heritage-
sensitivity/gippsland-region-maps 

No – 2011 
planning 
scheme 
review 
recommend
ed removal. 

N/A N/A No. 

Bass Coast Healthy by Design ‘Good Practice Guidelines’ (2007). Yes. No. N/A No. 

Bass Coast Rural Land Use Strategy (Part 1) (2014). Yes. No. N/A No. 

Bass Coast Rural Land Use Strategy (Part 2) (2014). Yes. No. N/A No. 

Bass Coast Shire Review of Rhyll Wetland (May 2015). Yes. No. 
 

N/A. No. 

Bass Coast Shire Affordable Housing Strategy (2005). No - 2011 
planning 
scheme 
review 
recommend
ed removal. 

N/A N/A No. 

Bass Coast Shire Bicycle Strategy (2000). No - 2011 
planning 
scheme 
review 
recommend
ed removal. 

N/A N/A No. 

Bass Coast Open Space Plan (2008) as supported by the Bass Coast Shire Open Space Plan Review (2016). Yes. Yes – Panel 
recommende
d policy 
directions 
regarding 
public open 
space be 
included in 
the planning 
scheme. 

Yes. Yes – Municipal 
rec plan and 
open space 
strategy.   

Bass Coast Shire Rural and Rural Residential Strategy, AGC Woodward-Clyde (1998). No - 2011 
planning 
scheme 
review 
recommend
ed removal. 

N/A N/A No. 



Bass Coast Shire Stormwater Management Plan, Earth Tech Engineering Pty Ltd, (2003). No - 
redundant 
now 
Council has 
adopted the 
IDM. 

N/A N/A No. 

Bass Coast Strategic Coastal Planning Framework (2011). Yes No N/A No 

Built Heritage Pty Ltd., Shire of Bass Coast Heritage Study (Stage 2) Post-Panel Implementation, (25 November 2009). Yes No N/A No 

Coastal Acid Sulphate Soils: National Atlas and Future Scenarios (CSIRO). Yes No N/A No 

Coastal Spaces Landscape Assessment Study, Municipal Reference Document, Bass Coast Shire (January 2006). Yes No N/A No 

Coastal Spaces Landscape Assessment Study, Municipal Implementation Toolkit, Bass Coast Shire (April 2006). Yes No N/A No 

Coastal Spaces Recommendation (2006). Yes No N/A No 

Code of Practice for Timber Production, Department of Sustainability and Environment (2007). No - 2011 
planning 
scheme 
review 
recommend
ed removal. 

N/A N/A No. 

Cowes, Silverleaves, Ventnor and Wimbledon Heights Structure Plan Framework Plan (May, 2010). Yes. No. N/A Implemented in 
2010, requires 
review and 
update. 

Design and Siting Guidelines for Coastal and Hinterland Areas (1999).  
 

Yes Yes, provides 
specific 
objectives 
and 
guidelines for 
development 
within each 
coastal 
settlement. 

Yes, the 
specific 
objectives and 
guidelines of 
the Design and 
Siting Guidelines 
for Coastal and 
Hinterland Areas 
1999 
could be 
incorporated 
into  the MSS 
at Clause 
21.07, 21.08, 
21.09 and 22.02 
or a Design and 
Development 
Overlay. 

No 

Development Options in Bass Coast Report (2006). No – 
redundant 
due to 
Visitor 
Economy 
Strategy and 
Economic 
Developme
nt Strategy 

N/A N/A No. 



Environment Sustainability Plan (2008). No – 
replaced by 
Bass Coast 
Natural 
Environmen
t Strategy 
2016-26 

N/A N/A No. 

Good Design, Office of the Victorian Government Architect (2007) – (http://www.ovga.vic.gov.au/images/documents/01_Good_Design.pdf) No N/A No. No. 

Health and Wellbeing in Bass Coast, Municipal Public Health Plan (2005-2008). No – 
expired. 

N/A N/A No. 

Inverloch Design Framework (2003). Yes. No. N/A No. 

Inverloch Design Framework (2011). Yes. No. N/A Implemented in 
2014 through 
C114. Next 
review should 
be in 2019. 

Land Management Biodiversity Incentive Scheme Policy (2001). No – not 
relevant to 
planning. 

No. NA No. 

Municipal Public Health Plan (2005-2008). No – 
expired. 

N/A N/A No. 

Older Persons Housing Design Guidelines (2007).  Yes. No. N/A No. 

Older Persons Housing Policy (2007). No.  No. N/A No. 

Phillip Island and San Remo Design Framework (2003) Yes No N/A This design 
framework was 
intended to 
emphasize the 
importance of 
design in 
achieving 
appropriate 
development 
and built form – 
the performance 
of the policy and 
overlays must be 
reviewed 
through the 
Coastal Planning 
Controls 
project. 

Phillip Island Winter Tourism Strategy for Bass Coast Shire, by Centre of Hospitality and Tourism Research, Victoria University (1995). No - 2011 
planning 
scheme 
review 
recommend
ed removal. 

No. N/A No. 

Port Phillip and Western Port Regional Catchment Strategy (2004-2009). No – 
expired. 

No. N/A No. 



Regional Sand Extraction Strategy - Lang Lang to Grantville (1996). Yes. No. N/A No. 

San Remo, Newhaven, and Cape Woolamai Structure Plan (2008). Yes. No. No. Review was 
undertaken in 
2015 and 
recommendatio
ns of this review 
need to be 
implemented. 

UNESCO Intergovernmental Panel on Climate Change Fourth Assessment Report: Synthesis Report (2007). No - 2011 
planning 
scheme 
review 
recommend
ed removal. 

N/A N/A No. 

Victorian Coastal Strategy, Victorian Coastal Council (2014). Yes No N/A No. 

West Gippsland Regional Catchment Strategy (2004-2009). No – 
expired. 

No. N/A No. 

Western Port Local Coastal Hazard Assessment (September 2014). Yes. Yes – 
particularly 
around 
coastal 
erosion 
matters. 

No. Yes – further 
strategic work is 
required to 
determine and 
justify a planning 
response. 

Wonthaggi Dalyston Structure Plan (2008). Yes. No. N/A Review was 
undertaken in 
2017 and a new 
Structure Plan is 
being prepared. 

Wonthaggi North East Growth Area Development Plan: Final (November 2009). Yes. No. N/A Note: Should be 
deleted when 
the Wonthaggi 
North East PSP 
is implemented. 
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 Background 

Land use decisions are complex and multi-faceted and require an integrated approach by all 
levels of government to deliver state priorities. The land use planning system is one of the key 
tools used by local and state governments to meet these demands and deliver the state’s 
priorities for a connected, liveable and sustainable state.  

To do this effectively, planning schemes must be clearly focused, and policies must express 
state’s planning priorities and objectives. Effective and efficient processes must support the 
planning schemes for their implementation. This must all be done transparently, within the 
constraints of a politicised environment, to help ensure the community’s confidence and trust in 
the planning system to deliver sustainable outcomes. 

There is substantial investment in land use planning and development in Victoria, and it is 
important to assure stakeholders including the community about whether:  

• the local and state’s objectives for planning and the planning system are being achieved, 
and, 

• the planning system is being implemented effectively, efficiently, transparently and 
accountably.  

Effective oversight of the land use planning system—including performance monitoring and 
reporting—is essential to provide Bass Coast Shire Council, developers and the community with 
confidence in the system. It is now timely to assess the effectiveness of the planning scheme to 
inform the Bass Coast Planning Scheme Review 2017 and consider changes since its previous 
review in 2014.  

In undertaking the audit, our objective was to assess whether planners are effectively managing 
planning files and undertaking adequate planning assessments in accordance with the objectives 
of the Act and whether this has achieved the intended outcomes of state and local planning 
policy.  

In this audit, utilising a modified audit tool from the DPCD toolkit, SD Planning focused more on 
how effectively the land use planning system delivers sustainable outcomes that are within its 
influence. To do this, we examined a selection of 40 planning assessments (10 per year) of land 
use and development proposals and statutory planning files.  

The audit of planning permit processes involved a detailed audit of 40 randomly selected planning 
permit applications (10 per year) using a revised version of the DPCD permit audit tool.  

 Bass Coast Context 

Based on activity over the last four financial years Council has received an average of 478 
applications and determined an average of 483 applications per annum (refer to Figure 1 below). 
The trend for the current year to date (to January 2018) indicates a slight increase in the number 
of permits received together with an increase in application process time from the previous two 
years.  
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Figure 1: BCSC Planning Permit Activity over time 

 

In 2016/2017, Council received a total of 457 application and made decisions on 468 
applications.  Of these applications, 435 (92 percent) were determined under officer delegation. 
The Delegate Planning Committee and Council determined 18 (3.8 percent) and 15 (3.2 percent) 
applications, respectively. 

 

 

Figure 2: Total Planning Permit Activity with number of VCAT appeals and DPC decisions shown 
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In the last 2016/17 financial year, 75% of planning applications were determined within the 60-
statutory day timeframe. Looking at current statistics provided by Council this has been improved 
on in the current financial year with 82% planning determinations being made within the 60-
statutory day timeframe. 

Of the 33 applications which have been determined by Council and DPC for the 2016/2017 
financial year, 43 percent of Council and 44 percent of DPC applications have been determined 
within the 60-statutory day timeframe.   

 

 

Figure 3: BCSC Median processing days compared with 60% average 
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 Bass Coast Trigger Points  

For discussion purposes Figures 4 demonstrate the types and quantity of applications that were 
processed in each financial year since 2014/15.  This indicates how many applications are 
considered in the various categories of application. It is noted that a large proportion of 
applications are in relation to subdivision and multiple dwellings on a lot. This is representative of 
the development that is occurring in and around the major town centres. Vegetation removal 
(both native and ‘other’) is another strong category considered in planning permit applications.   

 

 

Figure 4: Applications Determined by Type 
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 Observations of Audit 

 Permit description 

The majority of applications accurately described the proposal in all stages of the application 
process.  There were a few anomalies to this where an element of the proposal had not been 
included on the description on the notices.   

 Pre-application 

There is some evidence of pre-application meetings being held with some applicants indicating 
on the application form that they had engaged in a meeting.  There were no file notes or formal 
letters on any file indicating what was said in any such meeting.  These may be filed separately.  

It is understood that there have been numerous improvements made by the statutory planning 
department including a form for preapplication meetings. A recommendation of this report is that 
this new form should be supported and more widely utilised.  

 Further information 

In nine of the applications audited was noted that letters were sent requesting further information, 
the letters were sent are between 6 and 35 days after the receipt of the application by Council.  
Mostly, the requests for further information were within the required statutory timeframes. In the 
more complex cases requests took longer due to the officers undertaking a more in-depth 
assessment.  Where an applicant requested an extension of time to provide the information (and 
in some cases further requested this several times) this was generally granted. 

 Public notification 

Through the audit, it has been noted that there is a significant number of applications that have 
not been advertised. Comparing this to the PPARS data available it is noted that over 60% of 
applications are not advertised which is particularly high in comparison to other similar Councils. 
The number of applications advertised has varied quite significantly over the past four years (refer 
to below table). That is not to suggest that there is a significant issue with the number of 
applications advertised (or not). However, delegate reports could include more deliberation and 
discussion about the reasons for not giving notice to ensure that appropriate consideration has 
been given in decision making.  

 
Financial Year  Applications 

determined 
Applications 
advertised 

Percentage 
applications 
advertised 

2013/2014 514 207 40% 
2014/2015 555 94 17% 
2015/2016 482 208 43% 
2016/2017 457 157 34% 
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Another observation has been that there are significant delays from receipt of the application or 
receipt of the further information requested until the start of the advertising of the application.  
Applications took between 17 days and 70 days to be advertised, with the majority of cases 
taking over 30 days for the notices to be sent out and site notices displayed.  Of particular note 
are two applications which took over 55 days to advertise after further information had been 
received. 

 Objections 

Throughout the audit, it has been noted that where there were objections (and not all applications 
advertised received objections), the reports all correctly and thoroughly highlighted the grounds 
of objections made and then discussed their validity in depth. 

