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Natalie Gray 
BTRP (HONS.) RPIA GRAD.DIP.PROPERTY 

25th November, 2016 

Ms Donna Taylor 
Bass Coast Shire 
PO Box 1000 
WONTHAGGI 3194 

Dear Ms Taylor 

PLANNING PERMIT 150396 - 6  COWES-RHYLL ROAD, COWES 

I act on behalf o f  the Catholic Education Office for the Diocese o f  Sale in requesting that 
Planning Permit 150396 be amended to delete Condition 5(b)v relating to the requirement 
for a 2 metre wide concrete path along the frontage of  the land linking the furthermost 
school pedestrian entrance to the shared path on the Phillip Island Tourist Road. This 
request follows written advice from Jamie Thorley dated 8th July, 2016 as well as 
discussions with Chris Peckett, Jodi Kennedy and you. 

Proposal 

The proposal involves 30,450m2 o f  the 55,965sq/m parcel. The proposed buildings are 
located to the east o f  the parcel which has links to farmland and views across to the 
Westemport Bay, beyond the Rhyll Inlet. The site is selected to reinforce the ideology of 
a country school in an extraordinarily important environmental setting. Land on the site 
but outside the development area will remain available for Parish use in the foreseeable 
future. I f  a compatible use is found to complement the school, this will be discussed with 
Council and a separate planning process undertaken. 

The primary school will have a maximum enrolment o f  180 students and 12 staff. The 
project will develop in stages, responding to demand. Stage 1 will cater for 50 students 
and 6 staff. Provision is also shown for an early learning centre for 33 students at any 
time and 3 staff as well as area for pastoral support with 2 staff. The intent is to 
efficiently provide a constant presence for the community. 

In order to master plan, the application shows all development, including car parking and 
access, building height and massing, landscape concept and ESD design elements. Details 
are only shown for stage 1. The development plan was approved with details supplied in 
accordance with construction timing. Further stages will be lodged and be generally in 
accordance with the development plan. 
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One of  the key concerns in the application was pedestrian and bicycle access. The general 
view o f  the team was and is that it is preferable to encourage movements through 
Redwood Road rather than along the Cowes-Rhyll Road. The local street has a lesser 
number o f  commercial vehicles and a higher level o f  casual surveillance. This approach 
is consistent with the bicycle path constructed to the north through Cowes and out along 
Coghlan's Road to join the Cowes-Rhyll Road to the east in the area o f  the nature park 
sites. A copy o f  the traffic assessment, site plan and crossing details form part o f  the 
request. 

The Cowes-Rhyll Road includes significant roadside vegetation which assists in 
reinforcing the rural edge to the township. The proponent respects these features and does 
not consider there to be a need to increase on-site visibility by removing vegetation. The 
importance o f  roadside vegetation is another reason not to create a shared path. 

The officers supported the above approach to pedestrian access. To this day, we do not 
understand why Condition 5 b (v) was imposed at the Council meeting without any 
discussion with us. 

The Diocese respects it relationship with Bass Coast Shire and sought advice from 
officers following the decision of  Council. A copy o f  the advice is attached. The School 
has government funding to commence construction in 2017. 

It was decided to wait until the election o f  the new Council to apply for the amendment in 
attempt to retain the programme and foster relationships at the local level. 

Please ontact me i f  you have any further queries. 

ED16/159098
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1. INTRODUCTION AND SCOPE 

 

Bass Coast Shire has requested a review of permit conditions and other aspects of the 

proposal to develop and use an education centre and chapel at 6 Cowes-Rhyll Road and 

2220 Phillip Island Road in Cowes.  Specifically the following has been required :- 

 

 Review of proposed development and supporting information included within the 

amendment application (see attached plan, original permit, applicant traffic report 

and cover letter). 

 Review the requirements of Condition 5(b)(v). 

 Review of the Transport Assessment, prepared by MD Cubed (in support of the 

application). 

 Provide peer review of the Transport Assessment, with a particular focus on 

pedestrian and vehicle safety and circulation. 

 Provide advice regarding the anticipated demand from the proposed school for a new 

footpath connecting the school entrance to Phillip Island Road. 

 

This report provides the requested responses. 

 

 

2. PROPOSAL 

 

The proposal is a 4-stage development of a primary school to ultimately accommodate 180 

students and 12 staff and a chapel for 150 persons. 

 

The ultimate parking proposal on-site is 66 formal parking spaces and allowance for a 

further 23 cars to park on hardcourt area. 

 

 

3. TRAFFIC IMPACT ASSESSMENT 

 

Key points in the MD Cubed report provided are :- 

 

 Access should provide for 12.5 metres bus, with access forming a cross-junction 

with Redwood Drive and Cowes-Rhyll Road. 

