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Introduction

It is proposed to construct three dwellings at 25 Dunn Street, Wonthaggi. This report
assesses the relevant planning policy considerations of the Bass Coast Planning Scheme in
relation to the proposed development.
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The subject land

The subject land is located at 25 Dunn Street, Wonthaggi. It contains an existing dwelling and
comprises 1,011 sq.m. in area with a frontage of 20.12 metres. It also has a side abuttal of 50.26
metres to Dickson Street and a rear abuttal to a service laneway.
The existing dwelling is an older FC structure that will be removed for the proposed development.
The site has a modest cross-fall slope of approximately 1.0 metre to the south-west, which is
typical of the terrain of the immediate area.
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Township context

Wonthaggi was effectively created by the State Government in 1910 when it decided to develop
the Wonthaggi coal fields for a more reliable source of black coal for the Victorian Railways. The
mines closed in the late sixties, however by this time Wonthaggi was established as the major
town in the area servicing the rural hinterland and the emerging coastal townships.
Wonthaggi, with a population of approximately 6,500 persons is now the largest town in the Bass
Coast Shire and is its commercial and industrial centre. It serves as a regional centre for the shire,
including Phillip Island, Inverloch and the surrounding rural hinterland.
The township has experienced considerable commercial development in the past few years.
The town contains primary and secondary schools and a TAFE College. The Bass Coast Shire
Council headquarters is also located in the township.
The town also contains a sub-regional hospital as part of the Bass Coast Regional Health service.
Significant ancillary medical services also exist in the town as support services.

4

Site context

The area of the subject land is a well-established, older residential area approximately 500 metres
to the south-west of the Wonthaggi CBD. The streets generally have wide reserves and are
sealed.
The area’s residential form is predominantly lots containing single detached dwellings that are a
mainly of single storey construction consisting mainly of older style dwellings. Some medium
density housing developments are emerging in the area as it evolves in accordance with the
planning policies encouraging this form of development in established residential areas
Dunn Street and Dickson Street are sealed and kerbed local roads that are part of a localised grid
pattern in the area. Reticulated water and sewerage are available in the area.
1
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The materials of the housing in the area are mainly lightweight, generally comprising FC sheeting
or weatherboards. Some of the later dwellings are of a brick veneer form. The roof styles also vary
with a mixture of conventional gabled and hipped structures with tiled and colorbond sheeting.
Most of the lots in have small scale front fencing.
The vegetation in the immediate area is relatively sparse essentially comprising exotic plantings in
gardens. Street trees of varying species are scattered along the street.
There is no designated preferred character for the site or neighbourhood.
Photos of the subject land and surrounding area are shown in appendix 1.
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The proposed development

The application proposes to develop three dwellings on the site as detailed in the plans of DB
Design. The proposed dwellings each contain two bedrooms and the usual amenities. They are
detached and of a single storey form. Each dwelling has a single garage which are accessed
directly off Dickson Street.
The building form is contemporary in nature, featuring a mixture of materials and contrasting grey
colours. The external walls are mainly exposed brickwork with contrasting weatherboard panels
and feature stonework. The roofs are of a matching skillion form which provides a consistent
symmetry to the built form and streetscape.
The vegetation proposed to be removed for the proposed development consists of exotic species,
including a large Norfolk Island palm tree.

6
6.1

Planning controls
Zone controls

The subject land is included within the General Residential Zone of the Bass Coast Planning
Scheme. The land surrounding the site is also included in the General Residential Zone. The
subject land abuts streets that are not within a Road Zone.
A plan showing the zone and overlay controls in the area is shown in appendix 2.
The purpose of the General Residential Zone is:
To implement the State Planning Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement and local planning policies.
To encourage development that respects the neighbourhood character of the area.
To encourage a diversity of housing types and housing growth particularly in locations
offering good access to services and transport.
To allow educational, recreational, religious, community and a limited range of other
non residential uses to serve local community needs in appropriate locations.

Clause 32.08-6 requires a permit to construct two or more dwellings on a lot.
The proposed development is consistent with the purpose of the General Residential Zone, in that;
2
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It implements the State Planning Policy Framework and Local Planning Policy Framework
as discussed later in this report.