 Referrals 

In general, the audit found that referrals were undertaken in accordance with the statutory 
timeframes. Where applications were referred internally and externally, these requests were sent 
out between two days (being the quickest) and 38 days (being the longest) after receipt of the 
application or receipt of further information.  Ten (nearly half of the applications referred) took 
between 20 and 38 days which is a significant delay at the start of the application process. 

Internal responses are received quickly between 1 and 13 days after the requests have been 
sent. There were two anomalies to this being 31 days for Environmental Health to respond and 
55 days for Arts & Leisure. 

The external responses took a lot longer, with timescales ranging from between 3 and 107 days. 
The majority of responses took between 18 and 34 days, but there were some very significant 
delays of 46 and 68 days from Vic Roads, 67 and 107 days from CFA and 98 days from 
Melbourne Water.   One particular case was referred to VicRoads following receipt of further 
information. It took 47 days for the initial referral comments to be received which requested 
amended plans.  It then took them 90 days to provide comments on the amended plans.  

 Site Inspection 

The majority of the files do not contain information about whether a site visit has been undertaken.   
Some files from 2016 had either a site inspection checklist completed or a detailed file note and 
photos from the site visit with a date.    

Recommendation: 

1. That Council formulate a standard template that assists with observations undertaken 
onsite.  

2. Site inspections should be undertaken prior to exempting applications from notification.  
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Application Assessment 

The majority of the files contained a delegated or delegated planning committee report, with the 
exception of two files where the report was missing.  Every report indicated under which clause 
a permit was required. 

The quality and content of the majority of the reports are very good.  They all detailed and listed 
the relevant policies of the SPPF and LPPF (except the VicSmart applications), and then 
discussed how the application did or did not comply with these policies in the Assessment 
section of the report. 

The relevant Zones were always identified and discussed in the assessment. The relevant 
Overlays (if any) were identified in all reports and discussed. 

Of note, there is one report which has several significant inaccuracies between the proposal to 
construct a dwelling and its discussion of a five-lot subdivision within the description of the 
proposal. 

Conditions 

The majority of conditions were identical on the signed reports and the permit/NoD in both the 
number of conditions and their wording.  There were three exceptions to this with mistakes to 
numbering, and one with an additional condition on the permit that is not in the report and a 
condition in the report that is not on the permit.   One also has a variation in the number of 
replacement trees required (five in the report but ten on the condition). 

 Time taken 

While many applications have been dealt with quickly and efficiently (between 3 and 64 days), it 
is obvious that some applications have experienced significant time delays to process from date 
of receipt until a decision was made. There were eight applications that took between 106 and 
343 days to make a decision.   Identified delays from these applications include: 

• Significant time is taken for initial referrals and public notification from receipt of the 
application or further information (as discussed above).

• Delay in receiving some external referral comments particularly Vic Roads and CFA.

• Delay after receiving further information or expiry of notice period/receiving all referrals 
until completion of the report ( delays sighted of six weeks and nine weeks, 2.5 months 
& 5 months to write the report with no obvious further issues being considered).

• Delay in receiving further information from the applicant. 

Many of the delegated reports on (electronic) file are lacking a signature and date (although more 
recent 2016/2017 file have these).  Where the date of approval of the report is provided or the 
date that the application went before the delegated planning committee, a permit of NoD was 
always issued on the same day. 
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 VCAT 

Of the applications reviewed as part of the Audit, only one application was heard at VCAT.  The 
Responsible Authority (Council) decision was set aside, and the application was subsequently 
withdrawn by the applicant. 

 Other issues 

The majority of files are kept in good order with most of the relevant documents on file.  There 
are two instances of the delegated report not on file and some referral comments missing.  There 
also appears to be issues and perhaps delays due to frequent changing of planners dealing with 
the application throughout the process. 

  



Bass Coast Shire Council: 2018 Planning Scheme Review 
Audit Report 

 

 
P a g e  | 10 

 
 

 

 

 Conclusions 

The assessment of statutory planning resources involved an assessment of Council’s level and 
types of resources to identify any constraints to effectively managing the planning permit 
processes.  

The auditors conclude that:  

‘As an overall observation, we are satisfied that Council has achieved a reasonable level of 
statutory compliance in its processing of planning permits.  

Nevertheless, the assessment of planning permit applications needs to be more thorough, 
and the management and oversight of various elements of the permit process need to be 
more rigorous, particularly concerning documenting pre-application meetings and reasons for 
why advertising was not considered appropriate during the planning permit process.’ 

The Bass Coast, Statutory Planning unit, is facing similar resource issues to those being 
experienced at many councils. While the level of resources (the number of planning and other 
officers) is appropriate, there has been significant turnover during the assessment of applications, 
which at times can protract the duration of a planning application. However, it must be noted 
that between 2014 and 2018 there has been a significant improvement in the documentation, 
document keeping and general outcomes.  

 

The recommendations of the Audit Report are as follows; 

Recommendation 1 That Council formulates a standard template that assists with site 
inspections. 

Recommendation 2 That site inspections should be undertaken and recorded, before, 
exempting applications from notification.  

Recommendation 3 That a preapplication form is utilised to record understanding of 
any prior preapplication meetings. 

 

 

 



Appendix 3: Audit of the zones 

Method 

Previous Review Findings 

All 18 of the zones which currently form part of the Bass Coast Planning Scheme were investigated by the previous review in 2014. Since this time, there has only been a small number of State and Council led Planning Scheme 
Amendments that have implemented changes to zones. 

Therefore, this review has investigated the 2014 findings for ongoing relevance and updated the findings based on any recent changes. 

Consistency with State provisions 

Zones have been audited below to determine whether Schedules are consistent with the Cover Sheet. 

Form and content 

In December 2017, the Minister for Planning released new requirements as part of the Ministerial Direction on the Form and Content of Planning Schemes, providing specific direction about what can be included in Schedules to 
zones.  

Zones have been audited below to determine whether Schedules comply with the Ministerial Direction on the Form and Content of Planning Schemes. 

Key Findings 

Matters that require further strategic work 

• Investigate Low Density Residential Zone (LDRZ) areas to determine the extent of issues being created by incremental subdivision applications.
• As part of the next Structure Plan which deals with Sunset Strip, investigate the future role of the four low density properties outside the settlement boundary.
• Undertake an analysis of the adequacy of the industrial zones to deal with the current economic changes of land use objectives is required.

Matters that could be addressed by a Planning Scheme Rewrite 

• Update Form and Content of Schedules to be consistent with current requirements.
• Delete the redundant Schedule to the Rural Conservation Zone as it repeats provisions of the Cover Sheet.

Note: Anomalies in the planning zones applied to Crown land has been raised as an issue as part of this and previous planning scheme reviews. During consultation, officers from the Department of Environment, Land, Water and 
Planning were encouraged to provide further detail regarding the anomalies, so that the proposed changes and justification could be considered by Council. 



Audit of the Zones 

Zone Schedule 2014 Review Findings 2018 Review Findings 

Ordinance (written content) Mapping Recommendation Schedule 
complies 

with Cover 
Sheet 

Schedule 
complies 

with Form 
and content 

2018 Status and Recommendations 

Residential 1 Zone 
(Clause 32.01) 
*Now General 
Residential Zone 
(Clause 32.08) 

Schedule to the 
Residential 1 Zone 

The Residential 1 Zone and its 
associated schedule is expected to be 
replaced by the General Residential 1 
Zone on or before 1 July 2014.  

Mapping: 
All mapping 
associated with 
Residential 1 
Zone will be 
replaced with 
General 
Residential Zone. 

Consider fine tuning the basic 
provision of the new General 
Residential Zone schedule if 
necessary. 
Replace all mapping 
associated with Residential 1 
Zone to General Residential 
Zone. 

N/A (no 
content) 

N/A (no 
content) 

The General Residential Zone (Clause 32.08) has replaced all former Residential 1 
Zone areas. 
In 2017, mandatory minimum garden area requirements were introduced across 
the state through VC110 for all General Residential areas (as well as 
Neighbourhood Residential areas which are not applied in Bass Coast). This 
introduced a sliding scale (dependent on lot size) of minimum garden area for the 
creation of new residential lots. The intent of the new provisions was to protect 
the open garden character of suburbs, towns and cities. 

A minimum percentage of the land must be set aside for garden areas at ground 
level in accordance with the table below: 

 
No further actions required. 

Low Density 
Residential Zone 
(Clause 32.03) 

Schedule 1 to the 
Low Density 
Residential Zone 

There are several properties within 
the current schedule that has the 
minimum lot size that were different 
from the standard provision of the 
Low Density Residential Zone.  
These properties were rezoned from 
Farming Zone to Low Density 
Residential Zone as part of 
Amendment C75 following a 
strategic study. The report indicated 
that the rezoning of the land to Low 
Density Residential Zone would more 
appropriately reflect the established 
use of the land due to the 
unsuitability of the land for future 
productive agricultural use. 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
 

Yes No. Changes to the Low Density Residential Zone introduced in July 2013 which halved 
the minimum lot size require further review. 
The Schedule to the Low Density Residential Zone stipulates a minimum lot size of 2 
hectares for four properties west of Sunset Strip on Phillip Island (below). 
The properties are located outside of the settlement boundary. When the 
Structure Plan for Sunset Strip is reviewed next, consideration should be given as 
to whether the 4 properties listed in the Schedule to the LDRZ should be included 
within the settlement boundary. 
Update the Schedule to comply with form and content requirements. 
 

 
 

Mixed Use Zone 
(Clause 32.04) 

Schedule to the 
Mixed Use Zone 

This schedule has not been actively 
used in conjunction with the parent 
zone. 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 

N/A (no 
content) 

N/A (no 
content) 

No further actions required. 



Zone Schedule 2014 Review Findings 2018 Review Findings 

Ordinance (written content) Mapping Recommendation Schedule 
complies 

with Cover 
Sheet 

Schedule 
complies 

with Form 
and content 

2018 Status and Recommendations 

performance of the Bass Coast 
Planning Scheme. 
No change to mapping. 

Township Zone 
(Clause 32.05) 

Schedule to the 
Township Zone 

This schedule has not been actively 
used in conjunction with the parent 
zone. 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
No change to mapping. 

N/A (no 
content) 

N/A (no 
content). 

No further actions required. 

Industrial 1 Zone 
(Clause 33.01) 

Schedule to the 
Industrial 1 Zone 

This schedule has not been actively 
used in conjunction with the parent 
zone. 

No mapping 
issues raised. 

Consider using this Schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
No change to mapping. 

N/A (no 
content) 

N/A (no 
content) 

The industrial zones were modified by state government in July 2013 and the 
changes require further review. 
Undertake an analysis of the adequacy of the industrial zones to deal with the 
current economic changes of land use objectives is required. 
 

Industrial 3 (Clause 
33.03) 

Schedule to the 
Industrial 3 Zone 

This schedule has not been actively 
used in conjunction with the parent 
zone. 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
No changes to mapping. 

N/A (no 
content) 

N/A (no 
content) 

As above. 

Commercial 1 Zone 
(Clause 34.01) 

Schedule to the 
Commercial 1 Zone 

Ordinance:  
• This schedule has not been 

actively used in conjunction with 
the parent zone. 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
No changes to mapping. 

N/A (no 
content) 

N/A (no 
content) 

Similar to the industrial zones, the commercial zones in Bass Coast were reformed 
in 2013 and the changes require further review. 
 

New: Commercial 
2 Zone 
(Clause 34.02) 

N/A  N/A  N/A  N/A  N/A (no 
content) 

N/A (no 
content) 

As above. 

Rural Living Zone 
(Clause 35.03) 

Schedule to the 
Rural Living Zone 

Ordinance:  
• This schedule has not been 

actively used in conjunction with 
the parent zone. 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
No changes to mapping. 

N/A (no 
content) 

N/A (no 
content) 

There were no changes to the mapping of the Rural Living Zone as part of the 
Rural Land Use Strategy and no new local provisions were introduced. 
No further actions required. 

