
 

Submission to Wonthaggi North East PSP - Amendment C152 to the Bass Coast Planning Scheme  

 

 

 

This submission is made on behalf of , the owners of , 

Wonthaggi together with  as occupiers of , Wonthaggi. 

 (‘the Land’) is described as properties  the draft Wonthaggi North East 

Precinct Structure Plan (“draft PSP”). 

Amendment C152 

Our support for Amendment C152, is subject to the comments, changes described in this submission 

and receipt of outstanding information as discussed with Council and the VPA.  We believe that 

these changes provide a better vision for the long-term growth of Wonthaggi. 

No doubt there will be continued growth in Wonthaggi in the foreseeable future.  The locational 

attributes of Wonthaggi are strong.  It is a 1 hour drive to Pakenham and Cranbourne.  It is a short 

drive from Phillip Island, Cape Paterson and Inverloch.  The demand for rural and sea-change 

lifestyles within commuting distance of Metropolitan Melbourne has been spurred on by the 

Covid19 pandemic.  Furthermore, the demand for rural and sea-change retirement lifestyles can only 

be expected to grow into the future. 

The strategic location of , Wonthaggi 

The land at , Wonthaggi is located just over 1,000m from the town centre, well 

within walking distance.  By contrast, land on the north-eastern periphery of the draft PSP will be car 

dependent, at a distance of up to 3.3 kilometres from the town centre. 

Opposite the Land is an indigenous bushland reserve where State Government funded wetland and 

boardwalk linkages are currently under construction.  The boardwalk linkages will connect to the rail 

trail, new secondary school and proposed trail between Wonthaggi and Inverloch. 

The Land abuts a narrow strip of vacant land in the Industrial 1 Zone to its north and farm land to the 

south and east. 

The Land is located within 500m of the recently completed senior campus of the Wonthaggi 

Secondary College, well within walking distance.  Wonthaggi Secondary College is the only State 

secondary school of 2 secondary schools in all of Bass Coast, the other being Newhaven College 

located on Phillip Island.  The draft PSP does not nominate a site for an additional secondary school.  

We note the advice of Council and the VPA that the Department of Education has advised there is no 

need for an additional secondary school.  The site of the new secondary school senior campus is also 

home to a new commercial grade 3 court high ball stadium for use by the community, local sporting 

clubs and regional basketball competitions. 

An area of land south-east of the new secondary school was reserved by Council at its October 2018 

Meeting for future recreation needs, this area is located only a few hundred metres from  

Road. 

 



 

Proximity of community facilities close to , Wonthaggi 

500m & under 

▪ Wonthaggi Secondary College senior campus. 

▪ Rail Trail. 

▪ Proposed new Recreation Reserve area. 

500m – 1.0km 

▪ Bass Coast Specialist School. 

1.0 km - 1.6km (approx. 15 minutes’ walk) 

▪ Town Centre. 

▪ Recreation Reserve (existing). 

▪ Aquatic & Leisure Centre. 

▪ Tennis & Netball Courts. 

▪ St. Joseph’s Catholic Primary School & Church. 

▪ Baptist, Anglican & United Churches. 

▪ Wonthaggi North Primary School. 

▪ Wonthaggi State School. 

▪ Lawn Bowls Club. 

▪ State Coal Mine Reserve. 

A survey undertaken as part of The Active Bass Coast 2018-2022 Plan concluded walking was the 

most favored recreational activity for Bass Coasters, with the topic of walking and cycling trails and 

path connections rating high in priority. 

Industrial 3 Zone and Employment Precinct 

Whilst we do not oppose the rezoning of land to Industrial 3 Zone, we believe that Council and the 

VPA should seriously consider the merits of other types of zoning (as raised below) to provide a 

more accommodating and flexible framework for the future. 

By treating employment land as a place to work, where people can also live, may reduce the spread 

of the township, thereby enhancing its character, and providing a stronger base of pedestrian 

activity that can support economic growth. 