 Ultimate widening to allow passing lane behind right turners into the school. 

 Footpath connection across Cowes-Rhyll Road to connect to existing footpath in 

Redwood Drive (Note that the architect’s drawings do not show the connection to 

existing path). 

 Allow speed limit reduction to 60kph with 40kph school zone in Cowes-Rhyll Road. 

 Parking based on Clause 52.06-5 : 66 spaces with  no reduction sought. 

 Existing traffic in Cowes-Rhyll Road about 1,500 vehicle movements per day, 

Redwood Drive about 300 vehicles per day at Cowes-Rhyll Road intersection. 
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 Ultimate traffic generation at 213 vehicles per hour in peak hour. 

 Road widening for right turn passing land in Stage 2. 

 Report states adequacy of traffic facilities. 

 

4. COMMENTS ON TRAFFIC REPORT 

 

 Parking assessment is conservative – we agree about adequacy of the proposal. 

 Footpath crossing and connection should be shown on architectural drawings. 

 Footpath crossing should allow for a lollipop crossing on Cowes-Rhyll Road, but be as 

close as is practical to desire line. 

 Tender drawings show allowance for lollipop crossing, architecturals do not and traffic 

report does not mention it. 

 Traffic report does not show dimensions on access arrangements.  Tender drawings 

shows 10 metres wide driveway – too wide and may encourage left and right exit 

movements simultaneously.  That should be designed out. 

 Traffic generation estimate is conservative.  Report notes wide verges on Cowes-Rhyll 

Road, able to accommodate “a degree of pedestrian connectivity”.  That is true for most 

of the northern side between Phillip Island Road and the site, but the southern side has 

quite dense vegetation in places. 

 The report does not address internal pedestrian facilities.  The drawings show good 

connections from the road to internal locations, but there is no detail on footpaths around 

the car parking area. 

 There are no apparent on-site vehicular safety issues inherent in the design, and we 

therefore consider the lack of comment on those matters appropriate. 

 

 

5. PEDESTRIAN DEMAND CONSIDERATIONS 

 

Given the request for removal of Condition 5(b)(v), footpath provision along Cowes-Rhyll 

Road, it is appropriate to consider potential use. 

 

For a denominational (catholic) primary school for 180 students we would normally expect 

that a catchment area of around 2,000 houses would be needed.  That may be higher in 

Cowes because of the high proportion of retirees, in comparison with more conventional 

suburbia.  A factor of 25% is allowed for that, which includes an allowance for weekenders. 

 

Examination of NearMap and Melways indicates around 120 houses in the area around 

Albany Road, Lansell Road, Irving Road and Thompson Avenue where a 10 minute walk 

to school (about 800 metres) would ideally use Cowes-Rhyll Road rather than Redwood 

Drive.  120 houses is about 5% of the total or, 9 students of the ultimate school population.  

Some or all of those could easily divert to the north to use Redwood Drive, and some may 

be driven anyway. 
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For say 5 students a 2 metres wide path of 260 metres length seems excessive.  Native 

vegetation impacts are a further consideration, with a potentially considerable impact along 

the proposed alignment. 

 

The diagram below shows a walkable catchment of 800 metres radius or about 10 minutes 

walk time. 

 

The marked catchment can be as much as 1,200 metres walk from the school, about 15 

minutes of walk time from the school.  Most parents will drive children to school if more 

than about 5 minutes walk is involved, so the analysis is conservative at least. 

 

 
 

 

6. OTHER CONSIDERATIONS 

 

If the footpath condition is deleted from the permit the capacity for Council to recover the 

costs of a footpath is not lost.  A Local Government Act Scheme or Special Charge Scheme 

is possible, and it is also likely that the land west of the subject proposal will be developed 

in future thus providing an opportunity to negotiate for footpath. 

 

A low cost/low environmental impact footpath of gravel could also be a consideration if 

necessary. 
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7. SUMMARY AND CONCLUSIONS 

 

In summary it is my opinion that :- 

 

 The Traffic Assessment report provides a generally adequate summary of needs, but 

some further detail about the design of the internal roadway is needed.  A single exit 

lane should be provided, with no more pavement than is necessary.  Check to ensure 

that a bus can use the facility.  Pedestrian facilities within the site need more detail. 

 The architectural drawings do not show adequate detail about the necessary footpath 

crossings and provision for a lollipop crossing, whereas the “Tender” drawing does. 

 Condition 5(b)(v) can be deleted on the grounds that demand generated from the 

subject proposal will be very low. 

 If footpath is needed in future Council should be able to recover the cost under a 

Local Government Act Scheme or similar. 

 

For further queries please contact me. 

 

 

TTM Consulting (Vic) Pty. Ltd. 

 
J. D. Higgs 

 