Rural Conservation 
Zone (Clause 35.06) 

Schedule to the 
Rural Conservation 
Zone 

Ordinance:  
• Remove the schedule as it is 

repeating the State default area 
for subdivision. 

No mapping 
issues raised. 

Remove the schedule via a 
planning scheme amendment. 
No changes to mapping. 

N/A 
(redundant 
clause) 

N/A 
(redundant 
clause) 

The Rural Land Use Strategy 2014 and its implementation through Amendment C140 
applied the Rural Conservation Zone to areas surrounding the Rhyll Inlet. 
The Schedule to the Rural Conservation Zone repeats the minimum lot size 
provided by the  Rural Conservation Zone. It is redundant and should be deleted. 

Farming Zone 
(35.07) 

Schedule to the 
Farming Zone 

Ordinance 

• Council has adopted the Rural 
Land Use Strategy in August 
2013. This strategy recommends 
changes to this schedule. 
Implementation of the strategy is 
expected to commence within 

No mapping 
issues raised. 

Update the schedule in 
accordance with the 
recommendation of the 
adopted Rural Land Use 
Strategy 
No changes to mapping. 

Yes No The Rural Land Use Strategy 2014 and its implementation through Amendment C140 
introduced minimum lot sizes for subdivision and new dwellings in the Farming 
Zone. 
Update the Schedule to comply with form and content requirements. 
 



Zone Schedule 2014 Review Findings 2018 Review Findings 

Ordinance (written content) Mapping Recommendation Schedule 
complies 

with Cover 
Sheet 

Schedule 
complies 

with Form 
and content 

2018 Status and Recommendations 

2014/2015 financial year.  

Rural Activity Zone 
(35.08) 

Schedule to the 
Rural Activity Zone 

Ordinance 

• Council has adopted the Rural 
Land Use Strategy in August 
2013. This strategy recommends 
changes to this schedule. 
Implementation of the strategy is 
expected to commence within 
2014/2015 financial year.  

Changes to 
mapping 
associated with 
Rural Land Use 
Strategy. 

Update the schedule in 
accordance with the 
recommendation of the 
adopted Rural Land Use 
Strategy. 
No changes to mapping. 

Yes No The Rural Land Use Strategy 2014 and its implementation through Amendment C140 
created 3 new rural activity zone precincts. 
Update the Schedule to comply with form and content requirements. 

Public Use Zone 
(36.01) 

Schedule to the 
Public Use Zone 

Ordinance:  
• This schedule has not been 

actively used in conjunction with 
the parent zone. 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
No changes to mapping. 

N/A (no 
content) 

N/A (no 
content) 

Support the Department of Environment, Land, Water and Planning in resolving 
zone anomalies. 
 

Public Park and 
Recreation Zone 
(36.02) 

Schedule to the 
Public Park and 
Recreation Zone 

Ordinance:  
• This schedule has not been 

actively used in conjunction with 
the parent zone. 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
No changes to mapping. 

N/A (no 
content) 

N/A (no 
content) 

Support the Department of Environment, Land, Water and Planning in resolving 
zone anomalies. 
 
 

Public Conservation 
and Resource Zone  
(36.03) 

Schedule to the 
Public Conservation 
and Resource Zone 

Ordinance:  
• This schedule exempted the 

requirement for a permit for all 
use and development within 
Cape Paterson Foreshore reserve 
and Bunurong Coastal reserve if 
it is consistent with the 
respective coastal reserve 
management plan. 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
No changes to mapping. 

Yes No Support the Department of Environment, Land, Water and Planning in resolving 
zone anomalies. 
 

Special Use Zone 
(37.01) 

Schedule 1 (Phillip 
Island Motor Racing 
Track) 

Ordinance 
• No issues raised  

No mapping 
issues raised. 

No changes. Yes No Update the Schedule to comply with form and content requirements. 

Schedule 2 (Earth 
and Energy 
Resources Industry) 

Ordinance:  
• No issues raised 

No mapping 
issues raised. 

Consider using this schedule in 
appropriate circumstance to 
improve the efficiency and 
performance of the Bass Coast 
Planning Scheme. 
No changes to mapping. 

Yes No Update the Schedule to comply with form and content requirements. 

Schedule 3 
(Wonthaggi Motor 
Racing Track) 

Ordinance 
• No issues raised  

No mapping 
issues raised. 

No changes. Yes No Update the Schedule to comply with form and content requirements. 

Schedule 5 
(Inverloch RACV 
Resort) 

Ordinance 
• No issues raised  

No mapping 
issues raised. 

No changes. Yes No Update the Schedule to comply with form and content requirements. 

 New: Schedule 6 
Silverwater Resort, 
San Remo 

N/A N/A N/A Yes No Update the Schedule to comply with form and content requirements. 



Zone Schedule 2014 Review Findings 2018 Review Findings 

Ordinance (written content) Mapping Recommendation Schedule 
complies 

with Cover 
Sheet 

Schedule 
complies 

with Form 
and content 

2018 Status and Recommendations 

Comprehensive 
Development Zone 
(37.02) 

Schedule 1 to the 
Comprehensive 
Development Zone 

No issues raised. No mapping 
issues raised. 

No changes. Yes No Update the Schedule to comply with form and content requirements. 

  



Appendix 4: Audit of the overlays

Method
Previous Review Findings

All 14 of the overlays which currently form part of the Bass Coast Planning Scheme were investigated by the previous review in 2014. Since this time, there has only been a small number of State and Council led Planning Scheme 
Amendments that have implemented changes to zones.

Therefore, this review has investigated the 2014 findings for ongoing relevance and updated the findings based on any recent changes.

Consistency with State provisions

Overlays have been audited below to determine whether Schedules are consistent with the Cover Sheet.

Form and content

In December 2017, the Minister for Planning released new requirements as part of the Ministerial Direction on the Form and Content of Planning Schemes, providing specific direction about what can be included in Schedules to 
zones. 

Overlays have been audited below to determine whether Schedules comply with the Ministerial Direction on the Form and Content of Planning Schemes.

Key Findings

Matters that require further strategic work

 Undertake a detailed review of the mapping, provisions, exemptions and decision guidelines of the Schedules to the ESO.
 Heritage Gaps Analysis Study

This project should produce a report which:
 Identifies previously unidentified cultural heritage places across the municipality.
 Provides recommendations for how places should be protected.
 Provides some guidance about how to prioritise protection of sites as part of a rolling program of implementation.

 Review the Coastal erosion mapping provided through the Western Port local Coastal Hazard Assessment to determine whether a planning control is required.

Matters that could be addressed by a Planning Scheme Rewrite

 The Restructure Overlay 6 (Dalyston township) and associated mapping should be deleted.
 Rewrite the provisions of the Design and Development Overlay – Schedule 9 to improve the clarity and reiterate the intent of the overlay which is to restrict site coverage of new buildings.
 Update the Schedule to provide an exemption from a planning permit requirement where minimum floor levels (set by the relevant Floodplain Manager) have been met.



Audit of the Overlays

2014 Review Findings 2018 Review FindingsOverlays Schedule

Ordinance Mapping Recommendation Schedule 
complies 
with 
Cover 
Sheet

Schedule 
complies 
with Form 
and 
content

2018 Status and Recommendations

Schedule 1 – Coastal wetland 
areas

 Schedule refers 
incorrectly to the former 
Department of 
Sustainability and 
Environment (now 
Department of 
Environment and Primary 
Industries).

 Consideration should be 
given to the merits of 
including the comments 
of the relevant 
Catchment Management 
Authority (as well as 
DEPI), before deciding on 
an application. 

 Coastal Acid Sulphate 
Soils (CASS) are a 
significant environmental 
hazard which are 
typically found in coastal 
wetland areas. This 
overlay may be an 
appropriate area of the 
planning scheme to 
include provisions which 
aim to avoid disturbance 
of these areas.

 Review the ordinance in 
light of any recent 
management documents 
that have been adopted 
for coastal wetland areas 
– such as Scenic Estate.

 Review the ordinance in 
light of providing for 
permit exemptions.

No mapping issues raised. Quick fix – update the 
schedule to replace DSE 
with DEPI.
Review the ordinance of the 
ESO1.

Yes. No. Schedule needs to be reworded to accord with form and content to 
include;

 One objective (currently six)
 Decision guidelines needs to be reworded to “The following 

decision guidelines apply to an application for a permit under 
Clause 42.01, in addition to those specified in Clause 42.01 and 
elsewhere in the scheme which must be considered, as 
appropriate, by the responsible authority:”

Undertake a detailed review of the mapping, provisions, exemptions 
and decision guidelines of the Schedules to the ESO should be 
undertaken.

Clause 42.01 
Environmental 
Significance 
Overlay

Schedule 2 – Sites of geological 
and geomorphological 
significance

The schedule refers 
incorrectly to the former 
Department of Sustainability 
and Environment (now 
Department of Environment 
and Primary Industries). 
The ESO2 dos not currently 
provide for any permit 
exemptions.
No further issues have been 

No mapping issues raised. Quick fix – update the 
schedule to replace DSE 
with DEPI.
Review the ordinance of the 
ESO2.

Yes. No. Schedule needs to be reworded to accord with form and content to 
include;

 One objective (currently six)
 Decision guidelines needs to be reworded to “The 

following decision guidelines apply to an application for a 
permit under Clause 42.01, in addition to those specified in 
Clause 42.01 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:”

Undertake a detailed review of the mapping, provisions, exemptions 



identified at this point. and decision guidelines of the Schedules to the ESO.

Schedule 3 – Significant flora 
and fauna habitats

The ESO3 does not currently 
provide for any permit 
exemptions.
Permit requirements include 
only referral and notification 
requirements. They do not 
include permit requirements 
for vegetation removal which 
could be a lost opportunity to 
protect the ecological integrity 
of these significant areas.

Mapping
The mapping of this overlay 
could be reviewed against the 
new Biodiversity mapping work 
that has been undertaken by 
DSE as part of the reforms to 
Victoria’s native vegetation 
permitted clearing regulations. 
All significant areas are now 
shown in the mapping which 
could potentially be cross-
referenced with current ESO3 
areas.

Quick fix – update the 
schedule to replace DSE 
with DEPI.
Undertake a review of the ESO3. 
This should include as a 
minimum –

1.  A review of the 
ordinance to ensure that 
there are sufficient 
permit triggers and 
exemptions.

2. A review of the 
ordinance to determine 
if additional permit 
requirements should be 
put in place.

Undertake a review of the 
mapping in light of biodiversity 
mapping that has recently been 
collated by DEPI which informs 
the new permitted clearing 
regulations. 

Yes. No. Schedule needs to be reworded to accord with form and content to 
include;

 One objective (currently six)
 Decision guidelines needs to be reworded to “The 

following decision guidelines apply to an application for a 
permit under Clause 42.01, in addition to those specified in 
Clause 42.01 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:”

Undertake a detailed review of the mapping, provisions, exemptions 
and decision guidelines of the Schedules to the ESO.

Schedule 4 – Land subsidence No issues have been 
identified at this point.

No mapping issues raised. No further actions required. Yes. No. Schedule needs to be reworded to accord with form and content to 
include;

 One objective (currently four)
 Decision guidelines needs to be reworded to “The 

following decision guidelines apply to an application for a 
permit under Clause 42.01, in addition to those specified in 
Clause 42.01 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:…”

Undertake a detailed review of the mapping, provisions, exemptions 
and decision guidelines of the Schedules to the ESO.

Clause 42.02 
Vegetation 
Protection 
Overlay

Schedule 1 – Significant remnant 
vegetation (applied to remnant 
vegetation  across the 
municipality)

There have been recent 
changes to the Native 
Vegetation Framework, and 
the provisions of the VPO 
should be reviewed against 
the new provisions to ensure 
that they are not in conflict.

Mapping
State government biodiversity 
maps have recently been 
updated by the Department of 
Environment and Primary 
Industries and this may have 
implications for the vegetation 
protection overlay.
There has also recently been a 
Regional Catchment Strategy 
released by the West Gippsland 
Catchment Management 
Authority and the waterway 
management plans are 
underway, which may have 
implications for Council.

