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Executive summary 
The landscape character of the Bass Coast Declared Area comprises four Landscape Types, being the 
South Gippsland Coastal Plains; Bass Strait Coastal Cliffs; Strzelecki Highlands; and Westernport Localised 
Flatlands.  Each of the four Landscape Character Types contains distinctive Landscape Areas, which are 
smaller geographical units, across which local conditions vary. 

The delineation of Landscape Types and Landscape Areas is based on an analysis of the physical 
characteristics of landscapes (i.e. geology, landform, waterform, vegetation, and land use and built form) 
through a combination of GIS analysis and fieldwork.  A detailed understanding of the physical 
characteristics of landscape is necessary before undertaking an assessment of landscape significance. 

The Bass Coast Statement of Planning Policy (SPP) should include a recognition of the importance of the 
natural landscape character to the Bass Coast community’s sense of place. 

The SPP should include a commitment to plan strategically for any future development that occurs in the 
natural landscape between townships, with consideration of how built form and other development impacts 
on landscape character. 

The Bass Coast Declared Area includes six landscapes of significance, ranging from regional to state 
significance.  These landscapes are: 

• State significance:  Phillip Island Southern and Western Coast 

• State and regional significance:  San Remo to Inverloch Coast and Coastal Hinterland 

• Regional significance:  Phillip Island Swan Bay Coast and Churchill Island 

• Regional significance:  Eastern Westernport Bay Coastal Flatlands 

• Regional significance:  Strzelecki Foothills 

• Regional significance:  Phillip Island North Coast and Hinterland 

Landscape significance is determined through a detailed assessment of a landscape’s visual values (relating 
to both landscapes and views), with consideration of its other cultural landscape values.  This process 
includes fieldwork; a review of community engagement findings (in this case undertaken by Capire 
Consulting Group); and research into secondary sources that contain information about the landscape’s 
cultural heritage, environmental, scientific, social and other values. 

The SPP should include a commitment to protect and manage the most significant landscapes and views 
within the Bass Coast Declared Area. 

The SPP should provide support for the Bass Coast Shire Council to amend the planning scheme to reflect 
the findings of this study, including the application of the Significance Landscape Overlay (and schedules) to 
new and updated landscapes of significance. 

Development within and at the edges of townships has the potential to significantly change the character of a 
wider landscape, and impact a landscape’s significance. Townships and their outskirts, are also often under 
the most development pressure, and facing change and potential threats to landscape character.  

For the first time, this landscape assessment includes an exploration of the relationship between townships 
and their natural landscape settings.   

Of the townships that were assessed in most detail: 

• Cape Paterson is a small coastal hamlet located within a landscape of state significance, with 
relatively high levels of permeability and vegetation cover giving it a distinctive character and a 
strong connection to its broader landscape setting.  If Cape Paterson was developed beyond its 
current residential zoned (GRZ1 and CDZ1) limits, the significance of its landscape setting would be 
impacted. 

• Inverloch and Cowes are coastal townships located within landscapes of state and/or regional 
significance.  The townships vary in their landscape character and in the success of their 
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relationships to their broader landscape settings.  Additional development in appropriately zoned 
central areas in Cowes is preferable to further expansion into the surrounding natural landscape.  If 
required, additional growth further west of the north-western development front of Inverloch 
(immediately south of the Bass Highway) is preferable to any encroachment into significant coastal 
landsc`apes further south. 

• San Remo is a coastal township located within a landscape of state and regional significance.  The 
landscape character of the established areas of San Remo are notable for a balance between 
vegetation and built form; however, the development front at the eastern edge of the township is 
incongruous with its significant landscape context.  There is limited and conditional potential for San 
Remo to extend further eastwards with manageable landscape impacts. 

• Based on the landscape assessment, the townships with the most potential for expansion without 
impacting landscape character and significance are non-coastal settlements such as Wonthaggi, an 
already high growth regional centre. 
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Townships Experiencing Development Pressure:  Cape Paterson 
Cape Paterson is a small/medium coastal hamlet set atop an iconic cape, above a rugged coastline.  It is 
nestled between heavily vegetated coastal reserves to the south and east, and the rural costal hinterland to 
the north.  Once a coastal holiday town, it is now home to an increasing number of permanent residents. 

Policy & recent studies 
Cape Paterson is included in Clause 21.09-1 of the Bass Coast Planning Scheme as a low growth 
settlement. 

The Strategic Framework Plan for the township includes the short term rezoning of the farmland immediately 
to the north of the current settlement area (north of Seaward Drive) from the Farming Zone to what is now 
the General Residential Zone.  Additional smaller parcels to the north and west are earmarked for the same 
long-term rezoning.  The aforementioned rezoning is currently the subject of a planning scheme amendment. 

The 2020 Urban Enterprise assessment concluded that zoned land within Cape Paterson could provide for 
between 12 to 16 years demand (with an acknowledgement of the narrow nature of the product intended for 
The Cape), but that residential zoned land within the settlement boundary should be increased in the short-
term, and policy changed to support moderate growth. 

