
Dear VPA,
 
Please find attached a submission from the Wonthaggi Lifestyle Precinct to Amendment C152 to
the Bass Coast Planning Scheme.
 
We request to be heard by the Advisory Committee in due course when it reconvenes.
 
We look forward to discussing our submission with you in the new year.
 
Congratulations on your efforts during 2021 to revise the Amendment, PSP and DCP in difficult
circumstances.
 
Kind regards
Greg Bursill
Wonthaggi Lifestyle Precinct

 
 
 
 

Click here to report this email as spam.



17 December 2021 
 
Victorian Planning Authority 
Level 25, 35 Collins Street 
MELBOURNE VIC 3000 

Via email to   
 
Dear Sir / Madam 
 
Submission to Amendment C152 to the Bass Coast Planning Scheme 
Wonthaggi North East Precinct Structure Plan 
 
This submission is from the Wonthaggi Lifestyle Precinct (WLP) which abuts 
the Wonthaggi North-East Precinct Structure Plan (NE PSP) land. 
 
The WLP is a proposed environmentally sustainable residential precinct on an 
87-hectare property at 20 Davidson Place in Wonthaggi.  The WLP is 
proposed to include around 360 homes on allotments between 1,250m2 and 
2,000m2. 
 
The WLP abuts, but is presently outside the town boundary and in the 
Farming Zone.  The WLP requires a rezoning to enable its development. 
 
Plan 1: WLP Concept Plan 
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Our Submission 
 
Our submission is that Amendment C152 to the Bass Coast Planning Scheme 
(Amendment C152) should be changed to: 

 Provide a clear strategic pathway for the WLP to be approved. 
 Include the WLP inside the Town Boundary on the Wonthaggi Strategic 

Framework in Clause 11.01-1L-02. 
 Rezone the WLP as per our rezoning request. 
 Make any consequential adjustments to the planning scheme to reflect 

the rezoning of the WLP. 
 
The Benefits of the WLP 
 
If approved, the WLP will deliver key strategic objectives for Wonthaggi, for 
example it: 
 Supports State and regional planning policy by strengthening Wonthaggi 

as a growth centre by providing an important alternative lifestyle and 
housing opportunity. 

 Supports the Distinctive Area and Landscape (DAL) vision by providing a 
lifestyle product that can help growth to pivot from Phillip Island and other 
coastal locations to Wonthaggi. 

 Provides for leading practise in sustainable urban design consistent with 
the regional sustainable subdivision framework. 

 Strengthens the character of Wonthaggi by linking the urban design to the 
town’s heritage with larger lots that have space for canopy trees in streets 
and on private lots. 

 Facilitates the delivery of the Carneys Road extension between the Bass 
Highway and Cape Patterson Road.  This link will improve the amenity of 
the town centre by providing for an alternate / by-pass route as well as 
providing a bus capable road to allow for future public transport services. 

 Delivers a major roundabout at the intersection of Cape Patterson Road 
and Carneys Road which supports transport objectives. 

 Delivers an active transport spine to the Wonthaggi Town Centre and 
Education Precinct and a key stage of the strategic bike network between 
Wonthaggi and Inverloch. 

Status of WLP Rezoning 
 
We have been in discussion with Council regarding our rezoning request for 
several years.  Following initial discussions, we lodged a comprehensive 
rezoning submission with Council on 1 July 2020. 
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The following technical reports were submitted to Council to support the 
rezoning submission: 

 Planning assessment report. 
 Title confirmation and feature and level survey. 
 Flora and fauna assessment. 
 Bushfire risk assessment. 
 Contamination and hydrological assessment. 
 Geotechnical assessment. 
 Drainage and stormwater management strategy. 
 Infrastructure and servicing report. 
 Traffic impact assessment. 
 Land supply and demand assessment. 
 Cultural heritage advice. 

 
A copy of the original rezoning submission was provided to the Advisory 
Committee as part of our initial submission to Amendment C152 and can be 
sourced here: : https://beveridgewilliams-
my.sharepoint.com/:f:/g/personal/kirwanj bevwill com au/EgZlLLw4m59EnA
RTrmH7O2sBGZWT-JNrLef6hks n6Rtcw?e=9FnvMc 
 
Council undertook a thorough review of the rezoning package and provided a 
detailed request for further information on 22 September 2020.  The request 
included further strategic planning investigations and a municipal land supply 
analysis as well as some detailed clarifications and questions regarding the 
technical reports. 
 
In response, we held meetings with Council and Regional Roads Victoria and 
then undertook additional strategic planning work and technical analysis.  We 
then provided additional information to Council on 21 May 2021, including: 

 A Municipal Land Supply Assessment prepared by Chris McNeil of 
Ethos Urban. 