 The ordinance should be 
reviewed in light of the 
revised Vegetation 
Framework, which has 
recently been released by the 
State government.

 The mapping should be 
reviewed against the 
biodiversity mapping that 
has recently been made 
available from the 
Department of Environment 
and Primary Industries to 
ensure that vegetation in 
high value areas are 
protected.

 The mapping of the VPO 
areas should be reviewed 
against any recent 

Yes. No. There are minor issues with form and content and the Schedule 
should be reworded to accord with form and content to include;

 Decision guidelines needs to be reworded to “The 
following decision guidelines apply to an application for a 
permit under Clause 42.02, in addition to those specified in 
Clause 42.02 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:…

The intent of the Vegetation Protection Overlay, particularly in 
urban areas, has been eroded by the provisions of 52.48, in 
particular, the ‘10-30 Rule’ which allows “exemption to create 
defendable space around buildings used for accommodation.”
This allows:

 The removal, destruction or lopping of any vegetation within 10 
metres of an existing building used for accommodation; and 

 The removal, destruction or lopping of any vegetation, except 
trees, within 30 metres of an existing building used for 
accommodation 

(constructed before 10 September 2009;  approved 



biodiversity, catchment 
management or vegetation 
strategy/plan.

 A Biodiversity strategy could 
be undertaken to identify 
and address the actions that 
Council can take to protect 
vegetation and biodiversity 
values.

by a planning or building permit before 10 
September 2009; or constructed to replace a 
dwelling or dependent persons unit that was 
damaged or destroyed by a bushfire that occurred 
between 1 January 2009 and 31 March 2009).

As a Particular Provision of the Victorian Planning Provisions, 
Council has no discretion to require a planning permit for 
vegetation removal in many areas where the VPO has been applied.

Schedule 2 – Phillip Island The decision guidelines are 
vague and do not provide 
clarity regarding what 
constitutes significant 
vegetation, wildlife corridors 
and groundwater recharge 
and discharge areas.

Mapping
As per Schedule 1.

The decision guidelines should be 
backed up by a piece of strategic 
work that outlines the following:
 significant vegetation 

(species)
 recognised wildlife corridors
 groundwater discharge and 

recharge areas
 appropriate mechanisms 

that can be put in place to 
mitigate impacts on 
groundwater

The ordinance should be 
reviewed in light of the revised 
Vegetation Framework, which 
has recently been released by the 
State government.

Yes. No. There are minor issues with form and content and the Schedule 
should be reworded to accord with form and content to include;

 Decision guidelines needs to be reworded to “The 
following decision guidelines apply to an application for a 
permit under Clause 42.02, in addition to those specified in 
Clause 42.02 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:…

Schedule 3 - Inverloch The ordinance refers to a 
number of vegetation species 
for which a permit is required 
to remove, destroy or lop, but 
does not clearly articulate why 
these particular species were 
chosen.

Mapping
The VPO has not been extended 
to the urban growth areas on 
the eastern and western fringes 
of Inverloch. 
However, a current planning 
scheme amendment (C124) 
seeks to rezone the area in the 
north-west and apply a 
Development Plan Overlay, 
which has the following specific 
environmental requirements:
 Identification of areas not 

suitable for development.
 Identification of 

environmental issues, 
opportunities and 
constraints (including native 
vegetation)

 Protection of significant 
vegetation

The ordinance is based on two 
reference documents produced 
in 1993 and 1995 respectively, 
which may require review, 
especially in light of the new 
Vegetation Framework.

The ordinance should refer to a 
reference document which 
provides a species identification 
guide.
Consideration should be given to 
whether further extension of the 
VPO3 would provide any 
additional benefit. There are a 
number of large, possibly 
remnant scattered trees in the 
area.
Review the two reference 
documents Inverloch Strategy 
Plan, Shire of Woorayl, 1993 
and Towards a Catchment 
Management Plan for Inverloch, 
Graduate School of 
Environmental Science, Monash 
University, 1995.

Yes Yes There are minor issues with form and content and the Schedule 
should be reworded to accord with form and content to include;

 Decision guidelines needs to be reworded to “The 
following decision guidelines apply to an application for a 
permit under Clause 42.02, in addition to those specified in 
Clause 42.02 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:…

Clause 42.03 
Significant 

Schedule 1 – Strzelecki foothills 
and Bass valley

The schedule is based on 
design and siting guidelines 

No mapping issues raised.  Council should consider 
reviewing the Design and 

Yes. No. There are minor issues with form and content and the Schedule 
should be reworded to accord with form and content to include;



from 1999, which may 
require review.
The map shown on page 3 
titled Vegetation Removal 
Exemption – Bass Highway 

Siting Guidelines for Coastal 
Areas and Rural Hinterland 
1999 and also consider 
including any other relevant 
documents that have been 
completed such as the Rural 
Land Use Strategy (2013) 
and the Rural Tourism 
Strategy.

 No changes to mapping.

 Decision guidelines needs to be reworded to “The 
following decision guidelines apply to an application for a 
permit under Clause 42.02, in addition to those specified in 
Clause 42.02 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:…

Schedule 2 – Phillip Island 
western and south coast 
(applied to the Phillip Island 
western and southern coast to 
protect vegetation, character 
and views, to minimise the 
visual impact of signage and 
other infrastructure and to 
recognise and protect the area 
as a place of significant 
aboriginal cultural heritage 
value).

There are no issues with the 
ordinance. The ordinance was 
last updated through 
Amendment C98 in March 
2011 and tested through an 
independent panels process.

No mapping issues raised.  No changes. Yes. No. There are minor issues with form and content and the Schedule 
should be reworded to accord with form and content to include;

 Decision guidelines needs to be reworded to “The 
following decision guidelines apply to an application for a 
permit under Clause 42.02, in addition to those specified in 
Clause 42.02 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:…

Schedule 3 – Phillip Island 
eastern coast (applies to the 
Phillip Island eastern coast and 
seeks to maintain and improve 
vegetation, character and scenic 
values as well as recognise and 
protect the landscape as a place 
of significant Aboriginal cultural 
heritage value).

There are no issues with the 
ordinance. The ordinance was 
last updated through 
Amendment C98 in March 
2011 and tested through an 
independent panels process.

No mapping issues raised.  No changes. Yes. No. There are minor issues with form and content and the Schedule 
should be reworded to accord with form and content to include;

 Decision guidelines needs to be reworded to “The 
following decision guidelines apply to an application for a 
permit under Clause 42.02, in addition to those specified in 
Clause 42.02 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:…

Schedule 4 – Kilcunda to 
Inverloch coast (applies to the 
coastline from Kilcunda to 
Inverloch and seeks to maintain 
and improve vegetation, 
character and scenic values, as 
well as recognise and protect 
the landscape as a place of 
significant Aboriginal cultural 
heritage value).

There are no issues with the 
ordinance. The ordinance was 
last updated through 
Amendment C98 in March 
2011 and tested through an 
independent panels process.

No mapping issues raised.  No changes. Yes. No. There are minor issues with form and content and the Schedule 
should be reworded to accord with form and content to include;

 Decision guidelines needs to be reworded to “The 
following decision guidelines apply to an application for a 
permit under Clause 42.02, in addition to those specified in 
Clause 42.02 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:…

Landscape 
Overlay

Schedule 5 – Anderson inlet 
(applies to areas around 
Anderson Inlet and seeks to 
maintain and improve 
vegetation, character and scenic 
values, as well as recognise and 
protect the landscape as a place 
of significant Aboriginal cultural 
heritage value).

There are no issues with the 
ordinance. The ordinance was 
last updated through 
Amendment C98 in March 
2011 and tested through an 
independent panels process.

No mapping issues raised.  No changes. Yes. No. There are minor issues with form and content and the Schedule 
should be reworded to accord with form and content to include;

 Decision guidelines needs to be reworded to “The 
following decision guidelines apply to an application for a 
permit under Clause 42.02, in addition to those specified in 
Clause 42.02 and elsewhere in the scheme which must be 
considered, as appropriate, by the responsible authority:…

Clause 43.01 
Heritage 
Overlay

The Schedule to the Heritage 
Overlay (applies to areas across 
Bass Coast Shire that have been 
identified as a heritage place, 
place of cultural significance or 

There are no issues with the 
ordinance. The schedule to 
the overlay has recently been 
subject to Amendment C137 
(formerly C64) and was 

There are no issues with the 
mapping. The overlay has 
recently been subject to 
Amendment C137 (formerly 
C64) and was approved in 

 No changes. Yes No. A major heritage study was undertaken in 2001, which initially 
identified a 651 potentially significant heritage places across the 
municipality. Since this time, 165 of the heritage places have been 
through a second phase of investigation (a full Citation) which has 
provided the justification for protection through the planning 



elements which contribute to 
the significance of heritage 
places).

approved in August 2013. August 2013. scheme. 
The outstanding 486 heritage places have not been further 
investigated and there are no planning controls in place to trigger 
consideration of heritage significance for these sites. Further to this 
outstanding matter, other matters of cultural heritage significance, 
such as aboriginal heritage sites, significant trees have not been 
included in previous heritage studies.
A Heritage Study, including a Gaps Analysis is required.

Schedule 1 -Residential areas 
near the coast

Bass Coast Amendment C131 
is in the final stages of the 
amendment process and 
seeks to provide clarity 
regarding the ordinance. 

The DD01 area does not 
include some part of Kilcunda.

 Upon completion of 
Amendment C82 sometime 
in the future, consider the 
benefits of amending the 
DDO1 to remove reference 
to climate change and sea 
level rise issues.

 The existing DDO1 area at 
Kilcunda should be extended 
to include the north-east 
extension area and the 
undeveloped land in the 
southeast of the settlement, 
by way of a separate 
amendment, as directed by 
the independent planning 
panel for Amendment C93.

Yes No The DDO1 is currently under review as part of the Coastal 
Planning Controls Project, which s anticipated to provide a 
significant update to the provisions of the DDO1.

Schedule 2 - Airfield Environs 
(applies to residential land close 
to the east-west runway of the 
Phillip Island airfield in order to 
provide for an adequate 
approach gradient to the 
runway).

DDO2 is principally to 
provide control over buildings 
and works within an airfield 
approach gradient. However, 
if aircraft noise is also an 
issue, adequate noise control 
measures could be included in 
this schedule.

No mapping issues raised.  Review overlay controls 
around the Phillip Island 
Airfield, with a view to 
ensuring clear approach 
gradients to runways and 
restriction of development in 
areas subject to high levels 
of aircraft noise.

 No changes to mapping.

Yes No Update the Schedule to comply with form and content 
requirements.

Schedule 3 – Cowes Foreshore 
Precinct

The ordinance has been 
informed by two reports - the 
Cowes Foreshore Precinct 
Phillip Island – Urban Design 
Report 2000 and Cowes 
Foreshore Precinct Phillip 
Island – Urban Design Report 
2003 which are both over 11 
years old.

No mapping issues raised.  Review the Cowes Foreshore 
Precinct Phillip Island – 
Urban Design Report 2003.

 No changes to mapping.

Yes No An amendment currently underway to implement the Cowes 
Activity Centre Plan seeks to combine a number of DDO’s into one 
consistent planning control.

Clause 43.02 
Design and 
Development 
Overlay

Schedule 4 – Business and 
Mixed use zones (Cowes and 
San Remo)

The ordinance has been 
informed by two reports - the 
Cowes Foreshore Precinct 
Phillip Island – Urban Design 
Report 2000 and Cowes 
Foreshore Precinct Phillip 
Island – Urban Design Report 
2003 which are both over 11 
years old.

No mapping issues raised.  Review the Cowes Foreshore 
Precinct Phillip Island – 
Urban Design Report 2003.

 No changes to mapping.

Yes No Update the Schedule to comply with form and content 
requirements.



Schedule 5 Emergency Services 
Flight Path Area: Cowes

The ordinance associated with 
DDO5 have been subjected 
to an independent planning 
panel review as part of 
Amendment C57 and was 
adopted by Council 

No mapping issues raised.  No changes. Yes No Update the Schedule to comply with form and content 
requirements.

