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Move Item Forward 

Council Resolution   
MOVED Cr Rose Hodge, Seconded Cr Libby Coker  
That Council consider 5.2 Draft Hinterlands Futures Strategy - Submissions at this point in the Agenda for 
the benefit of the gallery present.  

CARRIED 7:0   
 
5.2 Draft Hinterland Futures Strategy - Submissions 
 

Author’s Title: Coordinator Strategic/Land Use 
Planning  

General Manager: Ransce Salan  

Department: Planning & Development File No:  F17/961 

Division: Environment & Development Trim No:  IC18/1658 

Appendix:  

1. Summary of Submissions (D18/127719)    

2. Deans Marsh Structure Plan Desktop Review (D18/130567)    

3. Proposed Changes to Hinterland Futures Strategy Draft (D18/130568)     

Officer Direct or Indirect Conflict of Interest: 

In accordance with Local Government Act 1989 – 
Section 80C: 

☐ Yes ☒ No 

Reason: Nil 

Status: 

Information classified confidential in accordance with   
Local Government Act 1989 – Section 77(2)(c): 

☐ Yes ☒ No 

Reason: Nil  

 
 

Purpose 
The purpose of this report is to consider submissions relating to the Draft Hinterland Futures Strategy. 
 

Summary 
In 2017 Council exhibited an Issues and Opportunities Paper and Background Report for the Hinterland 
Futures Strategy.  As a result of that work and feedback received during the exhibition of those documents 
Council prepared the Draft Hinterland Futures Strategy and at the 26 June 2018 Council meeting resolved to 
exhibit the draft strategy for two months. 
 
Beyond additional resources to make changes to the Strategy additional planning and bushfire risk analysis 
in the context of the new bushfire policy at Clause 13 of the planning scheme needs to be considered and 
incorporated into the strategy. Taking into consideration the existing budget, the estimate for the additional 
funds required to complete work is $10,000.  A request for an additional $10,000 to complete this work and 
finalise the project is included in the project budget adjustment and cash reserve transfer report. 
 

Recommendation 
That Council:  

1. Receives and notes all submissions to the Draft Hinterland Futures Strategy. 
2. Receives and notes the Deans Marsh Structure Plan desktop review. 
3. Defers the final adoption of the Rural Hinterland Futures Strategy subject to the following further 

work: 
3.1 Mapping and analysis of rural areas of the Shire subject to high bushfire risk and incorporation of 

those findings into the final strategy in the light of Clause 13 in the Surf Coast Planning Scheme; 
3.2 The incorporation of changes outlined in Appendix 1 including mapping and graphics. 
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5.2 Draft Hinterland Futures Strategy - Submissions 
 

 

Council Resolution   
MOVED Cr Margot Smith, Seconded Cr Heather Wellington  
That Council:  

1. Receives and notes all submissions to the Draft Hinterland Futures Strategy. 
2. Receives and notes the Deans Marsh Structure Plan desktop review. 
3. Defers the final adoption of the Rural Hinterland Futures Strategy and undertake the following further 

work: 
3.1 Mapping and analysis of rural areas of the Shire subject to high bushfire risk and incorporation of 

those findings into the final strategy in the light of Clause 13 in the Surf Coast Planning Scheme; 
3.2 The incorporation of changes outlined in Appendix 3 and feedback from the community on topics 

such as: 
(a) Emphasising the primacy of rural production 
(b) Emphasising the protection of environmental values and the natural environment 
(c) Principles to guide decision-making on tourist-focussed development and land use conflict 
(d) Providing additional definitions 
(e) Clarification of the scope of the strategy and potential renaming of the strategy 
(f) Amendment to maps to provide greater clarity and accuracy;  and 
(g) Refer requests for additional pathway and shared paths to the relevant departments of 

council for assessment and response. 
4. Considers the revised strategy at a future council meeting following completion of the further work 

outlined above at (3). 
5. Consults with submitters on the revised strategy and exhibits it on the website for 4 weeks. 
6. Reports the second series of submissions received to council with any further recommendations for 

consideration of adoption. 
7. Refers community submissions outside of the scope of this project on matters such as social and 

community development, to budget discussions for the 2019-20 financial year as potential future 
projects. 

CARRIED 7:0   
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5.2 Draft Hinterland Futures Strategy - Submissions 
 

 

Report 

Background 
At its meeting held on 26 June 2018 Council resolved to publicly exhibit the Draft Hinterland Strategy for 2 
months from 27 June to 24 August 2018. 
 