Wonthaggi is well placed to accommodate those who, in future, will elect to live regionally and run 

businesses or work from home.  The expansion of the employment precinct in this area of the town 

solely using the Industrial 3 Zone runs the risk of a sub-optimal outcome by sending the wrong signal 

to the community.  Simply expanding the industrial land bank will entrench car and truck-based 

activity into the walkable catchment of the town centre.   

It appears to be at odds with clause 21.07-2 of the Scheme which, among other things seeks to: 

Encouraging the relocation of car dealerships, auto parts and repair outlets to less centralized areas 

within Wonthaggi. 



 

The Urban Enterprise Review 2019 

The updated advice from Urban Enterprise dated 19 August 2019 looked at two options for provision 

of an additional 8 ha of land zoned Commercial 2 Zone.  Option 1 was extension northwards into 

residential land.  Option 2 was extension westwards into the Mixed Use area.  No consideration was 

given to allocating land fronting Carneys Road to the C2Z.  The reasons for this are not clear.   

As the designation of extra employment land to the south of the IN1Z was noted as a long-term 

supply, applying the C2Z along Carneys Road would have been a logical option to consider.   

The advice further indicated that the nominated 7ha of Mixed Use Zone will be taken up by 

retirement living, a small service station supermarket & medical facility.  An extract from this advice 

is below:- 

 

Alternative applied zoning - Consideration 

We ask Council and the Planning Authority to carefully consider the proposed future use of the land 

at , Wonthaggi, a large expanse of land in a unique and prime strategic location to 

the town.  An opportunity to structure an outcome for land in a location like this comes along once. 

The vision of town and its employment growth should promote proximity, walkability, be a place for 

not only large warehouse types of employment but should also promote and encourage growth of 

innovation, micro and small businesses, creatives and entrepreneurs.  There are a number of small, 

micro and family businesses that do not have the need or justification of resources to operate from a 

larger warehouse space; whilst at the same time a general residential house block does also not 

meet their needs.  The vision should not seek to attract uses which do not generate a high number 

of jobs per hectare.  It should not be more of the same.  If we wish to attract a range of employment 

options to this regional centre, not just warehouse jobs, it is necessary to facilitate use and 

development that has the capacity to shift demand from Melbourne.  It is not enough to simply 

encourage smaller and micro businesses, entrepreneurs, trades & services into the town, there also 

needs to be a physical space for them to locate; not only themselves but their family and their 

business. 

Rather than attracting asphalt plants to the centre of town, the Council should be looking to attract 

good employment for the younger generation and institutional uses like higher education.  These are 

options that involve higher levels of employment and tell the community there is a good future if 

you choose to stay and live in Wonthaggi. 

One only has to look at the south side of the Bass Highway to see that this would present as a poor 

interface to the proposed Mixed Use Zone on the north side.  It reflects low employment and low 

value uses which are not suitable for a highway frontage so close to the town centre. 

As a Regional Centre Wonthaggi could and should be an employment hub for Bass Coast, offering a 

range of good employment options.  Or it could simply be supply land for warehouses, car yards and 

mechanics. 



 

Alternative applied zoning - Liveable Employment Area - Commercial 3 / Mixed Use 

As an employment area, we consider that the strategic location of the Land is better suited to a 

newer, more innovative style of development than older notions of industry.  We take the view that 

heavy industry should be located in areas that do not detract from the town centre, and public park 

and recreation zones (PPRZ).  Warehouses, depots, mechanics and car yards are not and should not 

the desired future so close to the town centre.  A more ambitious vision for this location should be 

accommodated. 

Hindsight is a wonderful thing.  If the land demand and supply assessment was done now, it might 

suggest that zoning land for industry so close to the town centre was not the highest and best use of 

the land.  An argument could be made for allocating industrial land to the north east of the 

commercial land along the Bass Highway and allowing more dwellings closer to the town centre.  

If urban consolidation is to occur in future, it may require the displacement of some of the less 

attractive uses along the Bass Highway frontage.  Council and VPA need to maximise walkability for 

those who live around the town and articulate a vision for the employment precinct along the Bass 

Highway and Carneys Road.  The draft PSP could be criticised for locating land uses that depend on 

transport and heavy vehicles too close to the town centre, where walkable neighbourhoods should 

have been preferred. 