It provides for moderate housing growth and assists in the provision of a range of density
and variety of dwellings in the area.



It respects, and is consistent with the neighbourhood character, particularly the emerging
character arising from the more contemporary developments in the area.

6.2

Overlay provisions

No Overlays affect the site.
6.3

Clause 55 requirements

Any development that proposes more than one dwelling on a lot must meet the requirements of
Clause 55 of the Planning Scheme (ResCode). The proposed development meets the Objectives
of the Clause and substantially meet the Standards as outlined in the assessment of DB Design.
The design response meets the objectives of Clause 55 of the Scheme as discussed below
“To implement the State Planning Policy Framework and the Local Planning
Policy Framework, including the Municipal Strategic Statement and local planning
policies.”

The proposed development meets the objective as:


It consolidates urban development within existing urban boundaries, being an infill
development of existing residentially zoned lots.



It maximises the use of existing infrastructure.



It assists in accommodating projected population growth in an appropriate manner. In this
respect, the Bass Coast Shire is one of Victoria’s fastest growing areas and the proposed
development will assist in accommodating this strong growth demand.



It has an energy efficient orientation and layout.



It increases residential densities.



It respects neighbourhood character.

“To achieve residential development that respects the existing neighbourhood
character or which contributes to a preferred neighbourhood character.”

The proposed development meets the objective as:


The proposed development, being a single storey detached dwelling, is of similar scale
and form to the existing development in the neighbourhood.



The materials proposed to be used are similar to the materials used in the more
contemporary forms in the area.

“To encourage residential development that provides reasonable standards of
amenity for existing and new residents.”

The proposed development meets the objective as:


It provides sufficient areas of open space within the proposed development.
3
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It has minimal overshadowing and overlooking of adjoining properties.



It provides for complementary landscaping.



It has building setbacks similar to other developments in the area.

“To encourage residential development that is responsive to the site and the
neighbourhood.”

The proposed development meets the objective as:

7



It is of a scale that can be accommodated on the site. The site coverage of the proposed
development and the existing dwelling is approximately 46%, which is well below the
ResCode standard of 60%. The construction of detached dwellings of this scale on the site
will not be inconsistent with the nearby residential areas.



It is consistent with the scale and character of other contemporary development in the
neighbourhood.



The traffic generated by the proposed development can be adequately and safely
accommodated by the existing street network.

Planning Policy Framework

The purpose of policy in planning schemes is to inform planning authorities and responsible
authorities of those aspects of planning policy, which they are to consider and give effect to in
planning and administering their respective areas. Relevant parts of the Planning Policy
Framework include.
15.01-1S Urban design
Objective

To create urban environments that are safe, healthy, functional and enjoyable and
that contribute to a sense of place and cultural identity.
Strategies

Require development to respond to its context in terms of character, cultural
identity, natural features, surrounding landscape and climate.
Ensure development contributes to community and cultural life by improving the
quality of living and working environments, facilitating accessibility and
providing for inclusiveness.
Ensure the interface between the private and public realm protects and enhances
personal safety.
Ensure development supports public realm amenity and safe access to walking
and cycling environments and public transport.
Ensure that the design and location of publicly accessible private spaces,
including car parking areas, forecourts and walkways, is of a high standard,
creates a safe environment for users and enables easy and efficient use.
Ensure that development provides landscaping that supports the amenity,
attractiveness and safety of the public realm.
4
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……
15.01-2S Building design
Objective

To achieve building design outcomes that contribute positively to the local
context and enhance the public realm.
Strategies

Ensure a comprehensive site analysis forms the starting point of the design
process and provides the basis for the consideration of height, scale and massing
of new development.
Ensure development responds and contributes to the strategic and cultural context
of its location.
Minimise the detrimental impact of development on neighbouring properties, the
public realm and the natural environment.
Ensure the form, scale, and appearance of development enhances the function and
amenity of the public realm.
Ensure buildings and their interface with the public realm support personal safety,
perceptions of safety and property security.
Ensure development is designed to protect and enhance valued landmarks, views
and vistas.
Ensure development provides safe access and egress for pedestrians, cyclists and
vehicles.
Ensure development provides landscaping that responds to its site context,
enhances the built form and creates safe and attractive spaces.
Encourage development to retain existing vegetation.
15.01-5S Neighbourhood character
Objective