Notice was sent to the Environmental Rural Advisory Panel members, the business list register from 
Economic Development, previous submitters to the Issues and Opportunities Paper in 2017 and registered 
community groups.  A letterbox drop was also made to 130 community members of the Gnarwarre Fire 
Brigade.  Notices appeared in the Surf Coast Times, the Mayors Column and Winchelsea Star.  The draft 
Strategy was also advertised on Council’s website and social media.  The draft Strategy was available in 
hard copy for reading at: 

 Deans Marsh General Store 

 Lorne Visitor Information Centre 

 Moriac General 

 Surf Coast Shire Council offices  

 Winchelsea Post Office. 
 
During the two months of exhibition, 10 drop in sessions and Open Houses were held (in addition to 
individual meetings with officers) with attendance details as follows: 
 
Torquay Drop in Session 10 July: 10 
Winchelsea Open House 11 July Wed evening: 40 
Deans Marsh Open House 19 July Thurs evening: 35 
Torquay Open House/Torquay Farmers Market 14 July Sat morning: 24 conversations. 
Lorne VIC Drop In Session 12 July: 3 
Lorne VIC Drop In Session: 18 July: 0 
Anglesea Open House 18 July afternoon: 2  
Torquay Drop in Session 26 July: 3 
Moriac Saturday morning 11 August: 9 conversations; 15 flyers handed out. 
Gnarwarre Sunday morning 19 August: 6 
 
Summary of Submissions 
A total number of 94 submissions were received during the exhibition period and during the two weeks 
afterwards (one received after the closure of the agenda for the Hearing of Submissions).  Due to the large 
number of submissions covering such a broad strategy, submissions have not been summarised individually. 
However, Councillors have been provided with access to a full copy of each submission. 
 
Below is a table summarising the key themes raised in submissions.  The key themes have been identified 
based on the number of submissions received on a particular topic or issue.  They are not in priority order. 
 

Key 
Theme 

Topic/Issue Officer Response 

1 
Support for the Strategy or particular aspects of the 
Strategy. 

No comment required 

2 

Adverse impact of tourism and accommodation on 
existing and future rural uses including traditional 
farming and rural lifestyle amenity. 

Officers recommend changes to the 
strategy to emphasise the importance of 
rural production and introduce principles 
for new tourism development see 
Appendix 3. 

3 

Opposition to the Green Break between Spring Creek 
Urban Growth Area and Bellbrae: Some suggesting 
investigation of the area for urban development or Low 
Density Residential development. 
 
The area between Torquay and Bellbrae should not be 
included in the Hinterland Futures Strategy as it is not 
part of the hinterland. 
 

Council has resolved on potential 
development in the green break in 
response to a petition last year on 26 
September 2017 and on 28 March 2017 
and 24 October 2017 in relation to 
Amendment C114, and rejected any 
change to the settlement boundary for 
Torquay.  The existing planning scheme 
at Clause 21.08 designates the area as a 
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5.2 Draft Hinterland Futures Strategy - Submissions 
 

 

Key 
Theme 

Topic/Issue Officer Response 

Query as to the meaning of “green break”. green break, i.e. non-urban land, and the 
strategy is consistent with that local 
policy.  The Minister for Planning set the 
settlement boundary through 
Amendment C95 in March 2014. 
 
Consideration of uses in the Farming 
Zone between Torquay and Bellbrae was 
deliberately included in the scope of the 
project in response to “Further Strategic 
Work” identified in the planning scheme. 
As the land is zoned Farming it was 
reconfirmed as a green break to avoid 
any confusion about its status. 
 
“Green break” is a widely used planning 
phrase meaning non-urban land in 
between settlements or towns.  Green 
breaks are designed to prevent separate 
townships from joining together. 
 
A definition of green break can be added 
to the Definitions section in the strategy.  

4 

Moriac: Cape Otway Road not suitable for tourism with 
increased traffic and intersection problems; Opposition 
to the CORA proposal and large scale tourism; desire 
to retain the rural amenity of Moriac; suggestions for 
improvement and development within the township. 

The Strategy only relates to rural land 
outside townships and not land within 
townships which are covered by structure 
plans.  The scope of the strategy needs 
to be clarified in the final version. 
 
The Minister for Planning has advised his 
intention to appoint an Advisory 
Committee. Matters such as off-site 
traffic impacts and access would be part 
of any assessment which would also 
recommend upgrades required. 
 
Officers have recommended changes to 
the strategy to better address land use 
conflict – see attached Appendix 3. 
 