We consider that designation as an employment precinct is appropriate.  However, we do not 

acquiesce in any view that the future of this land is purely industrial (or industry as it was 

traditionally understood before the decline in manufacturing).  

We prefer a vision for this employment precinct that utilizes its location and walkability to the town 

centre and facilities mentioned above. 

It could be similar to the vision for the Minta Farm Employment Precinct in Berwick approved 

through Amendment C228 to the Casey Planning scheme.  The employment land designation at 

Minta Farm:  

a) Had a clear vision to attract innovation and knowledge jobs; 

b) Involved the application of distinct sub-precincts targeting different types of land use; 

c) Provided for some accommodation uses within both the commercial and innovation 

precincts;  

d) Used the Commercial 2 Zone as the applied zone for the commercial and office sub-precinct 

and the Innovation sub-precinct, with different caps on dwelling numbers (see below); 

e) Was informed by the development of an Urban Design Framework; and 

f) Was based on a demand assessment that was extensively tested before the Panel. 

The nature of demand that is likely to emerge in this strategic location is likely to reflect a shift 

towards regional sea/tree change lifestyles, driven by the ageing population and more recently the 

Covid19 pandemic.   



 

 

 

The Minta Farm approach balances these demands by allowing commercial land to be developed 

along the main roads and providing for other employment land behind the main roads.  

Alternative applied zoning - Low Density Residential / Rural Living 

Objectives under the PSP Explanatory Report include: 

Objective two: To create greater housing choice and diversity.  Delivering diversity that provides for a 

range of densities across the area.  

Objective five: To provide better transport choices.  The precinct will improve the existing road 

network by providing new local roads linking to the existing Wonthaggi Township. The cycle and 

walking trail network deliberately aims at providing access to key local destinations including the two 

local centres, employment land, open space and the existing township. 

Objective six: To respond to climate change and increased environmental sustainability.  The 

provision for shared path facilities also encourages the use of sustainable transport modes within the 

precinct.  Reduce travel times to key services and multiple mode and route options for travel 

including by means other than the currently dominant private car mode. 



 

The draft PSP includes General Residential and Mixed Use Zones, however it does not provide for 

any Low Density Residential options.  Local Real Estate Agents advise there is a high demand in the 

market for larger style residential lots.  The demand is likely to have been further enhanced by the 

covid19 pandemic and people wanting to relocate their families and work life from city and 

suburban areas.  It appears no studies and reports supporting the PSP have been updated to reflect 

the changes to living and working lifestyles as a result of the covid19 pandemic. 

By extending all of the residential growth area so far from the centre, the draft PSP will deliver 

conventional car dependent detached housing, rather than maximizing walkability.  This outcome is 

at odds with established policy that seeks to promote living close to infrastructure and activity 

centres. 

Clause 21.07-02 of the Bass Coast Planning Scheme aims to:- 

• Encourage industrial and associated uses to locate away from residential and recreational areas; 

• Encourage higher residential development on the periphery of the CBD; 

• Encourages majority of residential expansion to the north east of Wonthaggi; 

• Discourages low density residential to the north east; 

• Encourages future development in Wonthaggi to incorporate design elements that: 

o Encourage physical activity; 

o Provide neighbourhood nodes located at the centre of walkable catchments;  

o Respect the environment; 

• Apply the recommendations of the Bass Coast Open Space Strategy (2008) by providing 

pedestrian/bicycle linkages between the Wonthaggi commercial centre and the educational 

precinct; 

• Encouraging linkages between all significant areas of open space, particularly areas of passive 

open space, and those managed as flora and fauna reserves as identified by map titled Parks and 

Trails Wonthaggi. 

 is located on the southern edge of the township boundary.  Encouraging Low 

Density Residential in this area would offer more diversification of density options whilst not 

encroaching on the major residential expansion in the north.  It would also not provide a hard edge 

to the town allowing gradual transition towards Cape Paterson.  This should be considered as we 

understand from advice from Council that there is no intention to extend the southern township 

boundary in the near future. 