To recognise, support and protect neighbourhood character, cultural identity, and
sense of place.
Strategies

Ensure development responds to cultural identity and contributes to existing or
preferred neighbourhood character.
Ensure development responds to its context and reinforces a sense of place and
the valued features and characteristics of the local environment and place by
emphasising the:
Pattern of local urban structure and subdivision.
Underlying natural landscape character and significant vegetation.
Heritage values and built form that reflect community identity.

5
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16 HOUSING

Planning should provide for housing diversity, and ensure the efficient provision
of supporting infrastructure.
Planning should ensure the long term sustainability of new housing, including
access to services, walkability to activity centres, public transport, schools and
open space.
Planning for housing should include the provision of land for affordable housing.
16.01-1S Integrated housing
Objective

To promote a housing market that meets community needs.
Strategies

Increase the supply of housing in existing urban areas by facilitating increased
housing yield in appropriate locations, including under-utilised urban land.
Ensure that an appropriate quantity, quality and type of housing is provided,
including aged care facilities and other housing suitable for older people,
supported accommodation for people with disability, rooming houses, student
accommodation and social housing.
Ensure housing developments are integrated with infrastructure and services,
whether they are located in existing suburbs, growth areas or regional towns.
Facilitate the delivery of high quality social housing.
16.01-2S Location of residential development
Objective

To locate new housing in designated locations that offer good access to jobs,
services and transport.
Strategies

Increase the proportion of new housing in designated locations within established
urban areas and reduce the share of new dwellings in greenfield and dispersed
development areas.
Encourage higher density housing development on sites that are well located in
relation to jobs, services and public transport.
Ensure an adequate supply of redevelopment opportunities within established
urban areas to reduce the pressure for fringe development.
Facilitate residential development that is cost effective in infrastructure provision
and use, energy efficient, water efficient and encourages public transport use.
Identify opportunities for increased residential densities to help consolidate urban
areas.
16.01-3S Housing diversity
Objective

To provide for a range of housing types to meet diverse needs.
6
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Strategies

Ensure housing stock matches changing demand by widening housing choice.
Facilitate diverse housing that offers choice and meets changing household needs
through:
A mix of housing types.
Adaptable internal dwelling design.
Universal design.
Encourage the development of well-designed medium-density housing that:
Respects the neighbourhood character.
Improves housing choice.
Makes better use of existing infrastructure.
Improves energy efficiency of housing.
Support opportunities for a range of income groups to choose housing in wellserviced locations.
Ensure planning for growth areas provides for a mix of housing types through a
variety of lot sizes, including higher housing densities in and around activity
centres.
The proposed development is situated within a coastal settlement boundary and within a part of
the settlement that has the capacity to accommodate growth.
The policy provides broad encouragement for the provision of well-designed medium density
housing in established and serviced residential areas and for such development to be respectful of
the character of those areas.
The proposed development is consistent with the policy in that it is located in an established
residential area, provides for a choice of housing types and achieves a design that provides for a
high level of amenity for the dwelling occupants in a building style that is becoming common in the
area. The design, scale and height of the proposed dwelling is also consistent with the existing and
emerging character of the area.

8

Local Planning Policy Framework

The Municipal Strategic Statement (MSS) sets out the key strategic planning, land use and
development objectives for the municipality and the strategies and actions for achieving those
objectives. The MSS is contained in Clause 21 of the Bass Coast Planning Scheme and contains
the following relevant commentary.
21.02 SETTLEMENT
21.02-1 Growth of towns
Overview
The distinctive settlement pattern of Bass Coast Shire, based on a hierarchy of townships
and villages, contributes to the diversity of residential, commercial, recreational and
7
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employment opportunities available not only to Shire’s residents, but to the wider
community who visit the area.
A Settlement Hierarchy has been developed which seeks to set out the strategic directions
and development opportunities in the Shire. This is set out in the table below, and in the
Strategic Directions Framework Plan for Bass Coast Shire on the following page.
Council has prepared Design Frameworks and Structure Plans for all towns that inform the
Local Areas section in Clause 21.10. These provide more specific guidance about future
land use in the Shire’s towns.

