
STQC REF:16636 

21st August 2021 

Distinctive Areas and Landscapes Program – Bellarine Peninsula 
Via email planning.implementation@delwp.vic.gov.au 

To whom it may concern 

RE: St Leonards 

Our client,  has interests in St Leonards, both in land currently 
approved for development and being developed, and also in land which may have future 
potential for development.  

The latter parcel, that is land not currently within the settlement boundary, but which may have 
strategic value for future growth, is shown in white in the figure below. It is known as 

Whilst no detailed investigations into the site have been undertaken, there are no obvious constraints of 
the site to future development. 

The intent of this submission is not to put forward the subject land for inclusion within the settlement 
boundary. It is to ensure a robust and evidence-based approach to determining the long term settlement 
boundary for St Leonards  

Please note that; 

• The commentary in this submission should be considered as applying to St Leonard’s and its
surrounds only. The DAL process, as under taken in this case may be completely suitable for
other townships and their individual circumstances  and landscape contexts; it is submitted the
process as it relates to St Leonards is flawed, and further review is necessary.

• The appended Hansen Partnership memo is a review of the DAL SPP and landscape technical
assessments, as they relate to this submission and should be read as part of this submission.
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Figure 1 Subject site 
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Background 
 
The role of the DAL project, in relation to the declared area framework plan is outlined in 
Section 46AT of the Planning and Environment Act 1987. In particular, Section 46AV(2) states 
(emphasis added); 
 
 

The declared area framework plan must provide a framework for decision-making in relation to the 
future use and development of land in the declared area that— 
 

(a) integrates environmental, social, cultural and economic factors for the benefit of the 
community and encourages sustainable development and identifies areas for protection 
and conservation of the distinctive attributes of the declared area; and  
 

(b) may specify settlement boundaries in the declared area or designate specific settlement 
boundaries in the declared area as protected settlement boundaries. 

 
The role of settlement boundaries was subject to much discussion at the Panel Hearing for Amendment 
C395 Settlement Strategy. In the C395 Settlement Strategy and associated Panel Hearing; 

 
a. DELWP stated that the DAL would be the opportunity to review settlement boundaries. 

 
b. C395 Panel recommends there were 3 opportunities for review of Settlement Boundaries; 

the DAL process, a logical inclusions process, or review of existing structure plans. It 
recommended the Settlement Strategy be refined to articulate this. 

 
c. Council advised that its preference was that the DAL should be the vehicle for further work 

in interrogating the settlement boundaries; if not, further work should be preserved such 
as what occurred in Macedon Ranges. 

 
d. Council also considered the DAL process must be undertaken before detailed review of 

structure plans. 
 

e. Council submitted that the DAL process for the Bellarine will satisfy the ‘logical inclusions’ 
identified within the C395 in so far as it relates to the Bellarine. 

 
Panel recommendations into this matter were as follows (emphasis added); 
 
The process to define the long term or permanent settlement boundary should be robust, transparent, 
evidence-based and start from existing structure planning in the planning scheme.  
 
The DAL process would seem to be the logical process to undertake this exercise. Where additional strategic 
investigative work is required to inform the final township boundary, the DAL could adopt the tailored 
approach to settlement boundaries used in the Macedon Ranges SPP, and the detailed structure planning 
be undertaken within the DAL SPP.  
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Setting Settlement Boundaries 
 
There are many elements to consider in setting a settlement boundary. A number of these are nominated 
in the Planning Practice Note 36 ‘Implementing a Coastal Settlement Boundary’. These issues would 
typically be considered in either preparing a Structure Plan, or reviewing a Structure Plan, and comprise of; 
 

• A desired future vision for a settlement 
 

• The role and function of the settlement in comparison with other settlements within the region 
 

• The performance of existing Structure Plan. 
 

• The constraints on development such as topography, native vegetation, rural land-use activity and 
areas of environmental or landscape significance and sensitivity 

 
• Areas with susceptibility to flooding (both river and coastal inundation), landslip, erosion, coastal 

acid sulfate soils, salinity, wildfire or geotechnical risk 
 

• Supply/demand of land within a 10 year planning horizon and opportunities for future growth (if 
any). 

 
Council’s Settlement Strategy includes its expectations of how settlement boundaries or logical inclusions 
might be considered. These include; 
 

• land that: supports an enduring and robust long term boundary, assists infrastructure provision to 
land already identified for residential development and is contiguous with an existing urban area. 
 

• confirming the appropriateness of current boundaries for urban Geelong and district towns on the 
Bellarine Peninsula (no changes to other towns) 

 
• a consultation and submissions process 

 
• referrals to infrastructure and service agencies 

 
• independent oversight and  

 
• consultations with the Minister for Planning 

 
• Land must deliver a benefit to existing or identified residential land/development through for 

example more efficient infrastructure provision or utilisation. 
 