Zoning & overlays 
Cape Paterson is zoned General Residential (GRZ1) in the established, eastern area, and Comprehensive 
Development (CDZ1) in the still developing western area, known as The Cape eco village.  The objectives 
for this area include the delivery of a zero carbon development based on sustainability principles, and the 
regeneration and ongoing maintenance of native vegetation habitat.   

The Significant Landscape Overlay (SLO4 Kilcunda to Inverloch Coast) and the Environmental Significance 
Overlay (ESO1 Coastal Wetland Areas) also apply to the land immediately to the north of the established 
township, proposed for rezoning from FZ to GRZ1. 

A small area of the township in the south-west (around Blue Pinnacle Close) is covered by the Vegetation 
Protection Overlay (VPO1 Significant Remnant Vegetation), requiring a planning permit to remove any native 
vegetation. 

The Design and Development Overlay (DDO1 Residential Areas Near the Coast) applies to six properties in 
Wheelers Road, Cape Paterson that are closest to the coast, and are potentially visible from the 
beach/shoreline.  The design objectives include minimising the impact of development along the coastline, 
and protecting views from/to both areas.  The overlay triggers a planning permit requirement for buildings 
and works of 7 metres or higher. 

 

  
Images from left:  Looking east along Seaward Drive, the current northern boundary of the settlement; and 
The Cape ecovillage at the western edge of the township. 
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Cape Paterson 

Landscape setting & significance 
Cape Paterson is located within the Bunurong Coast and Powlett River Lowlands (Landscape Area 1.3), and 
is part of the broader South Gippsland Coastal Plains Landscape Type.  The landscape is characterised by a 
dramatic and scenic coastal edge; a near coastal hinterland that remains largely undeveloped, with large 
areas of indigenous woodland and heathland vegetation; and an expansive hinterland of undulating hills and 
plains used for agriculture, interspersed with riparian reserves and cultural vegetation patterns. 

The township is located within a landscape of significance, which extends from San Remo to Inverloch.  The 
coastal edge to the south of the township is of state significance, and the landscape to the north, west and 
east is of regional significance.  This coastline is a well-known and highly valued landscape of stunning 
contrasts and iconic features, including the headland of Cape Paterson itself, and nearby sea cliffs and off-
shore rock formations such as the Eagles Nest.   

Relationship to landscape & visibility 
Cape Paterson is separated from the edge of the headland by the densely vegetated Cape Paterson Coastal 
Reserve, and is laid out on a modified grid.  The topography slopes up from the coastal reserve to a small 
ridge at around Scenic Road, which is located centrally in the township, and represents a change in 
elevation across the settlement area of around 15 metres.  Development in this area seeks to take 
advantage of ocean views. 

Traditionally a coastal holiday village, built form comprises many beach shacks, including some raised on 
stilts.  There is however an increasing number of permanent dwellings in the township, including 
contemporary, sustainable homes at ‘The Cape’, the recently developed area at the western edge of the 
original settlement. 

An informal, beach shack character permeates the established area of Cape Paterson due to the prevalence 
of native and indigenous vegetation, including substantial canopy trees (on private property and within the 
streetscapes); generous front setbacks; and a lack of front fencing.   

Overall, there is a balance between vegetation and built form across the township, and a visual dominance of 
greenery in some areas.  This is due to high levels of permeability i.e. a predominance of grass surrounding 
dwellings and not hard surfacing, enabling large canopy trees to thrive.  Wide, gassy nature strips provide 
the same opportunity for mature trees in the public domain, screening or partially screening many homes 
from view. 

Landscape interface / edges 
The southern edge to Cape Paterson abuts a road, which is immediately adjacent to the coastal reserve.  
The heavy vegetation of the reserve prevents views of the water from the residential area, but in turn 
completely screens the settlement area from the beach.  This preserves the natural character of the 
landscape from the beach, from trails through the coastal reserve, and largely from the water, which adds to 
the enjoyment of the natural beauty of the significant landscape.  The southern edge of The Cape, when fully 
developed, will also abut the coastal reserve.  The eastern edge of the township beyond Wheeler Road is 
also heavily vegetated, and as a result the township is not visible from Cape Paterson-Inverloch Road to the 
east. 

The current northern edge of the township is clearly demarcated by Seaward Drive.  The road acts as an 
unambiguous boundary between the built up residential area of the settlement, and the hinterland beyond.  
The farmland to the north is covered by the Significant Landscape Overlay, and also plays an important role 
in the green, open break between the regional town of Wonthaggi and the coastal settlement of Cape 
Paterson. 
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Streets of differing character with good permeability and tree canopy cover. 
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Cape Paterson 

Landscape character ‘essence’ / conclusions 

• Cape Paterson is located within a landscape of state and regional significance, on an iconic 
headland with rocky cliffs, wild beaches and significant swathes of coastal indigenous vegetation 

• The significance of the coastal landscape has been elevated from regional to state significance as a 
result of this study, and the coastal hinterland (earmarked as between 800m/1km to 1.6km inland) is 
of regional significance 