In Objective 5 Cape Otway Road has 
been identified in the strategy as 
requiring upgrades and Council wishes to 
advocate to VicRoads for the road to 
become a VicRoads managed road.  Its 
identification as an alternative inland 
route to Lorne and other destinations 
makes it more eligible for upgrades. 
 
 
 

5 

Environment: the natural environment and 
environmental values not highlighted enough in the 
Strategy e.g. values around Lake Modewarre and key 
directions to protect those values. 

Changes are recommended to the 
strategy to emphasise the importance of 
the Shire’s environmental values see 
attached Appendix 3.  The strategy 
already refers to the need to protect 
environmental values and refers to them 
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5.2 Draft Hinterland Futures Strategy - Submissions 
 

 

Key 
Theme 

Topic/Issue Officer Response 

as “underpinning” the strategy, however;  
as the strategy’s purpose is not an 
environmental strategy it does not 
include environmental actions. 
 

6 

Agriculture and farming etc. not highlighted enough in 
the Strategy. 

Changes are recommended to the 
strategy to emphasise the importance of 
agriculture and farming.  Refer Appendix 
3. 

7 

Tourism – some opposition to tourism and the 
economic emphasis in the strategy; also the opposite 
with some support for both of these. 

Changes are recommended to the 
strategy to address some of the issues 
raised with tourist development and 
events such as accommodation.  Due to 
new State Policy on Bushfire, further 
work is also recommended to identify 
areas of high bushfire risk. 
Changes recommended also include 
principles to be added to guide decision-
making on tourist focussed development 
in the hinterland.  Refer Appendix 3. 

8 

Requests for greater clarity in the Strategy: 
improvements to the maps; definition of 
“complementary” uses and wording. 

Changes are recommended to provide 
greater clarity in the strategy, including a 
definition of “complementary” and 
changes to the maps to make them more 
accurate. 
 
It is also recommended that the strategy 
be renamed to better reflect its scope. 

 
Other 
Matters 
Raised: 

 

 Lorne Hinterland should be included in the study 
area (Rural Conservation Zoned land) 

 Winchelsea: suggestions for improvements within 
the township and request for a new structure plan 
for Winchelsea. 

 Minimum lot sizes in rural areas are too restrictive: 
desire to subdivide their land; smaller lot sizes 
should be permitted. 

 Improvements to infrastructure required: 
particularly roads, separation of heavy vehicle 
traffic, cycling and pedestrian facilities. 

 Support for the development of a recycled 
water/irrigation scheme and the need for better 
quality (low saline) recycled water in the 
Thompson Valley. 

 Lorne Hinterland (Rural Conservation 
Zoned land) was not included in the 
strategy study area and therefore 
has not been studied.  Townships 
including the coastal townships have 
been deliberately excluded from the 
strategy to focus on the rural areas.  
The RCZ land in Lorne can be 
considered as part of the future 
Lorne Strategy/Structure Plan.  
However, only a small number of 
parcels zoned RCZ exist in the Lorne 
hinterland and are subject to extreme 
bushfire risk. 

 State and Local Policy is consistent 
regarding the fragmentation of rural 
land into smaller parcels and 
opposition to smaller lot sizes in the 
Farming Zone.  The adverse impact 
of smaller lots and additional 
dwellings has been evidenced in 
many detailed studies.  The State-set 
minimum lot size in the Farming 
Zone is 40 hectares. 

 Upgrades to some roads have been 
identified in Objective 5 of the 
strategy, including Cape Otway 
Road, Deans Marsh-Lorne Road and 
Anglesea Road.  Council’s rural 
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5.2 Draft Hinterland Futures Strategy - Submissions 
 

 

Key 
Theme 

Topic/Issue Officer Response 

roads are planned for maintenance 
and upgrade through the asset 
management system, Road Safety 
Strategy and Road Management 
Plans where works are prioritised.  In 
some cases Council relies on grants 
from State or Federal Government. 

 Innovative and beneficial wastewater 
and recycled water projects are a key 
initiative in the strategy with the 
Black Rock Water Reclamation Plant 
specifically mentioned at Objective 5. 

 
In accordance with section 223(1)(b)(i) of the Local Government Act 1989 submitters were provided with the 
opportunity to be heard by the Hearing of Submissions Committee (the committee). 
 