• Land must be able to rely on existing facilities and services and not create the need for additional 
or new community infrastructure or significant council investment that would be required for a 
new residential node. 

 
• The suitability for urban development should consider:  

o flooding risks, climate change, environmental issues including acid sulphate soils; 
o accessibility, including the feasibility and cost of providing adequate public transport and 

roads access; 
o impacts of any proposed boundary changes on the economic provision of other 

development fronts; 
o urban services including both utility and community services.  
o impacts of any proposed changes on the establishment of logical and enduring settlement 

boundaries; 
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o physical boundaries including consideration of natural features, location of major roads 
and reservations for public utilities; and 

o potential impacts on significant existing non-urban land uses and activities including 
agricultural, activities, extractive industry, sensitive land use buffers, tourism and other 
established and valued land uses. 

 
In this case, in setting ‘protected’ settlement boundaries the DAL proposes a 50-year time frame. In these 
circumstances it is critical that the level of investigation and review is significant and robust. 
 
Whilst some of the relevant matters above have been considered in Council’s Settlement Strategy, many 
have not. 

 
What the DAL project has properly considered 
 
The DAL process, in terms of settlement boundaries, has effectively taken the direction provided by 
Council’s Settlement Strategy both in relation to the hierarchy of towns, and also in relation to the view 
that urban growth should generally be directed away from the Bellarine Peninsula. 
 
Using this as a point of commencement, in terms of the settlement boundaries and townships themselves, 
the DAL then appears to have simply adopted the boundaries set in existing Structure Plans, without for 
example; 
 

• Review of the Structure Plans in terms of performance; 
• Consideration of changes in circumstance and context since Structure Plan preparation; 
• Consideration of what the Settlement Strategy means for these towns. 
• Consideration of future influences over the next 50 years and any flexibility in policy needed to 

address these. 
 
The DAL has also been informed by detailed landscape assessment. This landscape assessment however, in 
the case of St Leonards, has provided no evidence that the settlement boundary is informed by landscape 
values. Appended to this submission is a review of the landscape element of the DAL by Hansen 
Partnership. The findings of that review are essentially that; 
 

• There is no clear justification for the classification of the land to the west of St Leonards – including 
the subject land at  – as a regionally-significant landscape; 
 

• There is no clear justification for excluding this land from consideration for future residential use 
via the application of a Protected Settlement Boundary. 

 
• The land to the west of St Leonards, including the subject land, does not exhibit the ‘distinctive 

landscape features’ referred to within the Bellarine Peninsula Draft SoPP and is acknowledged as 
having a low level of visual exposure relative to its surrounds. 

 
 
What the DAL project has not done 
 
The DAL has not undertaken any review or assessment of the existing Structure Plan, whether it is 
delivering on previous policy objectives, whether it is capable of delivering on current policy objectives, 
what impact the recent and sudden growth of St Leonards has had on the nature of the settlement and  
the need for services and infrastructure. None of these matters have been properly considered. 
 
As background it is instructive to review policies relating to St Leonards, and how they have played out. 
This demonstrates  the high rate of change which can occur as a result of demographic, cultural and social 
changes, and illustrates a need for either comprehensive investigations into these matters, or the flexibility 
in policy to deal with these issues moving forward. 
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The St Leonards Structure Plan was prepared in 2014 and at that time the land supply for land within the 
proposed settlement boundary was considered to deliver between 18 and 33 years – see extract below 
from the C312 (St Leonards Structure Plan) Panel Hearing; 
 

 
Figure 2 Except from C312 Panel Report 

 
  
 
Post adoption of the St Leonards Structure Plan, two rezonings in areas known as Growth area 1 and 
Growth Area 2 were undertaken and completed in 2017. Since that time, the level of both demand and 
supply has been dramatic and the supply anticipated by Amendment C312 has essentially been exhausted. 
 
That is, supply which was expected to provide between 18 and 33 years of growth has been largely 
exhausted in 4 years 
 
This level of growth has obviously brought significant change to St Leonards. Among the likely changes not 
explored by the DAL project are; 
 

• Changing demographic profile 
• Increased population 
• Suitability and capability of services 
• Suitability and capability of infrastructure. 

 
Importance of investigation 
 
The DAL project, as outlined above, appears to have undertaken very little investigation into the 
issue of St Leonards, whether it be into; 
 

• Landscape values where the relevant report suggests additional investigation/detail is 
required (see appended Hansen memo); 
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• Settlement boundary, where the boundary itself and the Structure Plan appear to have 

been subject to no investigation at, despite significant and dramatic change to the  
settlement since the Structure Plan in 2015. 

 
This approach may be useful and warranted in some circumstances. It is without question 
however, an insufficient level of work and therefore knowledge on which to base a settlement 
boundary for 50 years.  
 