• Additional detailed work is required to determine the exact boundary between the landscapes of 
regional and state significance (included in Volume 2 of this study) 

• The built form of the township is largely screened from view by dense vegetation on the southern 
and eastern edges  

• Historical levels of good permeability and non-excessive site coverage has contributed to an 
excellent tree canopy cover 

• It is important that built form remains subservient to the natural landscape in an area of state 
significance 

• The planning elements that most affect the landscape character and the relationship of Cape 
Paterson to its broader landscape setting are lot size, building site coverage, permeability and 
landscaping  

• Building height is also an important consideration in small coastal hamlets 

• While built form is currently a maximum of two storeys, three storey development is permitted under 
the current zoning (GRZ1) 

• Only a very small area of the township’s native vegetation is currently protected by the Vegetation 
Protection Overlay (VPO) 

• If Cape Paterson were to be developed to the north, the current landscape and township character of 
the small coastal hamlet, and the character and significance of its landscape setting would change 
and be potentially negatively impacted 

• Development northwards would result in the loss of the small-scale nature of the coastal hamlet, 
tucked into the significant landscape  

• The northern boundary (at its intersection with Cape Paterson Road) is currently well defined and 
vegetated, and designates a clear point of arrival at the township 

• Cape Paterson Road, between Wonthaggi and Cape Paterson, currently provides a picturesque 
journey dominated by roadside reserves of indigenous vegetation, and scenic outviews across gently 
undulating paddocks 

• Development northwards would potentially impact on the picturesque and regionally significant 
coastal/rural hinterland, and its contribution to the journey along Cape Paterson Road 

• As well as forming part of the regionally significant coastal hinterland, the landscape to the north of 
Seaward Drive plays a role in the open and undeveloped green break between Cape Paterson and 
Wonthaggi  
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Implications for the Statement of Planning Policy  

• Plan strategically for future development across the whole Declared Area, with detailed 
consideration of landscape character and significance implications  

• Prioritise additional land supply in non-coastal townships located within landscapes of lesser 
significance, or in areas where expansion has commenced 

• Recognise the importance of the landscape setting to the community and the township’s overall 
character 

• Acknowledge that the incremental demolition of older homes and beach shacks, and particularly the 
removal of vegetation as part of rebuilding, has the potential to detrimentally impact township and 
landscape character of coastal hamlets such as Cape Paterson 

• If consistent with the findings of the Township Character Review (currently underway): 

o Apply a maximum height limit in coastal townships within significant landscape settings such 
as Cape Paterson, of two storeys and 9 metres, to be implemented through a rezoning to 
the Neighbourhood Residential Zone (NRZ)  

o Recommend objectives and decision guidelines in a separate schedule to the NRZ to reflect 
the findings of the landscape assessment review (either specific to Cape Paterson, or across 
coastal townships of a similar setting and character) 

o Recommend a minimum subdivision area be included in the NRZ schedule, reflecting the 
existing average lot size 

o Recommend inclusion of site coverage (reduced maximum), permeability (increased 
minimum) and vegetation requirements (preferably indigenous) as variations to Clauses 54 
and 55 in the schedule to the NRZ 

o Consider implementation of the Vegetation Protection Overlay (VPO) across the township to 
protect the significant tree canopy cover 

o Review the extent and provisions of DDO1 to provide stronger and more useful guidance to 
applicants and planners, and retain in order to closely scrutinise development over 7 metres 

• Review the contents and location of the existing Significant Landscape Overlay and schedule 
(SLO4) as part of a comprehensive review of the application of the overlay within the Declared Area 

• If other strategic planning considerations result in the residential zoning of land to the north of 
Seaward Drive, the following principles should apply: 

o Consideration of the landscape character ‘essence’ / conclusions as outlined on the previous 
page in relation to the land’s future development 

o Consistent with the findings of this study and the recommendations for other coastal 
townships, the application of the NRZ as opposed to the GRZ 

o It is very important that any future residential development is not ‘urban’ in character and 
does not appear incongruous with its significant landscape surrounds, nor the strong 
landscape character of the existing township 

o As such, any future residential zone should include a schedule with objectives and decision 
guidelines (reflecting the findings of this study), and variations to Clauses 54 and 55 relating 
to site coverage (reduced maximum), permeability (increased minimum) and landscaping 
requirements (native, preferably indigenous) 

o Lot sizes should (at a minimum) reflect those of the existing township 

o Decision guidelines should include consideration of external building materials e.g. dark 
muted tones and natural materials that reduce distant visibility 

o Generous and well-vegetated buffers (of locally indigenous species) should be incorporated 
to the north, east and west, to screen residential development from view and to ensure that 
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built form is not the visually dominant element, particularly when viewed from Cape Paterson 
Road 

o The ESO should still apply to the land (unless an independent and suitably qualified 
professional recommends otherwise) 

o The principles of the SLO (and any proposed amendments to it contained in Volume 2) 
should be incorporated into any future residential zone schedule  

o Remnant vegetation and landscape features such as topographical variation should be 
protected and integrated into any future development 

  