The clause provides the following settlement definition for Wonthaggi;
Regional Centre: A settlement with large, diverse population and housing base with all
essential services, including education, hospitals and interchange points for public
transport. Large employment bases with strong connections with surrounding settlements.
The expansion and infill capacity is described as;
High spatial growth capacity
Encourage large scale residential growth within township boundary particularly within the
north east growth area
Key Issues
 Managing expectations regarding future residential or rural residential development of






rural land, and promote sustainable rural land use.
Maintaining a separation between townships and avoiding extending residential
development in a linear form along the coast.
Protecting areas of environmental, landscape, agricultural, cultural or recreational
significance.
Protecting the liveability of Bass Coast’s rural areas.
Managing significant land use pressure from population growth and visitors.
Avoiding the expansion of settlements into areas where environmental hazards are
identified.

Objectives and Strategies
Objective 1
Strategy 1.1

Objective 2
Strategy 2.1

To identify towns that are suitable for urban growth and to provide
for sufficient land in these towns for growth until 2030.
Restrict urban development to existing urban areas except:
 Where the land is identified in an adopted Structure Plan as being
within a future settlement boundary, or as part of a comprehensive
review of the relevant Structure Plan for a town; and
 Where the future settlement boundary from the adopted Structure Plan
has been incorporated into the Bass Coast Planning Scheme; and
 Where staging of the development is in accordance with a development
plan approved by Council.
To ensure that residential development and related urban uses are
restricted to existing or identified settlements.
Discourage urban growth beyond existing settlement boundaries of towns
not identified in the Settlement Hierarchy included in this Clause.
……
8
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Strategy 2.5
Objective 3
Strategy 3.1

Objective 4
Strategy 4.1

Strategy 4.3
Objective 5

Objective 6
Strategy 6.1

21.02-2

Protect and maintain the existing rural character of the Shire by providing
clear definitions and distinctions between rural and urban areas.
To encourage sustainable development and minimise impacts on the
environment.
Minimise the impact on significant environmental features within
identified settlement boundaries, and address these impacts through the
rezoning or development planning processes.
To discourage urban development that encroaches or impacts on
significant environmental features.
Ensure that urban growth and development enhances significant
environmental features by identifying and protecting these areas during
the preparation of Structure Plans.
……..
Ensure that development is set back from the coast to accommodate
coastal features, vegetation and climate change impacts.
To discourage inappropriate development in areas where an
environmental hazard has been identified.
……
To enhance the sense of identity for each community.
Ensure that new urban development contains high quality infrastructure,
community services and facilities.
Housing

Overview
Provision needs to be made for a diverse range of housing types and tenures to cater for
the municipality’s varied community. As the population ages a more diverse range of
housing is required. Provision also needs to be made for housing that can be adapted to
cater for people with disabilities and older persons when the need arises. Housing in the
area is becoming increasingly difficult to afford for many residents in the municipality.
Urban consolidation is encouraged in areas that have the physical infrastructure,
community facilities and commercial facilities to support an increase in population.
Key Issues
 Providing housing to meet the demands of a changing demographic profile.
 Catering for an increasingly aged population.
 Providing affordable housing in the municipality.

Objectives and Strategies
Objective 1

Strategy 1.1

Strategy 1.2

To increase housing densities and the consolidation of urban areas in
appropriate locations and restrict increased housing densities and the
consolidation of urban areas in inappropriate locations.
Encourage increased housing densities within Wonthaggi,
Cowes/Ventnor, San Remo, Inverloch and Grantville:
 In proximity to commercial centres, community facilities and services.
 In areas nominated in structure plans or Design Frameworks.
 Within 200 metres of a main commercial activity centre.
Discourage increased housing densities in Cape Paterson, Dalyston,
Kilcunda, Bass, Corinella, Coronet Bay, Newhaven, Ventnor and Rhyll.
9
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Strategy 1.3