At the Hearing of Submissions Committee Meeting held on 2 October 2018, the committee heard 
submissions on this matter as per the committee’s delegation under section 86 of the Local Government Act 
1989. A total number of thirteen presentations were heard by the committee. The committee resolved to 
receive and note the submissions and forward to Council for consideration at the 23 October Council 
meeting. 
 
Issues 
The draft Hinterland Strategy is a broad strategy covering all the rural land in the Hinterland, hence a large 
number of issues have been raised in submissions.  However, many individual submissions were from 
people wishing to achieve the highest and best use of their land (in many cases – subdivision or residential 
rezoning).  Those submissions need to be weighed against State Policy and the broader objectives for rural 
land and therefore cannot be supported. 
 
Topical issues within the hinterland area such as the CORA proposal in Cape Otway Road influenced 
submissions received from the Winchelsea and Moriac districts.   
 
Deans Marsh 
The Deans Marsh district residents became actively engaged and put forward many suggestions for 
improvement to their area, as did Moriac and Winchelsea residents.  Some are matters to be considered as 
part of future structure plans as they relate to land within the townships, not the rural land outside the 
settlement.  Requests in submissions for additional pathways and shared paths have been referred to 
relevant officers responsible for pathway requests and will be actioned separately.  However, the scope of 
the Strategy probably needs to be more clearly stated early in the document. 
 
Several submissions from Deans Marsh supported the concept of allowing further development of residential 
land within the township either by rezoning or the subdivision of existing lots into smaller allotments.  Due to 
the interest shown by submitters and enquiries from other residents in recent years on the same topic, 
Council officers have undertaken a desktop review of the Deans Marsh Structure Plan, considering in 
particular land supply, land capability and development potential.  That review is attached to this report for 
consideration.  The review has found very little potential for further subdivision and development due to land 
capability issues such as poor soil and steep slopes. 
 
State Policy – Bushfire 
During the development of the draft Strategy, the State Government introduced a new policy in the planning 
scheme relating to bushfire in November 2017.  The policy places the protection of human life above all other 
considerations in decision-making for strategic studies and all planning decisions.   
 
Clause 13.02 refers to “ensuring that strategic planning documents, planning scheme amendments, planning 
permit applications and development plan approvals properly assess bushfire risk and include appropriate 
bushfire protection measures” and, further,  “not approving” any strategic document which intensifies 
development in an area that will have more than a BAL 12.5 rating under the building regulations. 
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5.2 Draft Hinterland Futures Strategy - Submissions 
 

 

After the draft Strategy was approved for exhibition in June 2018, the first decisions considering Clause 13 
were tested through VCAT and independent planning panels.  The decisions now being published from 
VCAT and Panels Victoria demonstrate a significant elevation of bushfire risk consideration in decision-
making.   
 
The policy therefore impacts significantly on the draft Strategy, in particular the encouragement of greater 
numbers of people in high bushfire risk areas through uses such as accommodation, events, and function 
centres.  Prior to being adopted, the draft Strategy needs to respond to the new State policy to ensure it is 
not in contravention of it.  Council officers are attending training on the matter on 25 October 2018 and the 
bushfire management team are developing bushfire risk maps to assist. 
 
It is considered that if bushfire risk is not adequately addressed in the strategy the planning scheme 
amendment proposed to implement it would be jeopardised when scrutinised by an independent planning 
panel.  Council needs to demonstrate evidence-based assessment of the risk and implications for the 
strategy recommendations as part of good governance.  Therefore, further work is recommended prior to 
adopting the final Strategy. 
 

Discussion 
Wherever directly relevant to the strategy, the majority of submissions can be responded to through minor 
amendments to the strategy as recommended in Appendix 1.  It is considered that the strategy can be 
improved through clarification of the strategy’s scope, amendments to the maps and the inclusion of a 
number of definitions. 
 
Submissions which request upgrades to road or new pathways have been referred to the appropriate 
department in the Infrastructure Division of Council. 
 

Financial Implications 
As the current budget for the strategy has been mostly expended (approx. $5,000 remains in budget), an 
additional allocation is required to fund the further work recommended in this report. Taking into 
consideration the existing budget, the estimate for the additional funds required to complete work is $10,000.  
The funds will enable planning and bushfire risk analysis in the context of the new bushfire policy at Clause 
13 of the planning scheme to be considered and incorporated into the strategy; add additional resources to 
make changes to the strategy text and final graphics/mapping. 
 