Schedule 6 (Emergency Services 
Flight Path Area: Cowes)

The ordinance associated with 
DDO6 have been subjected 
to an independent planning 
panel review as part of 
Amendment C57 and was 
adopted by Council 

No mapping issues raised.  No changes. Yes No Update the Schedule to comply with form and content 
requirements.

Schedule 7 - Emergency 
Services Flight Path Area: 
Wonthaggi

The ordinance associated with 
DDO7 have been subjected 
to an independent planning 
panel review as part of 
Amendment C57 and was 
adopted by Council.

No mapping issues raised.  No changes. Yes No Update the Schedule to comply with form and content 
requirements.

Schedule 8 - Emergency 
Services Flight Path Area: 
Wonthaggi

The ordinance associated with 
DDO8 have been subjected 
to an independent planning 
panel review as part of 
Amendment C57 and was 
adopted by Council. 

No mapping issues raised.  No changes. Yes No Update the Schedule to comply with form and content 
requirements.

Schedule 9 – Residential Areas 
with environmental value 

The ordinance associated with 
DDO9 has recently been 
introduced to the Bass Coast 
Planning Scheme as part of 
Amendment C124. 

No mapping issues raised.  No changes. Yes No The contents of the DDO9 are overly complex and the intent of 
the overlay is not being met.
The provision needs to be rewritten to improve clarity and planning 
outcomes. 

Schedule 10 – Inverloch Marine 
Site, Inverloch 

The ordinance associated with 
DDO10 has recently been 
introduced to the Bass Coast 
Planning Scheme as part of 
Amendment C124. 

No mapping issues raised.  No changes. Yes No Update the Schedule to comply with form and content 
requirements.

Clause 43.03 
Incorporated 
Plan Overlay

Schedule 1 – Saltwater Creek 
Area, Ventnor

N/A N/A N/A Yes No Update the Schedule to comply with form and content 
requirements.

Clause 43.04 
Development 
Plan Overlay

Schedules 1 to 25 Not included Not included. Not included. Not 
included.

Not included. Refer to Development Plan Overlay Review 2018 

Clause 44.01 
Erosion 
Management 
Overlay

Schedule to the Erosion 
Management Overlay (applies to 
rural areas affected by the 
Anderson ridgeline and the 
Strzelecki foothills).

The schedule only refers to 
exemptions for agricultural 
activities, power lines and 
some buildings. 
Application requirements are 
not clearly set out.
There are no decision 
guidelines.

Consideration should be given to 
the merits of applying the 
overlay to areas affected by or 
vulnerable to coastal erosion. 
Coastal Hazard mapping is 
currently being undertaken for 
Westernport and the 
information will be available in 
the near future.

 Should be reviewed against 
other Council schedules to 
ensure that Council is using 
best practice application 
requirements, decision 
guidelines and exemptions.

 Review areas affected by 
erosion.

Yes No Review the Coastal erosion mapping provided through the Western 
Port local Coastal Hazard Assessment to determine whether a 
planning control is required.
Update the Schedule to comply with form and content 
requirements.

Clause 44.04 
Land Subject to 
Inundation 

Schedule to the Land Subject to 
Inundation Overlay

The schedule does not include 
sufficient application 
requirements or decision 

The mapping is insufficient as it 
does not include all areas that 
are subject to flooding. 

 Continue to process Planning 
Scheme Amendment C82

Yes No Amendment C82 was completed in 2015.
Update the Schedule to provide an exemption from a planning 
permit requirement where minimum floor levels (set by the 



Overlay guidelines. Nor does it provide 
for a sufficient range of 
exemptions. 

Amendment C82 seeks to rectify 
this and is currently underway.

relevant Floodplain Manager) have been met.
Update the Schedule to comply with form and content 
requirements.

*Deleted: Schedule 2 – 
Pioneer Bay (was applied to 
areas around Pioneer Bay 
that have been identified as 
vulnerable to coastal 
hazards).

As per LSIO-1 above. As per LSIO-1 above.  Continue to process Planning 
Scheme Amendment C82

N/A 
(deleted)

N/A 
(deleted)

N/A (deleted)

Clause 44.06 
Bushfire 
Management 
Overlay

*New: Schedule 1 N/A N/A N/A Yes Yes No further action required.

*New: Schedule 2 N/A N/A N/A Yes Yes No further action required.

Clause 
45.01Public 
Acquisition 
Overlay

PAO 1 (applies to land required 
by VicRoads for road widening 
project

The Bass Highway 
Duplication project has been 
completed. The reference to 
PAO1 can be removed from 
the schedule.

Mapping change is required to 
remove PAO1 as it is no longer 
required.

 Remove the reference to this 
schedule.

 Remove the mapping for this 
reference to the schedule.

Yes No Requires further investigation – contact Vic Roads.

*Deleted: PAO2 (applied to 
land within the Summerland 
Estate, Phillip Island by the 
State Government for the 
purpose of penguin 
conservation)

The buyback program by 
the State Government for 
penguin conservation was 
concluded in 2010. The 
reference to PAO2 can 
be removed from the 
schedule.

Mapping change is required 
to remove PAO2 as it is no 
longer required.

 Remove the reference to 
this schedule.

 Remove the mapping for 
this reference to the 
schedule.

N/A 
(deleted)

N/A 
(deleted)

N/A (deleted)

*New PAO2 (applies to land 
being acquired by Bass Coast 
Shire Council for drainage 
purposes)

N/A N/A N/A Yes No Update the Schedule to comply with form and content 
requirements.

The PAO3 (applies to land 
required by Bass Coast Shire 
Council for the purpose of right 
of way).

No change. No change. No changes. Yes No Update the Schedule to comply with form and content 
requirements.

*Deleted: PAO4 (applied to 
land required by Westernport 
Water for Candowie dam 
upgrade).

The reference to the 
PAO4 can be removed 
from the ordinance as it 
is not being used.

No mapping change is 
required to remove PAO4 
as it has been removed in 
the past.

 Remove the reference to 
this schedule.

N/A 
(deleted)

N/A 
(deleted)

N/A (deleted)

Clause 45.05 
Restructure 
Overlay

RO1 (Dudley township) *Incorrectly recommended 
the RO1 could be deleted.

*Incorrectly recommended the 
RO1 could be deleted.

*Incorrectly recommended that 
the RO1 be deleted.

Yes No Update the Schedule to comply with form and content 
requirements.

RO2 (Adams Estate) The reference to RO2 is to 
remain as the consolidation of 
lots is incomplete.

No mapping issues raised. No changes. Yes No Update the Schedule to comply with form and content 
requirements.

RO3 (Queensferry township) The reference to RO3 is to 
remain as the consolidation of 
the lots is incomplete.

No mapping issues raised. No changes. Yes No Update the Schedule to comply with form and content 
requirements.

RO4 (Kilcunda township) The reference to RO4 is to 
remain as the consolidation of 
the lots is incomplete.

No mapping issues raised. No changes. Yes No Update the Schedule to comply with form and content 
requirements.



RO5 (Woolamai township) *Incorrectly recommends 
that: 
The reference to RO5 can be 
removed from the ordinance 
as all the land appears to 
have been consolidated in 
accordance with the 
restructure plan.

*Incorrectly recommends that:
Mapping change is required to 
remove RO5 as it is no longer 
required.

*Incorrectly recommends:
 Remove the reference to this 

schedule.
 Remove the mapping for this 

reference to the schedule.

Yes No There are some outstanding lots that have not been consolidated 
and therefore the RO5 should remain in place.

RO6 (Dalyston township) The reference to RO6 is to 
remain as the consolidation of 
the lots is incomplete.

No mapping issues raised. No changes. Yes No In Dalyston, the Restructure Overlay and the consolidation of 
lots is no longer considered relevant, because the town has 
recently been coneected to reticulated sewerage and 
infrastructure can support typical residential densities 
(Wonthaggi Dalyston Structure Plan 2008 found that the 
infrastructure at the time could support a doubling of the 
population at Dalyston).
The Restructure Overlay 6 and associated mapping should be 
deleted.



RO7 Wonthaggi South *Incorrectly recommends:
The reference to RO7 can be 
removed from the ordinance 
as all the land appears to 
have been consolidated in 
accordance with the 
restructure plan.

*Incorrectly recommends:
Mapping change is required to 
remove RO7 as it is no longer 
required.

*Incorrectly recommends:
 Remove the reference to this 

schedule.
Remove the mapping for this 
reference to the schedule.

Yes No There are some outstanding lots that have not been consolidated 
and therefore the RO5 should remain in place.





Appendix 5: Development Plan Overlay Schedules 
Review 

May 2018 



Executive Summary 
This document forms the basis of recommendations regarding the Development Plan Overlay (DPO) as 
part of the Bass Coast Planning Scheme Review 2018.  

There are currently 24 Schedules to the DPO in the Bass Coast Planning Scheme, which apply to one or 
multiple development sites.  

This review has found that:  

1. Some developments have been completed and the Development Plan Overlay is a redundant 
control which could be deleted. 

2. There are some DPO areas for which there are endorsed Development Plans which only partially 
cover the wider DPO area. For such areas the Schedule to the DPO remains relevant and the 
control should be retained. 

3. Further work is required to investigate mechanisms for dealing with future land use and 
development in the DPO1 area.  

4. Use of the DPO7 Rural hamlets to encourage consolidation of small rural lots is considered 
redundant due to recent changes to the local policy and the Farming Zone (Amendment C140). 
The DPO7 should be deleted. 

5. All Schedules to the DPO (except one – DPO5 which was recently updated) are not consistent 
with recent changes to the Ministerial Direction on the Form and Content of Planning Schemes. The 
Schedules should be updated as part of a Planning Scheme Rewrite. 

6. There are opportunities for further improvements to the Schedules, as well as opportunities for 
permit exemptions. 
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Key Findings 
DPO 
Schedule 
no. 

Name Endorsed 
Development 
Plan 

Recommendation 

1 Ruttle Lane & Albert Ruttle Drive, 
Inverloch 

Yes Investigate mechanisms for dealing 
with future land use and development 
in the DPO1 area. 

2 Coronet Bay Yes Retain the DPO2. 

3 Corner of Bass Highway and Glen 
Alvie Road, Grantville 

Partial DPO area 
covered. 

Retain the DPO3.   

4 Corner of Bass Highway and 
Queensferry Road, Grantville 

No Retain the DPO4. 

5 Glen Alvie/Acacia Roads, Grantville Yes Retain the DPO5. 

6 Cowes South-East Industrial And 
Low Density Residential Area 

Yes Retain the DPO6. 

7 Rural Hamlets No Remove the DPO7. 

8 Inverloch Parklands Estate and Lot 
122 LP 132220, Inverloch-Tarwin 
Lower 

Road, Inverloch 

Yes Retain the DPO8. 

9 Corner of Korumburra Road & 
Biggs Drive, Wonthaggi 

Yes Remove the DPO9. 

10 Bass Coast Adult Education 
Centre, Wonthaggi 

Yes Retain the DPO10. 

11 Land contained in Certificate of 
Title Vol. 9940 Folio. 442, which is 
described as being 

Crown Allotments 14, 15, 16, 17 & 
18, Parish of Phillip Island, County 
of Mornington. 

Yes Retain the DPO11. 

12 Future residential areas Yes Remove the DPO12. 

13 Land contained in Allotments 9, 10, 
13, 14, 15 and 16 (PS203121X) and 
Lots 1 & 2 

(PS525132F), Glendale Court, 
Inverloch 

Yes Retain the DPO13 

14 Land contained in Lot 1 and 2 
(LP214757M) and Lot 4 and 5 
(LP138760) in Cashin Street, 
Inverloch 

Yes Retain the DPO14. 

15 Future residential areas No Retain the DPO15. 
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16 Grantville-Glen Alvie Road, 
Grantville Residential land 

Yes Retain the DPO16. 

17 There is no DPO17. N/A N/A 

18 4136 Bass Highway, Dalyston Yes Retain the DPO18. 