 A Wonthaggi Strategic Review prepared by Beveridge Williams and the 
WLP. 

 A detailed response to other Council queries, including: 
o An updated application form. 
o Updated planning scheme amendment documents. 
o A revised Stormwater Management Plan. 

 An updated Concept Plan. 
 An assessment of the proposal against the Regional Sustainable 

Subdivision Framework. 

We also provided further detailed strategic justification in our further response 
to Council. 
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These long lead times mean that it is wise for Councils to maintain a buffer 
beyond the 15-year minimum to ensure a healthy availability of land supply for 
the land market to successfully operate.  This also reflects the fact that some 
owners of land designated for urban growth may not sell their land or 
otherwise make it available for development for many years. 
 
The WLP is a unique innominate form of development.  It is not conventional 
residential development, and it is not low-density development. 
The lots sizes in the re-submission vary generally between 1,250 and 2,000 
square metres. This provides an even stronger and clearer differentiation from 
general residential and low-density development.  It also provides for a more 
compact and sustainable development form when compared to sprawling 
rural residential development. 
 
The definition of the WLP’s offer means that there is no overlap between the 
WLP lot mix and either conventional residential of which the vast majority is 
below 800 square metres and low density which is above 2,000 square 
metres and usually around 4,000 square metres as an average. 
 
The proposed Comprehensive Development Zone will ensure that the WLP lot 
sizes will remain within the Lifestyle range proposed – ensuring its unique 
position is maintained. 
 
The WLP is strongly differentiated from the NE PSP and from rural residential 
by: 
 Allowing for a mix of lots between 1,250m2 and 2,000. 
 Being representative of Wonthaggi’s traditional green, leafy character 

township lots. 
 Providing lots that can accommodate a large home, outbuildings, large 

water tanks, solar panels, tennis court etc and provide space for vegetable 
growing and canopy trees. 

 Providing for water sensitive design to support revegetation with more than 
33% tree canopy cover. 

 Providing for meandering key streets with copses of tree planting (to be 
maintained in a manner similar to ‘The Cape’). 

 Providing active transport networks linking to the education precinct and 
town centre. 

 Providing for low carbon construction and operation of the new community. 
 Providing rebates to encourage owners to invest in solar and battery 

systems. 
 Providing several orchards throughout the development and the central 

road promenade as well as vegetable garden beds.  A modest body 
corporate fee will enable the maintenance of these gardens and green 
ribbons. 
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 Ensuring that the main waterway which incorporates the lake will be part of 
the shared walkway system.  These walkways will swell out into small 
green activity parks, some of which would have table and bench facilities. 

 Incorporating an EV Charging Station. 
 Including cool routes linked shared paths are provided with double rows of 

canopy trees so that they can form cool routes during summer. 
 

The WLP will have design guidelines to address: 

 A minimum 7.5 NatHER rating. 
 Appropriate orientation and ventilation of each home. 
 Alternatives to gas including electric heat pumps and induction cooking. 
 Fitting of 32 amp power point to each garage to provide for EV charging. 
 Each lot set at single title only with no further subdivision possible. 
 Privacy screens, for example use of small bunds and planting scrubs to 

provide colour, reduce carbon and to attract birds and other fauna. 
 Shedding for the pursuit of hobbies or work would be allowed but with 

noise restriction requirements. 
 All lots will be fully serviced including sewered with town water, power and 

NBN made available. 
 Recycled water scheme will provide irrigation to support tree growth and 

communal orchards and vegetable gardens. 

Being a purpose designed, integrated precinct, the area will attract people 
who want that specific lifestyle and to live with likeminded families.  The 
Design Guidelines will provide certainty for residents and protect their 
investment in their local environment and community. 
 
The WLP will provide open space green belts and large lots designed to 
satisfy the demand today for lifestyle living, which includes a desire to be part 
of a sustainable and healthy place to live.  For example, residents can cycle 
or walk to work negating the need for more than one car which hopefully will 
be electric. 
 
Structure Plan Flexibility 
 
The Wonthaggi Structure Plan has flexibility to adopt and implement the WLP.  
For example, page 28 provides: 
 
 “The Wonthaggi Structure Plan is ‘policy neutral’ with no actions requiring 

a planning scheme amendment.  The Wonthaggi Structure Plan outlined a 
series of actions that will serve to enhance the character, image and role 
of the township as a regional centre. 
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 Changes in the township will unfold over a long period of time. And the 
needs and aspirations of the community will change over time.  Therefore, 
the Structure Plan must be flexible enough to adapt to changing social, 
economic, and environmental factors.  Continued monitoring and 
evaluation of the Structure Plan is needed to be undertaken by the Council 
tie sure that it remains relevant to the current practise and community 
expectation.” 