The provision of larger lot choices in this location – 

• Aligns and supports the vision and strategic directions of the proposed Bass Coast Distinctive 

Area Landscapes – 

o urban growth is well-planned, situated in appropriate locations and respectful of 

distinctive areas, high-quality agricultural land and the natural environment. 

Communities are strengthened by good transport routes and accessible outdoor 

activities. 

o ensure the design of new housing fits the existing township character through effective 

built form controls (e.g. building heights, setbacks, landscaping) 

o ensure new development areas are well planned and respect distinctive areas and 

landscapes 

o encourage a range of housing types to support a diversity of housing needs and changing 

demographics. 



 

• Aligns and supports the vision and objectives of the Active Bass Coast 2018-2020 Plan. 

• Is compatible with nearby PPRZ and sensitive land uses and; 

• Could be used to encourage low carbon and environmentally sustainable living via the 

requirement of solar panels, rain water tanks and perhaps recycled waste water treatments; 

• Restricts urban development close to ecological areas; and 

• Would provide walkability via linked paths to the town centre, education precincts, employment 

areas and community facilities as listed above. 

 

We support this approach, although consider the Commercial 3 zone may be more appropriate in 

this area as it accommodates dwellings, subject to a cap. 

Alternative applied zoning – possible configuration options 

The Industrial 3 Zone has been described as a buffer zone between the Industrial 1 Zone and 

residential areas.  Given the Land’s proximity to the town centre, the boundary of the Industrial 3 

Zone land could be designed to reflect the need for adequate separation distances to sensitive uses. 

Having regard to the Minta Farm example, we ask that the Council and VPA consider alternative 

options for applied zoning of our land:- 

Alternative Layout Options 

       

 

 



 

Alternative applied zoning 

While higher density may be expected in and around the town centre, the spatial distribution of 

residential land remote from the town centre, will ensure that the housing typologies delivered will 

be dominated by detached conventional housing.  There is a need for stronger guidance to 

encourage living within the walkable catchment of the town centre.  Table 3 is provided, but there is 

nothing in the text of the draft PSP that gives it any real teeth. 

A better approach may be to apply a different applied zone structure in areas proximate to the town 

centre.  There should be greater direction regarding preferred lot sizes and housing types within 1 

km of the town centre. 

To this end, we would urge Council and the VPA to consider options of an applied zone blend of 

Industrial 3, Commercial 3, Low Density Residential, Rural Living or Mixed Use so that a more agile 

approach to structure planning can be adopted throughout the life of the Wonthaggi North East PSP.   

Existing use of dwellings and separation distances 

The land at  comprises two lots and has two dwellings located on the northern lot.  

We occupy the eastern dwelling and the western dwelling is occupied by long term tenants who do 

not desire to move and would find it near impossible to secure another tenancy of like nature. 

As the PSP is a long-term proposal, we wish to live on the Land for the foreseeable future.  Our 

desire is to ensure that heavy industry does not locate too close to the dwellings on our land.  We 

want to ensure that if the land at  remains in the Industrial 1 Zone, that suitable 

separation distance protections are included that protect them from heavy industry.  This is 

particularly necessary, given that the proposed planning controls exempt third party review rights. 

We were shocked and horrified when Council approved a Planning Permit for an asphalt batching 

plant at .  Approximately 70 metres from the western dwelling on our land and 

300m from our dwelling.  The issue of the Permit seemed in contrast to EPA guidelines and appeared 

to be issued without any consideration of whether separation distances to dwellings was adequate, 

and in circumstances where 3rd party rights were excluded.  The draft PSP should offer protection to 

our dwellings and include guidance for separation distances, given that the controls will exclude 

third party review rights.  The asphalt batching plant approved by the Council for , 

Wonthaggi (without a separation distance assessment) has not been developed.  No works approval 

was issued, and the permit has now expired. 

This is particularly important to us given the advice we received from Council and the VPA that 

existing use rights apply and we can continue to live on our land for the foreseeable future. 