Council Plan 
Theme 3 Balancing Growth 
Objective 3.1 Retain and enhance rural land for appropriate and sustainable uses 
Strategy 3.1.1 Finalise and implement the Rural Hinterland Strategy 
 

Theme 2 Environmental Leadership 
Objective 2.3 Support local food production  
Strategy 2.2.4 Work in partnership with relevant stakeholders to investigate the feasibility of recycled 

water to support agriculture in the Thompson Valley and other rural areas 
 

Theme 4 Vibrant Economy 
Objective 4.4 Support key industry sectors such as surfing, tourism, home-based, construction and rural 

businesses  
Strategy 4.4.4 Develop and implement an agribusiness strategy 
 

Policy/Legal Implications 
Implementation of the Hinterland Strategy will require. 
 

Officer Direct or Indirect Interest 
No officer involved in the preparation of this report has any conflicts of interest. 
 

Risk Assessment 
It is considered that further work in relation to bushfire risk is required in order to mitigate the risk that the 
strategy will not be supported when scrutinised as part of a future planning scheme amendment.   The 
strategy needs to demonstrate an appropriate assessment of bushfire 13 and compliance with Clause 13.02 
of the planning scheme in its decision-making. 
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Social Considerations 
The Hinterland Futures project affects all land within the Surf Coast Shire hinterland area, the majority of 
which is Farming Zoned land.  A large variety of businesses operate within this area, from agribusiness and 
farming activities to tourism based uses.  The project has a close connection with local food production.  As 
the strategy has such a broad base, it has the ability to affect a large number of people, properties and 
businesses. 
 

A key finding of consultation on the Issues and Opportunities Paper and the draft Strategy found that the 
Hinterland is greatly valued by the community, not only for its economic value, but also its environmental, 
landscape and amenity attributes. 
 

Community Engagement 
Extensive community engagement has been undertaken on the draft strategy as outlined earlier in this 
report, including: 

 Ten open houses and drop in sessions at various times on weekdays, evenings and weekends; 

 One- on -one meetings with residents and interested parties; 

 Substantial mailouts, emails and letterbox drops to stakeholders, community groups, the 
Environmental and Rural Advisory Panel, Gnarwarre Fire Brigade community members, previous 
submitters, government agencies and the like; 

 Media and social media coverage. 
 

Environmental Implications 
One of the primary objectives of the Council plan and the planning scheme is to protect and enhance the 
Shire’s significant environmental assets and scenic landscapes. This remains a key foundation for the 
Strategy, with Objective One seeking to elevate the importance of the rural landscapes “as a defining feature 
of the Surf Coast hinterland and its significance to the local economy”.  The draft Strategy reinforces the 
green breaks in the planning scheme, particularly between Torquay and Mt Duneed Road and between the 
Torquay settlement boundary and Bellbrae.  The clustering of development in appropriate locations is also 
designed to reduce the potential for impact on significant environmental and rural assets in the Shire and 
encourage co-location of complementary uses.   
 

In response to submissions received during exhibition, there is an opportunity to further emphasise the 
importance of the environment in the hinterland, as outlined in the recommended changes. 
 

Communication 
All submitters were invited to the recent Hearing of Submissions on 2 October 2018 and were advised of the 
consideration of submissions by Council at this council meeting.  Following this meeting submitters will again 
be advised of Council’s resolution on the draft strategy and the website will be updated. 
 

Options 
Option 1 – Adopt the Strategy as Exhibited 
This option is not recommended by officers as it is considered that the strategy can be improved in response 
to submissions. 
 

Option 2 – Amend the Strategy prior to Adoption 
This option is recommended by officers as further work on bushfire risk is required, and opportunities to 
further improve the text and maps have been identified. 
 

Option 3 – Abandon the Strategy 
This option is not recommended by officers as significant resources have been deployed in the development 
of the draft strategy and extensive community engagement has occurred.  The Strategy will add significant 
value to economic development in the Shire and provide direction for future planning policy. 
 

Conclusion 
During exhibition 95 submissions were received to the draft Hinterland Futures Strategy; many of which can 
be addressed through minor changes to text in the document and alterations to mapping to provide clarity. 
Additional work on bushfire policy implications will ensure that the document is robust and able to be 
implemented through a future planning scheme amendment.   
 

It is recommended that a further $10,000 is allocated to the project to enable the further work to be 
completed. 
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APPENDIX 1 SUMMARY OF SUBMISSIONS  
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APPENDIX 2 DEANS MARSH STRUCTURE PLAN DESKTOP REVIEW  
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APPENDIX 3 PROPOSED CHANGES TO HINTERLAND FUTURES STRATEGY DRAFT  
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