 
The typical WLP lot will be about three times the typical North East PSP lot 
size.  In the Bass Coast market, the WLP is likely to serve several market 
niches, including as a lifestyle product and as an alternative to coastal 
markets. 
 
The WLP can help the Bass Coast to pivot from strong coastal growth 
(including Phillip Island and Inverloch) to broaden the appeal of growth in 
Wonthaggi itself – which is consistent with State and local policy. 
 
And the WLP can help create a more sustainable brand of larger lot, master 
planned lifestyle development.  This is more sustainable than conventional 
sprawling rural residential development – especially given one can easily walk 
or ride into town. 
 
It is our intention that the WLP will serve as a demonstration project that can 
act to generate similar concepts in other locations in regional Victoria. 
 
The WLP will attract additional demand to the town, which will help fulfil the 
State policy of focusing growth on Wonthaggi and protecting more sensitive 
coastal landscapes and agricultural land. 
 
Progression of the WLP 
 
Our proposal is stuck in a ‘strategic planning log jam’ with Council officers 
indicating that they are waiting for the following before they further consider 
our proposal: 

 The approval of the final North East Precinct Structure Plan (NE PSP) 
and Amendment C152. 

 The exhibition of the draft Bass Coast Statement of Planning Policy 
under the Distinctive Areas and Landscapes (DAL) Program. 

It is our understanding that Council is also cautious as the current Wonthaggi 
Structure Plan does not specifically support the WLP proposal.  In an ideal 
world, Council would prefer that the WLP did not proceed until it was given 
support after the Wonthaggi Structure Plan is next reviewed. 
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The Wonthaggi Structure Plan is almost 15 years old and was developed in 
2007 and 2008.  The update that occurred in 2018 saw the addition of an 
implementation plan only, a full review was not undertaken.  Council 
considers that as the Structure Plan was revised in 2018, there is no need to 
undertake a review for perhaps another 5 years or more.  There are other 
strategic planning priorities.  This leaves the WLP with no pathway for being 
progressed for some years. 
 
Contrast that with the industrial expansion proposed through the North East 
PSP, which is equally not supported by the existing Structure Plan or town 
plans in the planning scheme.  Yet that has proceeded now on the basis of 
some further analysis and strategic decision-making. 
 
Structure plans provide a necessary planning framework and policy direction 
to manage strategic planning and assessments over time.  Structure plans 
should not be so rigid that they are written in stone.  Strategic investigations 
and Scheme Amendments provide a process to respond to a structure plan. 
 
Structure plans are not straightjackets.  New proposals that were not 
previously considered can be considered on their merits and the pros and 
cons carefully weighed up.  Planning proposals, either permits or scheme 
amendments can vary from a structure plan. 
 
Where new proposals vary from a structure plan they should address the 
vision and policy intent of the structure plan and demonstrate important net 
community benefits.  It is vital that new proposals do not prejudice the vision 
or outcomes sought by a structure plan either in the short or longer term. 
 
The unique vision of the Wonthaggi Lifestyle Precinct and its strong 
commitment to environmental and community outcomes ensure the proposal 
will produce significant net community benefits.  These benefits are so strong 
that they provide a strong strategic justification for the proposed scheme 
amendment. 
 
To the extent necessary, Amendment C152 can amend the relevant policies 
in the scheme, for example the town boundary, which will ensure when the 
amendment is approved the Wonthaggi Lifestyle Precinct will be consistent 
with the planning scheme.  It is common for a planning scheme amendment to 
update, in a minor or in a more significant way, a structure plan diagram or 
policy in a planning scheme. 
 
Importantly, the Wonthaggi Lifestyle precinct is large enough to be considered 
as a complete precinct.  It is not a piecemeal or ad hoc proposal.  The large 
land holding provides Council with adequate scope to consider the proposal 
as a complete precinct in its own right, based on the supporting technical 
assessments. 
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We have undertaken a sound and thorough strategic analysis that is of at 
least the same standard that would be undertaken for a structure plan review.  
Further, we have undertaken extensive technical assessments on the WLP 
site to a far greater standard and cost than would be undertaken in a structure 
plan review.  Council is in a position once it has reviewed and considered the 
proposal to proceed with the scheme amendment. 
 
We submit that the Advisory Committee should consider the Wonthaggi 
Lifestyle as part of the current planning process and provide a pathway for its 
approval. 
 
Yours sincerely 

 
Greg Bursill 
Wonthaggi Lifestyle Precinct 

 