Objective 2

Strategy 2.2
Objective 3
Strategy 3.1

Objective 4
Strategy 4.1

Objective 5
Strategy 5.1

Ensure that any development is consistent with the prevailing character of
the area and is only located in areas where there is adequate infrastructure
and community services.
Discourage increased housing densities in towns without the appropriate
infrastructure or services to support such development, or where there
are particular environmental or character features, including the
townships of Tenby Point, Jam Jerrup, Pioneer Bay, Adams Estate,
Harmers Haven, The Gurdies, South Dudley, Mabilia Road Estate in
Kilcunda, Silverleaves, Sunset Strip, Wimbledon Heights, Smiths Beach,
Sunderland Bay, Surf Beach and Cape Woolamai.
…..
To provide a diversity of housing types to meet the needs of all
residents and visitors to the municipality.
……
Ensure housing is designed to be accessible for people with limited
mobility.
To provide more affordable housing options in the municipality.
Encourage the provision of affordable housing by ensuring that housing:
 Is affordable for different income groups.
 Is of different types and forms.
 Is responsive to the needs of households at different life stages.
 Includes a range of options that will sustain diverse communities.
……
To provide a diversity of lot sizes to meet the needs of all residents and
visitors to the municipality.
Encourage the following densities;
 1 dwelling per 300 sqm on land located within 400 metres of a main
commercial activity centre or community facility.
 1 dwelling per 450 sqm on land located within 800 metres of a main
commercial activity centre or community facility.
 1 dwelling per 600 sqm on land located more than 800 metres away
from a main commercial activity centre or community centre.
To ensure new residential development contributes to the new and
upgraded infrastructure.
Ensure new residential developments contribute towards the provision of
infrastructure.
……

21.07 HIGH GROWTH REGIONAL CENTRE
21.07-1 Contents
Wonthaggi
21.07-2 Wonthaggi
The Wonthaggi Strategic Framework Plan establishes a clear direction for the future
physical form of Wonthaggi in that it identifies the preferred location for the various
forms of land uses within the township.
10
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Wonthaggi consists of a wide mix of land uses including retail, business, residential,
community, recreational and environmental uses. Economic and population growth has
seen Wonthaggi evolve into the primary service centre for the municipality. The
locations of particular land uses in Wonthaggi are no longer compatible with the type of
urban growth that is occurring.
Local Planning Policy and strategic planning documents identify Wonthaggi as a
regional centre for the Gippsland area. Wonthaggi should be planned to accommodate a
diverse range of housing options, employment opportunities, medical and educational
facilities and services that can meet the needs of Bass Coast Shire and surrounding
regions.
Local Area Implementation
Settlement

Plan for urban growth within the settlement boundary shown in the Wonthaggi
Strategic Framework Plan.
Reinforce Wonthaggi’s role as the major service centre for Bass Coast Shire and
the township where major development should occur:
….
Encourage residential growth to the north and east of Wonthaggi.
…..
Land uses
Existing area

Encourage infill residential development in close proximity to the Wonthaggi
CBD.
…..
Encourage medium density development of under-utilised sites within core areas
of the town.
…..
Encourage consolidation of all residential areas incorporated within the General
Residential Zone.
Incorporate a mix of infill development and residential expansion to meet the
future housing needs of the population.
……
Encourage higher residential development on the periphery of the CBD.
Discourage development in environmentally sensitive locations.
……
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Map 1: Wonthaggi Strategic Framework Plan
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The Strategic Framework Plan reinforces Wonthaggi’s role as the major service centre for Bass
Coast Shire and provides support for infill and medium density housing which reflects the detached
housing character of the area.
The policy encourages development that is consistent with the character of the area. The proposed
development is consistent with the character of the area in that it:





Comprises a detached form.
Is of a domestic scale.
Is of a contemporary form that is emerging in the township and area.
Is of a development density that is envisaged for the area.

The proposed development does not amount to a substantial increase in housing density and is
consistent with that envisaged for the area. The proposed development will make a modest
contribution to the consolidation of an existing residential area in a manner that will not significantly
change its existing character and is therefore consistent with the thrust of the relevant policy.