19 Justice Road, Cowes Yes – Partial DPO 
area covered. 

Retain the DPO19. 

20 Residential areas - Wonthaggi Yes. Remove the DPO20. 

21 Wonthaggi North-East growth 
Area 

Yes Retain the DPO21. 

22 San Remo residential growth area Yes Retain the DPO22. 

23 San Remo residential growth area Yes Retain the DPO23. 

24 Inverloch growth areas No Retain the DPO24. 

25 Not provided Yes Retain the DPO25. 
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Introduction  
This report reviews the current application and provisions of the Development Plan Overlay (DPO) in the 
Bass Coast Shire Council Planning Scheme.  

The purpose of the DPO is:  

• To identify areas which require the form and conditions of future use and development to be shown on a 
development plan before a permit can be granted to use and develop the land.  

• To exempt an application from notice and review if it is generally in accordance with the development plan.  

Like all overlays which form part of the Victorian Planning Provisions, the DPO has a standardised Cover 
Sheet which provides consistent provisions across the state. The DPO requires a Development Plan to be 
prepared before a permit can be granted to subdivide land, to construct a building or construct or carry 
out works. 

Localised Schedules to the DPO provide Council with an opportunity to establish a strategic framework 
for the content of a Development Plan and greater certainty about what it must contain, as well as the key 
planning issues that must be addressed.  

The Ministerial Direction on the Form and Content of Planning Schemes outlines that Schedules to the DPO can 
be used to outline: 

• Requirements before a permit can be granted. 
• Conditions and requirements for permits 
• Requirements for a development plan. 

A Development Plan must describe: 

• The land to which it applies 
• The proposed use and development of each part of the land 
• Any other matters specified in a schedule. 

There are currently 24 Schedules to the DPO in the Bass Coast Planning Scheme, which apply to one or 
multiple development sites.  
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Methodology 
Development Plan 

For each DPO area, Council records were checked to determine whether one or more Development 
Plans had been endorsed by Council. 

Development status 

A development was generally considered completed when the subdivision was completed, That is, there 
was an endorsed Development Plan and the land had been subdivided in accordance with the Development 
Plan. In some circumstances, the provisions of the DPO Schedule included requirements for permits which 
were still useful. In these circumstances, it was considered appropriate to retain the Schedule to the DPO 
in order to retain these controls. 

DPO Provisions 

Each DPO Schedule was checked against the Ministerial Direction on The Form and Content of Planning 
Schemes, which stipulates the formatting and wording of any new provisions of the planning scheme. 

Form and content 

In December 2017, the Minister for Planning released new requirements as part of the Ministerial Direction 
on the Form and Content of Planning Schemes, providing specific direction about what can be included in a 
DPO Schedule. Form and content were checked as part of this review.  

Opportunities for exemptions 

The provisions of the Development Plan Overlay generally require that a Development Plan must be 
approved before a permit can be granted to: 

• Use or subdivide land. 
• Construct a building or construct or carry out works.  

Exemptions from these requirements are included inconsistently across the twenty-four Schedules.  

Exemptions are provided for: 

• Agriculture and any buildings or works associated with the use of the land for agricultural purposes. 
• Any buildings or works associated with the use of land for a caravan park (location specific 

exemption) 
• A fence. 
• Minor drainage works. 
• Minor earthworks. 
• To remove, destroy or lop vegetation. 
• Subject to consent from the responsible authority a planning permit may be granted for one 

dwelling on an existing lot, including outbuildings, provided it is the only dwelling on the lot; 

As part of a future Planning Scheme Rewrite, exemptions should be applied consistently across the DPO 
Schedules. 
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DPO1: Ruttle Lane & Albert Ruttle Drive, Inverloch 

Site area and description 

 

The DPO1 applies to land within the Rural Living Zone 
located outside the Inverloch settlement boundary. 

 
Development Plan 

 

There is an endorsed Development Plan which covers 
the entire DPO1 area. 

 

Development Status 

 

Incomplete.  

The land has been subdivided in accordance with the 
endorsed Development Plan, however some vacant 
blocks remain. 

 

DPO1 Provisions 

 

The DPO1 stipulates a number of conditions and 
requirements for Buildings and works, however these 
requirements were developed under the old Bass 
Planning Scheme and have not been translated correctly 
when the New Format Planning Schemes were 
introduced in 1999.   

For example, the DPO1 stipulates that only one dwelling 
is permitted on each lot. However, the DPO1 does not 
(and cannot)) include an actual permit trigger for 
consideration of this matter, because they can only deal 
with matters pertaining to the Development Plan.  

Given that vacant lots remain within the DPO1 area, 
there is potential for new development in the DPO1 
area to be constructed as of right, without consideration 
of the Buildings and works provisions of the DPO1. 
Therefore the intent of the control is not able to be 
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achieved under the existing provisions. 

This matter could be addressed through the introduction 
of another control, which requires further investigation. 

Recommendation Investigate mechanisms for dealing with future land use 
and development in the DPO1 area. 
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DPO 2: Coronet Bay 

Site area and description 

 

The DPO2 applies to land within the General Residential 
Zone in Coronet Bay. 

 
Development Plan 

 

There is an endorsed Development Plan dated June 2006 
which covers the entire DPO2 area. 

 

Development Status 

 

Stage 1 of this development (36 lots) has approvals, 
however construction does not appear to have 
commenced (see below). 

 
DPO2 Provisions 

 

The Form and Content of the Schedule is not consistent 
with current Ministerial directions and needs to be 
updated. 

Recommendation 

 

Retain the DPO2 mapping and update the ordinance. 
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DPO3: Corner of Bass Highway and Glen Alvie Road, Grantville 

Site area and description 

 

The DPO3 applies to two areas of Grantville separated 
by Grantville-Glen Alvie Road. North of Grantville-Glen 
Alvie Road, it includes both commercial and residential 
land and to the south includes both mixed use and 
residential land. 

 

Development Plan 

 

There is one endorsed Development Plan for a small but 
centrally located part of the DPO3 area, on the southern 
side of Grantville-Glen Alvie Road. 

 

Development Status Incomplete 

DPO3 Provisions 

 

The Form and Content of the Schedule is not consistent 
with current Ministerial directions and needs to be 
updated. 

Recommendation 

 

Retain the DPO3 mapping and update the ordinance. 
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DPO4: Corner of Bass Highway and Queensferry Road, Grantville 

Site area and description 

 

The DPO4 applies to a large parcel of mostly vacant Low 
Density Residential Zone land along the Bass Highway in 
Grantville. A number of overlays affect the site, including 
the Bushfire Management Overlay, Design and 
Development Overlay (Schedule 1) and the Land Subject 
to Inundation Overlay. 

 

Development Plan 

 

There are no endorsed Development Plans for the 
DPO4 area. 

Development Status 

 

Incomplete. 

DPO4 Provisions 

 

The Form and Content of the Schedule is not consistent 
with current Ministerial directions and needs to be 
updated. 

Recommendation 

 

Retain the DPO4 mapping and update the ordinance. 
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DPO5: Glen Alvie/Acacia Roads, Grantville 

Site area and description 

 

The DPO5 applies to both General Residential Zone and 
Low Density Residential Zone land off Acacia and 
Grantville Glen Alvie Roads in Grantville. The land is 
mostly undeveloped and proposed roads to service the 
future residential area remain uncompleted. 

 

Development Plan 

 

There is an endorsed Development Plan which covers 
the entire DPO5 area, approved in September 2005. 

 

Development Status 

 

Incomplete. The land has not been completely subdivided 
in accordance with the Development Plan. 
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DPO5 Provisions 

 

The DPO5 was updated in 2016 to remove redundant 
controls.  

As such, the content has been updated to be consistent 
with new Ministerial Guidelines on the form and content 
of planning schemes. 

Recommendation No changes required. 
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DPO6: Cowes South-East Industrial and Low Density Residential Area 

Site area and description 

 

The DPO6 applies to Industrial 3 Zone and Low Density 
residential land in Cowes, between Settlement, 
Dunsmore, Coghlan and Cowes-Rhyll Roads. The north 
area of the overlay is predominately a light industrial 
estate and the southern area of the site is low density 
residential land. 

 

Development Plan 

 

There is Development Plan for the whole DPO6 area 
which does not appear to have been endorsed. 

 
 

Development Status 

 

Incomplete. Much of the estate has been developed, 
however there are a number of vacant blocks remaining. 

DPO6 Provisions 

 

The Form and Content of the Schedule is not consistent 
with current Ministerial directions and needs to be 
updated. 

Recommendation 

 

Retain the DPO6 mapping and update the ordinance. 
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DPO7: Rural Hamlets 

Site area and description 

 

The DPO7 applies to several rural hamlets in the towns 
of, Woolamai (Turnbull Woolamai Rd), Glen Forbes 
(Dalyston Glen Forbes Rd & Almurta Glen Forbes Rd) 
and Kernot (Saleyard Dr).  

 

 

 

Development Plan There are no endorsed Development Plans for any of 
the sites. 
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Development Status 

 

Incomplete. 

DPO7 Provisions 

 

The intent of this overlay is to consolidate the existing 
lots and prevent further subdivision or dwellings.  

Since the introduction of the Rural Strategy in 2017 
(Amendment C140), there is a strong policy framework 
for considering such development in the Farming Zone. 
Therefore this control in the sites of Woolamai and 
Kernot are redundant. 

Recommendation Remove the DPO7 mapping and ordinance. 
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DPO8: Inverloch Parklands Estate and Lot 122 LP 132220, Inverloch-
Tarwin Lower Road, Inverloch 

Site area and description 

 

The DPO8 applies to General Residential Zone land to 
the west of Screw Creek in Inverloch. 

 

Development Plan 

 

There is an endorsed Development Plan which is dated 
December 2002, which applies to the entire DPO8 area. 

 

Development Status 

 

Incomplete 

DPO8 Provisions 

 

The Schedule is not consistent with form and content 
requirements. 

Recommendation 

 

Retain the DPO8 mapping and update the ordinance 

 

DPO9: Corner of Korumburra Road & Biggs Drive, Wonthaggi 
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Site area and description 

 

The DPO9 applies to Commercial 1 Zone land in the 
Wonthaggi town centre (Bass Coast Plaza and Big W sites), 
located between Korumburra Rd, Biggs Dr and Murray St. 

 

Development Plans 

 

Two approved Development Plans, dated August 2007 (Big 
W) and August 2010 (Wonthaggi Plaza) provide instruction 
for the entire overlay.  

Development Status 

 

Completed. 

DPO9 Provisions 

 

The Development is completed and all provisions are 
considered redundant. 

Recommendation 

 

Remove the DPO9 mapping and ordinance. 
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DPO10: Bass Coast Adult Educational Centre 

Site area and description 

  

The DPO10 applies to Council owned land in the 
General Residential Zone, which houses the Bass Coast 
Adult Educational Centre. The site is located next to the 
Chisholm TAFE site, in Wonthaggi North.  

 

Development Plan 

 

There is an endorsed development plan which is dated 
May 2012 outlining the land uses and layout of the adult 
education centre.  

The Development Plan only partially covers the site. 
Land South of the site remains vacant land and no 
approved development plans are established for this land. 

 

Development Status 

 

Complete. The adult education centre shown on the 
Development Plan has been completed, however the 
DPO10 land which is not covered by the Development 
Plan remains undeveloped. 
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DPO10 Provisions 

 

The Form and Content of the Schedule is not consistent 
with current Ministerial directions and needs to be 
updated. 

Recommendation 

 

Retain the DPO10 mapping and update the ordinance. 
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DPO11: Land contained in Certificate of Title Vol. 9940 Folio. 442, which 
is described as being Crown Allotments 14, 15, 16, 17 & 18, Parish of 
Phillip Island, County of Mornington. 

Site area and description 

 

The DPO11 applies to the Seagrove estate in 
Cowes, which is partially developed with further 
areas currently under construction. 

 

Development Plan 

 

There is an endorsed Development Plan which is dated 
June 2012 which covers the entire DPO11 area. 