Precinct Structure Plan  

We request that the following changes be made to the draft PSP 

a) Separation distance guidance: 

 

a. The PSP should be informed by a buffer assessment, as has occurred in other PSPs 

(such as the Officer PSP); 

b. R16 should be amended to provide clearer guidance as to how the amenity of 

adjacent sensitive uses is to be protected; 



 

c. A new requirement that applies EPA Publication 1518 is required, given that 3rd 

party review rights will not apply.  Even though the land is in a Farming Zone, it is a 

sensitive land use for the purposes of EPA Publication 1518.  Given the long time 

horizon between rezoning and development and recent land use permit approval for 

an asphalt plant at , there needs to be protection of our existing 

dwellings at , until it is redeveloped; 

d. The following additional Requirement should be inserted into the PSP:   

“An application for any industrial use of land, or use with adverse amenity 

potential must be accompanied by a separation distance assessment 

prepared by a suitably qualified environmental consultant demonstrating 

that the proposal will not adversely affect the amenity of any existing 

dwelling.” 

b) Periodic review of demand – the PSP should include a note that provides that the demand 

and supply of employment and residential land should be reviewed every five years; 

 

c) Delete R7: R7 requires a mandatory Cultural Heritage Management Plan (CHMP).  There is 

no clear basis for preventing landowners from relying on the conventional position and 

demonstrating that a CHMP is not mandatory, where that is possible;  

 

d) Connector Road location on common boundary 

 

a. The connector road must be built along the common boundary as shown in the PSP. 

The Council should not issue a subdivision permit allowing lots to back onto this 

boundary, or the Revegetation Area required by the Enforcement Orders. The 

Owner and occupiers of the Land ask the responsible authority to not issue a permit 

that allows development to back onto the boundary until the PSP has been 

approved. 

 

e) The PSP area for  should be reduced to recognise the Enforcement Orders 

dated 22 October 2020 (VCAT Reference P2171/2020) that require a 4 m revegetation strip 

to be planted along the southern boundary.  

 

f) R31: This relates to the location of a non-government school.  It has no application as 

presently drafted. The draft PSP should be amended to specify a preferred location to give 

R31 effect; 

 

g) The Requirements and Guidelines in section 3.4 should be amended to recognise the need 

to protect the Revegetation Area protected by Enforcement Orders relating to 35 Carneys 

Road, Wonthaggi; 

 

h) Regarding Plan 7 (Road Network) we: 

 

a. question if there is a need for an intersection treatment at the corner of Carneys 

Road and the proposed connector road industrial at ; 



 

b. request that the north south-road through  be moved further west, 

to provide separation from the existing dwelling and to co-locate this road with the 

drainage easement extending to the southern boundary of ; 

c. request the opportunity to review the location north-south and east-west roads on 

our Land and that the location of the same are not locked by the issue of any Permit 

on adjoining land prior to the approval of the PSP; 

d. require the PSP to show a crossing location to the western side of Carneys Road to 

provide a connection between the shared path shown on Plan 8 with the Bushland 

Area to the west, and the schools located to the west of Carneys Road; 

 

i) The relevant road sections should be amended to deliver a shared path along the Industrial 

Connector running through , this should be shown on the south side of the 

section for the relevant connector road.  Rather than narrow foot paths either side of this 

road, a larger shared path of at least 3m width should be provided on the south side of the 

connector road, to ensure consistency with the Shared paths shown for this area within the 

draft PSP; 

 

j) We wish to be satisfied that the asset sizing for drainage, pipes, open drains etc. are 

adequate as part of the consideration of the Amendment. 