9

Conclusion

The subject land is located within an established part of Wonthaggi that is recognised as being
suited to more intense residential development that is consistent with the character of the area.
The proposed development is consistent with the purpose of the General Residential Zone, and
has support in the Planning Policy Frameworks; particularly the policies relating to the provision of
well-designed medium density housing in established and serviced residential areas and for such
development to be respectful of the character of those areas.
The proposed development has achieved the objectives relating to urban consolidation in a
manner that is encouraged in contemporary planning policy. The design, scale and height of the
proposed dwellings are consistent with the existing and emerging character of the area.
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Subject land at 25 Dunn St.

Existing house on 25 Dunn St.

Dunn St opposite subject land.

Dunn St. adjoining subject land.

Dickson St opposite subject land.

Dickson St. adjoining subject land.

appendix 2.

PLANNING PROPERTY REPORT
From www.planning.vic.gov.au at 26 August 2020 11:26 AM

PROPERTY DETAILS
Address:

25 DUNN STREET WONTHAGGI 3995

Crown Description:

Allot. 1 Sec. 17 TOWNSHIP OF WONTHAGGI

Standard Parcel Identifier (SPI):

1~17\PP5871

Local Government Area (Council):

BASS COAST

Council Property Number:

701

Planning Scheme:

Bass Coast

Directory Reference:

Vicroads 713 R7

www.basscoast.vic.gov.au

Planning Scheme - Bass Coast

UTILITIES
Rural Water Corporation:

STATE ELECTORATES
Southern Rural Water

Urban Water Corporation: South Gippsland Water
Melbourne Water:

Outside drainage boundary

Power Distributor:

AUSNET

Legislative Council:

EASTERN VICTORIA

Legislative Assembly:

BASS

View location in VicPlan

Planning Zones
GENERAL RESIDENTIAL ZONE (GRZ)
GENERAL RESIDENTIAL ZONE - SCHEDULE 1 (GRZ1)

0
GRZ - General Residential

RDZ1 - Road-Category 1

Note: labels for zones may appear outside the actual zone - please compare the labels with the legend.

50 m

PLANNING PROPERTY REPORT
Planning Overlay
None affecting this land - there are overlays in the vicinity
HERITAGE OVERLAY (HO)

0

50 m

HO - Heritage
Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend

Further Planning Information
Planning scheme data last updated on 19 August 2020.
A planning scheme sets out policies and requirements for the use, development and protection of land.
This report provides information about the zone and overlay provisions that apply to the selected land.
Information about the State and local policy, particular, general and operational provisions of the local planning scheme
that may affect the use of this land can be obtained by contacting the local council
or by visiting https://www.planning.vic.gov.au
This report is NOT a Planning Certificate issued pursuant to Section 199 of the Planning and Environment Act 1987.
It does not include information about exhibited planning scheme amendments, or zonings that may abut the land.
To obtain a Planning Certificate go to Titles and Property Certificates at Landata - https://www.landata.vic.gov.au
For details of surrounding properties, use this service to get the Reports for properties of interest.
To view planning zones, overlay and heritage information in an interactive format visit
https://mapshare.maps.vic.gov.au/vicplan
For other information about planning in Victoria visit https://www.planning.vic.gov.au

PLANNING PROPERTY REPORT
Designated Bushfire Prone Areas
This property is not in a designated bushfire prone area.
No special bushfire construction requirements apply. Planning provisions may apply.

0

50 m

Designated Bushfire Prone Areas

Designated bushfire prone areas as determined by the Minister for Planning are in effect from 8 September 2011
and amended from time to time.
The Building Regulations 2018 through application of the Building Code of Australia, apply bushfire protection
standards for building works in designated bushfire prone areas.
Designated bushfire prone areas maps can be viewed on VicPlan at https://mapshare.maps.vic.gov.au/vicplan
or at the relevant local council.
Note: prior to 8 September 2011, the whole of Victoria was designated as bushfire prone area
for the purposes of the building control system.
Further information about the building control system and building in bushfire prone areas can be found
on the Victorian Building Authority website https://www.vba.vic.gov.au
Copies of the Building Act and Building Regulations are available from http://www.legislation.vic.gov.au
For Planning Scheme Provisions in bushfire areas visit https://www.planning.vic.gov.au