 

Development Status 

 

Incomplete. 

DPO11 Provisions 

 

The Schedule is not consistent with form and 
content requirements. 

Recommendation 

 

Retain the DPO11 mapping and update the ordinance. 
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DPO12: Future Res AREAS, Crown Allotments 83 & 84, Settlement, 
Coghlan and Cowes-Rhyll Roads, Cowes East, Phillip Island 

Site area and description 

 

The DPO12 applies to the Shearwater Estate in Cowes, which is 
nearing completion. 

 

Development Plan 

There is an endorsed Development Plan which 
is dated December 2008 which covers the 
entire DPO12 area. 

 

Development Status 

 

Completed. 

DPO13 Provisions 

 

The Development is completed and all provisions are 
considered redundant. 

Recommendation Remove the DPO12 mapping and ordinance. 
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DPO13: Glendale Court Inverloch 

Site area and description 

 

The DPO13 applies to a General Residential Zone area 
off Ullathornes Road in Inverloch.  

 

Development Plan 

 

There is an endorsed Development Plan which is dated 
May 2008 which covers the entire DPO13 area. 

 

Development Status 

 

Incomplete. 

DPO13 Provisions 

 

The Form and Content of the Schedule is not consistent 
with current Ministerial directions and needs to be 
updated. 

Recommendation 

 

Retain the DPO13 mapping and update the ordinance. 
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DPO14: Land contained in Lot 1 and 2 (LP214757M) and Lot 4 and 5 
(LP138760) in Cashin Street, Inverloch 

Site area and description 

 

The DPO14 applies to a General Residential Zone area 
off Cashin Street, Inverloch.  

 

Development Plan 

There is an endorsed Development Plan which is dated 
February 2009. 

 

Development Status 

 

Incomplete. The site is almost fully developed with the 
exception of lot 1 (LP214757M). 

DPO14 Provisions 

 

The Form and Content of the Schedule is not consistent 
with current Ministerial directions and needs to be 
updated. 

Recommendation 

 

Retain the DPO14 mapping and update the ordinance. 
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DPO15: Future residential areas 

Site area and description 

 

The DPO15 applies to the Shoalhaven Estate in Cowes 
(previously Justice Farm Estate), situated north of 
Ventnor Road. 

 

Development Plan 

 

There is an endorsed Development Plan dated 
November 2008, which covers the entire DPO15 
area.  

 

Development Status Incomplete. 

DPO15 Provisions 

 

The Schedule is not consistent with form and 
content requirements. 

Recommendation 

 

Retain the DPO15 mapping and update the 
ordinance. 
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DPO16: Grantville-Glen Alvie Road, Grantville Residential land 

Site area and description 

 

The DPO16 applies to General Residential Zone land in 
Grantville, located north of Grantville-Glen Alvie Road. 

 

Development Plan 

 

There is an endorsed Development Plan dated 
December 2013 which applies to the entire DPO16 area. 

 

Development Status 

 

Incomplete. 

DPO16 Provisions 

 

The Schedule is not consistent with form and 
content requirements. 

Recommendation 

 

Retain the DPO16 mapping and update the 
ordinance. 

 

Note: There is no DPO17  
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DPO18: 4136 Bass Highway, Dalyston 

Site area and description 

 

The DPO18 applies to Township Zone land in Dalyston, 
south of Bass Highway. 

 

Development Plan 

 

There is an endorsed Development Plan dated 
September 2011 which applies to the entire DPO18 
area. 

 

Development Status 

 

Incomplete. 

DPO18 Provisions 

 

The Schedule is not consistent with form and 
content requirements. 

Recommendation 

 

Retain the DPO18 mapping and update the 
ordinance. 
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DPO19: Justice Road, Cowes 

Site area and description 

 

 

The DPO19 applies to General Residential Zone 
land in Cowes, east of Justice Road and the 
Seagrove Estate. 

 

Development Plan 

 

There is an endorsed Development Plan dated 
December 2010 which covers the entire DPO19 
area. 

 

Development Status 

 

Incomplete. 

DPO19 Provisions 

 

The Schedule is not consistent with form and 
content requirements. 

Recommendation 

 

Retain the DPO19 mapping and update the 
ordinance. 
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DPO20: Residential areas – Wonthaggi 

Site area and description 

 

The DPO20 applies to three sites across Wonthaggi: 

1. Lot A on Plan of Subdivision 531081L 
(Wentworth Road site);  

2. Lots 1-13 on Plan of Subdivision 5562 (Vicars 
Avenue site); and  

3. Crown Allotment 20M, Section 100, Wonthaggi 
(South Dudley Road site). 

 

Development Plan 

 

There are endorsed Development Plans which cover 
each of the DPO20 areas follows: 

Lot A on Plan of Subdivision 531081L (Wentworth Road 
site);  

 
Lots 1-13 on Plan of Subdivision 5562 (Vicars Avenue 
site) 
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Crown Allotment 20M, Section 100, Wonthaggi (South 
Dudley Road site). 

 

Development Status 

 

Lot A on Plan of Subdivision 531081L (Wentworth Road 
site): complete. 

Lots 1-13 on Plan of Subdivision 5562 (Vicars Avenue 
site): complete. 

Crown Allotment 20M, Section 100, Wonthaggi (South 
Dudley Road site): complete. 

 

DPO20 Provisions 

 

The developments have all been completed and the 
provisions are no longer relevant. 

Recommendation 

 

Delete the DPO20 mapping and ordinance.  
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DPO Schedule 21: Wonthaggi North-East Growth Area 

Site area and description 

 

The DPO21 applies to General Residential Zone, 
Commercial 2 Zone and Industrial 1 Zone land within 
the Wonthaggi North East Growth Area. It applies only 
to land that was rezoned, excluding the Farming Zone 
land that was not included in the rezoning. 

 

 

Development Plans 

 

Some Development Plans have been endorsed across the 
DPO21 area, however Council has recently (June 2016) 
adopted a Precinct Structure Plan (PSP) for the entire 
Wonthaggi North East Growth Area. It is anticipated 
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that the PSP will be implemented into the planning 
scheme in the very short term. 

Development Status 

 

Incomplete. 

DPO21 Provisions 

 

The Schedule is not consistent with form and 
content requirements. 

Recommendation 

 

When the Wonthaggi North East PSP is implemented 
through a planning scheme amendment, remove the 
DPO21 mapping and ordinance. 
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DPO22: San Remo residential growth area 

Site area and description 

 

The DPO22 applies to General Residential Zone land in San 
Remo, immediately south of Phillip Island Road and west of 
Potters Hill Road. 

 

Development Plan 

 

There is an endorsed Development Plan dated April 2015which 
covers the entire DPO22 area, which is the ‘Island Views’ 
estate. 

 

Development Status 

 

Incomplete. 

DPO22 Provisions 

 

The Schedule is not consistent with form and content 
requirements. 

Recommendation 

 

Retain the DPO22 mapping and update the ordinance. 

 

33 

 



DPO23: San Remo residential growth area 

Site area and description 

 

The DPO23 applies to General Residential Zone land in 
San Remo, north of Phillip Island Road and west of 
Potters Hill Road. 

 

Development Plan 

 

There is an endorsed Development Plan dated February 
2014 which covers the entire DPO23 area. 

 

Development Status 

 

Incomplete. 

DPO23 Provisions 

 

The Schedule is not consistent with form and content 
requirements. 

Recommendation 

 

Retain the DPO23 mapping and update the ordinance. 
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DPO24: Inverloch growth areas 

Site area and description 

 

The DPO24 applies to General Residential Zone land on 
the west and east side of Ullathornes Road, in Inverloch. 
The land to the east surrounding Nesci Court was 
previously developed for low density residential housing, 
as such, the land has been subdivided into low density 
lots. 

 

Development Plan 

 

There are no endorsed Development Plans for the 
DPO24 area. 

Development Status 

 

Incomplete. 

DPO24 Provisions 

 

The Schedule is consistent with form and content 
requirements 

Recommendation 

 

Retain the DPO24 mapping and no changes required to 
the ordinance. 
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DPO25: (title of DPO25 not provided) 

Site area and description 

 

The DPO25 applies to General Residential Zone land in Inverloch, 
south east of Screw Creek. This includes the ‘Big 4’ Caravan Park site 
and the ‘Broadbeach’ estate. 

 

Development Plan 

 

There is an endorsed Development Plan dated March 2016 which 
partially applies to the DPO25 area. 

 

Development Status 

 

Incomplete.  

DPO25 Provisions 

 

The Schedule is not consistent with form and content requirements. 

Recommendation 

 

Retain the DPO25 mapping and update the ordinance. 
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Appendix 6: Planning Scheme Amendments  

State led planning scheme amendments 

The table below summarises state led Planning Scheme Amendments which have been relevant to Bass 
Coast and completed since the Bass Coast Planning Scheme Review 2014 (previous review) was completed.  

VC Amendments are those that have been applied statewide, whilst GC Amendments applies to a group of 
Councils. 

Table 1: State led Planning Scheme Amendments 
Amendment  
Number 

 Amendment 
completed 

VC144 Amended Clause 52.05 Advertising signs to: specify ‘electronic sign’ in Section 2 
of Category 3 - High amenity areas (Clause 52.05-9), with a conditions. 
Also amended Clauses 52.05 and 73 to replace the term ‘home occupation’ 
with ‘home based business’ and corrected errors in Clauses 52.05 and 62. 

27/02/2018 

VC142 The Amendment included a wide range of reforms across the VPP that 
generally remove permit triggers, expand permit exemptions for land uses and 
buildings and works, remove superfluous and outdated provisions, update 
references, improve and update definitions, clarify common points of confusion 
and improve the usability of the VPP.   

16/01/2018 

VC140 The Amendment changes the VPP and all planning schemes in Victoria by 
inserting an updated State Planning Policy Framework at Clause 10 Operation of 
the State Planning Policy Framework, and insertingan updated State Planning 
Policy Framework at Clause 13 Environmental Risks.   

12/12/2017 

VC138 Native Vegetation Framework 12/12/2017 

VC141 Amended Clause 19.01-1 Provision of renewable energy by implementing Policy 
and Planning Guidelines for Development of Wind Energy Facilities in Victoria 
(DELWP, November 2017) and made administrative changes to Clause 52.32 
Wind Energy Facilities to reflect changes proclaimed through the Planning and 
Building Legislation Amendment (Housing Affordability and Other Matters) Act 
2017 in relation to an amendment to a planning permit for a windfarm.  
Amended Clause 43.01 Heritage Overlay, to ensure that an application to 
subdivide land for a place which is included in the Victorian Heritage Register 
is referred to the Executive Director under the Heritage Act 2017. Also 
amended Clause 66 Referral and Notice Provisions, to include the Executive 
Director specified in the Heritage Act 2017 as a determining referral authority 
for an application to subdivide a heritage place included in the Victorian 
Heritage Register. 
Amending the VPP to update the style and format based on the revised 
Ministerial Direction on the Form and Content of Planning Schemes (updated 
April 2017) issued under section 7(5) of the P&E Act.    
Amending Clause 52.19 Telecommunications facility to exempt notice and review 
requirements for telecommunications facilities funded by the Commonwealth 
Government's Mobile Black Spot Program. 

21/11/2017 

GC13 Updating mapping for the Bushfire Management Overlay. 03/10/2017 

VC132 Amendment VC132 is a general amendment that makes a number of 
administrative corrections and other changes to the Victoria Planning 

19/09/2017 



Provisions (VPP) and all planning schemes in Victoria. 

VC139 Introduces new planning requirements for racing dog facilities and inserts new 
reference documents for urban design guidelines and apartment design 
guidelines 

29/08/2017 

VC137 The amendment introduces additional classes of application into the VicSmart 
provisions for residential zones. 

27/07/2017 

VC133 The Amendment corrects inconsistencies and improves the structure of 
planning schemes to enable their migration into the Planning Scheme 
Information Management System (PSIMS) 

25/05/2017 

VC136 Introduced state-wide planning requirements for apartment developments 
(Better Apartments Design Standards). 