Bearing in mind the DAL project intends essentially to lock this settlement boundary in place for 
50 years, any relevant investigation should, in the words of the Panel for amendment C325 be 
robust, transparent and evidence based. The DAL project is clearly none of these, as it relates to 
the St Leonards settlement boundary. 
 
It is reasonable to posit that there are 2 possible approaches to this issue. The first is to undertake 
detailed, robust and evidence-based investigation of the relevant issues, and inform future policy 
rigorously on this basis. The alternative is ensure policy is flexible enough to accommodate this 
level of investigation at an appropriate and useful time to do so. 
 
Given that the first option has not been pursued, perhaps due to the time constraints on the DAL 
process, the second option should be now the preferred approach in order that such an important 
planning policy, which locks settlement boundaries for 50 years, is properly informed. 
 
 
 
Macedon Ranges experience 
 
The Macedon Ranges SPP sets protected settlement boundaries for those townships where 
sufficient investigations/structure planning has taken place so that this nomination was properly 
informed. 
 
In the case of towns where that work had clearly not been undertaken to a sufficient level to 
inform a protected settlement boundary, the SPP effectively sought to facilitate addition work 
on those towns and structure plans, as the excerpt from the Macedon Ranges SPP shows’ 
 
Long-term settlement boundaries will be determined for Gisborne and Romsey as part of the 
review of the Gisborne/New Gisborne Framework Plan and Romsey Structure Plan that form part 
of clause 21.13 – Local Areas and Small Settlements of the Macedon Ranges Planning Scheme. In 
the interim, the current plans will provide sufficient direction to guide strategic planning until these 
reviews are completed and settlement boundaries are determined in the next 12 months. 
 
In terms of current policy; 
 

• The St Leonards Structure Plan map is included in Clause 21.14-5 
• The St Leonards Structure Plan is a reference document to clause 21.14-5 
• The St Leonards Structure Plan is overdue for a review, both in terms of time elapsed since 

its preparation and on the basis on the dramatic change over the last  4 years. 
• The Settlement Strategy anticipates review of township boundaries on the Bellarine 

Peninsula. On the bases outlined above, no review of the St Leonards settlement 
boundary as part of the DAL process. The settlement boundary from 2014 has simply been 
adopted to 2064 without review. 

 
It is clear that there is policy support for a review of the St Leonards settlement boundaries, and 
the DAL should reflect that support, and facilitate a detailed review.  
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The Macedon Ranges approach provides a template for this circumstance. 
 
Requested change 
 
That the nomination of St Leonards as having a ‘protected settlement boundary be removed from 
relevant text and mapping 
 
That the following test be incorporated into the discussion of settlement boundaries in the draft 
SPP. 
 
Long-term settlement boundaries will be determined for St Leonards as part of the review of the St 
Leonards Structure Plan which forms part of clause 21.14. In the interim, the current plans will 
provide sufficient direction to guide strategic planning until these reviews are completed and 
settlement boundaries are determined. 
 
Conclusion 
 
The new role that towns such as St Leonards are expected to play within Council’s settlement 
strategy are well understood.  
 
The role of the DAL process is also well understood, in particular; 

• The 50-year time frame 
• The likely very long-term existence of protected settlement boundaries, once in 

place. 
 

It is also acknowledged and recognised the DAL process and decisions in relation to St Leonards 
are taking place in a context of dramatic change and movement; 
 

• Demographic shifts as a result of COVID 19 are significant and profound. These 
trends of work from home and coastal lifestyle have driven and will continue to 
drive significant demand for coastal property within 90 minutes from Melbourne 
(for towns such as St.Leonards) ; 

• Due to dramatic take up of supply in St Leonards which has used 20-30 years 
supply in 4 or 5 years, and the consequences of this growth in terms of 
demographic changes, services, and infrastructure. 

 
It is also clear that there has been no case made, on the basis of landscape values and 
investigation, that the St  Leonards settlement boundary and any expansion of it, would  
compromise those values (see Hansen Assessment) 
 
It is submitted, that based on these circumstances, the DAL and draft SPP are not appropriately 
informed to a point where setting a boundary for 50 years is justified, appropriate, or responsible 
planning without further strategic investigation. It is therefore submitted that the proposed 
Proetected Settlement Boundary for St.Leonards be set as part of a future review of the 
St.Leonards Structure Plan and not part of the current DAL process (this would be similar to what 
occurred for Romsey and Gisborne as part of the Macedon Ranges DAL).  
 
Lastly, it is requested that if the submitted changes are unable to be made then an Independent 
Planning Panel or Advisory Committee be appointed to hear evidence and submissions. This is 
precisely what occurred with both Macedon Ranges and Surf Coast DAL and to do otherwise 
would be a denial of natural justice for submitters.  
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Managing Director 
 
 
Appendix 1 Hansen Partnership Review of Landscape 
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