 

k) Plan 10 (Utilities): 

a. Should be amended to show the extension of the water main and sewer line to the 

Employment Area; 

b. Any extension of the water main should be a DCP item or funding should be 

clarified; 

c. R55 and R56 are not appropriate for delegation to individual developers. It should be 

planned for strategically through the PSP and DCP; 

 

l) Tree Reserve: 

 
 

a. We consider that the proposed Tree Reserve (uncredited) covers too much area of 

the land (at 1.60 ha).  Having regard to the image above, the cleared portion of the 



 

‘reserve’ should be deleted or included within the creditable open space.  The area 

to the north west of the dwelling has a greater coverage of vegetation. To the north 

and west of the dwelling the tree reserve should be confined to the strip of remnant 

native vegetation along the northern boundary; 

 

b. The boundaries of the reserves as shown in the PSP and DCP should be amended to 

reflect the change described above – we note that the mapping of patches and 

scattered trees on  does not show a contiguous patch across the 

cleared area, and shows a concentration of scattered trees in the eastern portion of 

the proposed reserve.  The NVPP mapping shows that the extent of the tree reserve 

is unjustified; 

 

c. To allow the Council to acquire unvegetated land without provision of a credit is to 

take unencumbered land for free.  There is no justification for the tree reserve 

including land without trees; 

 

d. It may also be possible to reconfigure the tree reserve such that: 

 

i. Part is delivered on ; and 

ii. Part is delivered on  (representing part of the revegetation 

obligations under the Enforcement Order). 

e. Include provision in the native vegetation precinct plan to insert an exemption for 

ongoing personal use for on-site residents. 

The DCP 

We ask that the DCP be amended as follows:- 

a) The valuation of land relied on for the DCP appears to be outdated.  We require that the DCP 

be based on a revised land valuation and that we are afforded an opportunity to cross-

examine the valuer engaged by the planning authority; 

 

b) The rail trail shown on Plan 8 of the PSP extending to the west of Carneys Road should be a 

DCP funded item.  The DCP should provide for funding of this shared path and delivery at the 

same time as construction of the Industrial Connector Road.  This will provide better 

connectivity between the eastern end of the town and the schools to the south of Bass 

Highway and west of Carneys Road to allow bicycle passage through the shared path 

network from the north-eastern end of the precinct. 

Appointment of Planning Panel 

We take the view that draft Amendment C152 is on exhibition for the purposes of the Planning and 

Environment Act 1987 (PE Act).  As such, any unresolved submissions requesting changes to the draft 

planning scheme amendment documents must be referred to a planning panel in accordance with 

section 23 of the PE Act. 

Outstanding Items & Concerns 

Subsequent to recent discussions with Council and the VPA, we note are awaiting clarification and 

advice on the following:- 



 

a) Revised Valuation Report; 

b) Estimate of future outgoings once the Land is rezoned (i.e. rates), though we don’t consider 

this will be an issue. 

c) Advice from Planning Consultant/Land Surveyor etc. in relation to the best location of the 

access streets on the Land; 

d) Confirmation and advice on the drainage on our land; 

e) Existing use rights applying to the Native Vegetation with suitable guidelines/boundaries to 

align with the existing use rights will enable us to live on our property once it has been re-

zoned. 

 

Regards 

 

 

 

















Matthew Rogers  |  Manager - Planning Services
Infrastructure, Strategy and Planning
Level 25, 35 Collins Street, Melbourne VIC 3000  T: 03 8644 8811

                     
The VPA acknowledges the Traditional Owners of Country throughout Victoria and pay our respects to them, their
Elders past and present.
 
 

From:   
Sent: Thursday, 26 November 2020 2:50 PM
To: Angela Gleeson <Angela.Gleeson@basscoast.vic.gov.au>; Matthew Rogers
<Matthew.Rogers@vpa.vic.gov.au>
Subject: 37 Carneys Road, Wonthaggi - clarification queries
 
 
Hi Angela & Matthew
 
Thank you for taking the time to speak with us yesterday.  I’m not sure who these
questions are best directed to, so I’m sending it to both of you.
 
1.  I was looking at some PSP documentation we were previously given and note

that our land was originally to be zoned Industrial 1 and not Industrial 3.  Can
you please advise when the change to Industrial 3 was proposed and what
informed the decision for the change?
 

2.  In relation to existing land use rights:
do these rights pass to future generations / owners of the land - is this a right
that stays with the land?; and
does it apply to the vegetation as well?  Currently we use wood on the land
for firewood (our main source of heating in winter).  I thought read
somewhere this will not be possible under the new proposals?

 
 
 
Thanks & regards

 

Click here to report this email as spam.