13/04/2017 

VC134 The Amendment introduced the new Metropolitan Planning Strategy and made 
corresponding updates to the State Planning Policy Framework. It also 
restructured Clause 11 Settlement, included policy-neutral updates and 
introduced new and updated incorporated and reference documents. 

31/03/2017 

VC 110 Amended Clause 72 to introduce a new general term, “garden area” and 
amended the Neighbourhood Residential Zone, General Residential Zone, 
Residential Growth Zone, Mixed Use Zone and Township Zone. 

27/03/2017 

VC135 The amendment introduced additional classes of application into the VicSmart 
provisions, and increased the ‘cost of development’ threshold of some existing 
VicSmart applications. 

27/03/2017 

VC131 Amended Clause 52.19 - Telecommunications facility, to exempt a permit 
application for a telecommunications facility funded (or partly funded) under 
the Commonwealth Government's Mobile Black Spot Programme from the 
notice and review requirements. 

23/11/2016 

VC130 Amended Clause 52.32 (Wind energy facility) to delete a clause to restore the 
panel hearing process where submissions are received regarding relevant 
permit amendment applications. 

04/07/2016 

VC127 The Amendment changes the Victoria Planning Provisions and all planning 
schemes by: Amending Clauses 11 (Settlement), 12 (Environmental and 
Landscape Values) and 13 (Environmental Risks) of the State Planning Policy 
Framework to update reference to the Victorian Coastal Strategy 2014.  
Amended Clause 52.23 (Shared Housing) to clarify that only the use of land 
and not development is exempt from a permit under the provision.  
The Amendment changed the Bass Coast, Planning Scheme by amending any 
local policies that referred to any outdated Victorian Coastal Strategy. 

04/02/2016 

VC126 The Amendment changed Clause 52.32 Wind energy facility to  
⋅ exempt an application to amend a permit for a wind energy facility made 

under section 97I of the Planning and Environment Act 1987 (the Act) 
from requirements in section 97E (if the amendment of the permit does 
not increase the number of turbines or change the location of a turbine 
in specified circumstances),   

⋅ clarify that the location of a turbine is measured from the centre of its 
tower at ground level, 

⋅ update the reference to the Policy and Planning Guidelines for 
Development of Wind Energy Facilities in Victoria (the guidelines), 
which have been amended to reflect the amendments to Clause 52.32, 
and make minor corrections.  

Also amended Clause 19.01-1 Provision of renewable energy to update the 
reference to the guidelines and delete reference to the outdated Renewable 
Energy Action Plan (Department of Sustainability and Environment, July 2006).  
Amended Clause 61.01 Administration and enforcement of this scheme to 
remove the Minister for Planning’s designation as the responsible authority for 
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matters under expired Clauses. 

VC107 The Amendment makes changes to the wind energy planning provisions and 
updates documents that relate to airport planning provisions. 

26/11/2015 

VC101 Updated reference and incorporated documents and other administrative 
changes. 

29/10/2015 

VC125 Amended Clause 19.01-1 Provision of Renewable Energy to reference the 
updated Policy and planning guidelines for development of wind energy 
facilities and the application requirements to address the electricity 
transmission/distribution system.  
Amended Clause 74 Land Use Terms to change the definition of Wind energy 
facility to include the use of the transmission or distribution system of power 
lines to connect the wind energy facility to the electricity network. 

11/06/2015 

VC119  The Amendment changes the Victoria Planning Provisions and all planning 
schemes by: amending Clause 52.38 (2009 Bushfire recovery). 

30/04/2015 

VC124 The amendment changes Clause 19.01-1 Provision of Renewable Energy to 
reference the updated Policy and planning guidelines for development of wind 
energy facilities.  
Also amended Clause 52.32 Wind Energy Facility to reduce the allowable 
distance of a turbine to a dwelling from two kilometres to one kilometre 
(consent is required from the owner of a dwelling to locate a turbine closer 
than one kilometre to the dwelling) clarify the application of the one kilometre 
rule to applications for minor amendments to existing permits reference the 
updated Guidelines. Amending Clause 61.01-1 ‘Minister is the Responsible 
Authority’ to make the Minister for Planning the responsible authority for all 
new planning permit applications for the use and development of land for the 
purpose of a Wind energy facility.   
Introduced permit exemptions to remove, destroy, lop vegetation under the 
Environmental Significance Overlay, Vegetation Protection Overlay, Significant 
Landscape Overlay, Erosion Management Overlay, Salinity Management 
Overlay, 52.16 ‘Native Vegetation Precinct Plan’ and 52.17 ‘Native Vegetation. 
The permit exemption applies to vegetation removed, destroyed or lopped on 
Crown land and by a person acting under and in accordance with an 
authorisation order made under sections 82 or 84 of the Traditional Owner 
Settlement Act 2010. 

02/04/2015 

VC114 Introduced VicSmart, the new assessment process for specified planning 
permit applications. 

19/09/2014 

VC120 Introduced a new Clause 52.43 Live music and entertainment noise. 04/09/2014 

VC118 Amended various clauses and provisions to correct errors and make 
administrative changes. 

22/08/2014 

VC117 Introduced a new Clause 11.14 Planning for distinctive areas and including the 
Mornington Peninsula Localised Planning Statement 2014 as a policy guideline. 

22/08/2014 

VC113 The amendment changed Clause 52.32 – Wind energy facility to enable minor 
amendments to be made to a Wind energy facility planning permit issued prior 
to 15 March 2011.   

31/07/2014 

VC109 Amended Clause 44.06 Bushfire Management Overlay to move the application 
requirements to Clause 52.47 and include a new mandatory condition for 
bushfire bunkers.  
Amended Clause 52.47 Planning for bushfire to provide alternative bushfire 
safety measures for new single dwellings, replacement or extension to an 
existing dwelling and other buildings.  
Amended Clause 52.48 Bushfire Protection: Exemptions to provide exemptions 
for the provision of defendable space for a dwelling. 
Amended Clause 66 Referral and Notice Provisions to change the referral 

31/07/2014 



authority from ‘determining’ to ‘recommending referral authority’ for some 
developments. 

VC116 Remove references to the previous residential zones. 01/07/2014 
  
 

Bass Coast Planning Scheme Amendments 

Table 2: Bass Coast Planning Scheme Amendments 

Amendment 
no. 

Name Completed 

C147 Public open space contributions 
Implemented the findings of the Bass Coast Shire Open Space Plan Review 2016 by 
amending Clauses 21.02 and 21.10 of the Municipal Strategic Statement, and 
amends the Schedule to Clause 52.01 to include a 5% public open space 
contribution for 3 or more lots in a residential, commercial or industrial zone land. 

21/12/2017 

C148 116 Gap Rd, Phillip Island 
The amendment was prepared by the Minister of Planning pursuant to Section 
20(A) of the Planning and Environment Act 1987 and allowed for more time for the 
works (waste transfer station) associated with the Incorporated document for 116 
Gap Road, Cowes by replacing it with a new Incorporated Document '116 Gap 
Road, Cowes - January 2017.' 

6/04/2017 

C140 Implementation of Rural Land Use Strategy 
Implemented the recommendations of the Bass Coast Rural Land Use Strategy 2014 
and the Bass Coast Shire Review of Rhyll Wetland 2015 by: 

 Updating the Municipal Strategic Statement; 
 Introducing four new local policies;  
 Rezoning land at Coronet Bay/Corinella, The Gurdies, and Inverloch/Cape 

Paterson to Rural Activity Zone;  
 Rezoning an area west of Rhyll Wetland to Rural Conservation Zone and applying 

the Environmental Significance Overlay Schedule 1; and  

Updating the Schedules to the Rural Activity Zone and Farming Zone and the 
Schedule to Clause 61.03.  
The Panel for Amendment C140 recommended the following further strategic 
work: 

• “Consider the merits of applying the Rural Conservation Zone to the 
land that was proposed for rezoning to the Rural Activity Zone, having 
regard to the outcomes and recommendations of the Natural 
Environment Strategy and Biodiversity Plan for the Municipality once 
completed, and with further consultation with residents at the Gurdies. 

• Commence the preparation of a Rural Housing and Settlement 
Strategy to update planning policy and land use zoning responses 
regarding; development within historic villages; appropriate locations 
for rural living development; and small rural lot development as soon 
as resources (time and financial) are available. 

• “Review the minimum subdivision area of land within the existing 
Rural Conservation Zone at Glen Alvie and surrounding areas to 
determine if it should be increased to 80ha consistent with the 
surrounding Farming Zone minimum subdivision size and consider the 

9/02/2017 



merits of applying Clause 22.05, Clause 22.06 and Clause 22.07 to 
the land as part of Council’s next planning scheme review.” 

C032 (Part 2) Various Fix Up 
Rezone the rear portion of the land at 32 Jeury Court, Cowes from Industrial 1 
Zone to Low Density Residential Zone; and Delete the Public Acquisition Overlay 
from the newly completed duplication of the Bass Highway near Grantville and that 
a Road Zone Category 1 be applied to the same area.   

10/10/2016 

C146 Pioneer Bay Public Acquisition Overlay 
The amendment proposes to apply the Public Acquisition Overlay and delete the 
Environmental Significance Overlay Schedule 1 on part of Lot 3, PS419423 (Bass 
Highway, Grantville), to facilitate drainage infrastructure improvements in Pioneer 
Bay.   

22/09/2016 

C143 Cowes Activity Centre Plan (Part 1) 
Rezoned the Cowes Jetty Triangle site from the Mixed Use Zone to the Public 
Park and Recreation Zone; rezoned 50-56 Church Street and 63-65 Church Street, 
Cowes from the General Residential Zone 1 (GRZ1) to the Public Use Zone 
(PUZ) Schedule 7.(Other public use); deleted the Design and Development 
Overlay 1 (DDO1) and Vegetation Protection Overlay 2 (VPO2) from 50-56 
Church Street and 63-65 Church Street, Cowes, and deleted the VPO2 from the 
Cowes Jetty Triangle site. 

4/08/2016 

C82 Land Subject to Inundation Overlay 
Introduced a Land Subject to Inundation Overlay to deal with areas across the 
municipality which have been identified as at risk from coastal inundation and 
riverine flooding. 

2/06/2016 

C142 DPO5 Fix up 
Updated the Development Plan Overlay Schedule 5 - Tatiara Drive, Grantville, by 
removing the reference to minimum lot sizes (which were not consistent with the 
General Residential Zone) and clarified the requirements for a Development Plan. 

5/05/2016 

C134 Fix Up Amendment 
Made a number of changes to the local content of the planning scheme to 
implement the policy neutral findings of a previous planning scheme review.  

4/04/2016 

C128 South Dudley Road (Site 2) 
Sought to rezone land at South Dudley Road, Crown Allotment 20N, Section 100, 
from Farming Zone to Residential 1 Zone, as well changes to various overlays. 

12/02/2015 

C145 Responsible Authority for Planning Certificates 
Amends the Schedule to Clause 61.01 to make the Minister for Planning the 
responsible authority for issuing Planning Certificates. This is in line with the rest 
of Victoria, allowing the Titles Office to issue Planning Certificates on behalf of 
Council. 

27/11/2014 

C135 Silverwater Resort 
Combined Planning Scheme Amendment and Planning Permit. 
Rezoned land at 17 Potters Hill Road, San Remo (Silverwater Resort) from 
Farming Zone to Special Use Zone 6, removed the Significant Landscape Overlay 
(Schedule 1) and replaced it with the Design and Development Overlay Schedule 1. 
Planning Permit 130037 for Silverwater Resort. 

20/11/2014 

C131 Design and Development Overlay (Schedule 1) fix up 
Amended the Design and Development Overlay (Schedule 1- Residential areas near 
the coast) to improve the clarity of the controls 

11/09/2014 

C144 Inverloch commercial areas fix up 
This amendment corrected a zone map error which had incorrectly applied the 
new residential zones as part of the roll out of statewide, reformed residential 

11/09/2014 



zones. 
This was undertaken as a ‘Prescribed’ amendment, which essentially means that no 
notification was required or undertaken. 
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