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[bookmark: _Toc405464425][bookmark: _Toc198200636]1.	Introduction
Spectrum Planning Solutions is assisting the Torquay Bowls Club with its third green and clubhouse extensions development and the related approval processes through:
· Great Ocean Road Coast and Parks Authority (GORCAPA) as the land manager
· Department of Energy, Environment and Climate Action (DEECA) as the landowner
· Surf Coast Shire Council as the Responsible Authority for the Surf Coast Planning Scheme.
This report forms the basis of the Torquay Bowls Club request for landowner consent through Department of Energy, Environment and Climate Action (DEECA).  Appendix A contains the completed application form but should be read in conjunction with this report and other appendices.
The report addresses:
· The land
· The Club
· Proposed redevelopment
· Site photos and renders
· Current approval
· Taylor Park Master Plan
· Cultural heritage
· Business and Feasibility case
· Approval processes
· Surf Coast Planning Scheme
· What are the issues?
· Net community benefit
· Traffic and parking
· Cultural and post contact heritage
· Vegetation removal
· Amenity impacts
The report is supported by the following appendices:
A	Completed landowner consent application form
B	Redevelopment plans
C	Okologie ecology report
D	All About Trees arborist report
E	O’Brien traffic report
F	VicTech lighting plan
G	GORCAPA consent
H	Current red line plan
I	Business and Feasibility case
JI	Surf Coast Heritage Study Stage 2B – Statements of Significance David Rowe and Wendy Jacobs July 2009, revised November 2021.
The Club understands from our meeting with DEECA on 13 May 2025 that an in-principal consent would be provided in lieu of an endorsement of the redevelopment plans.  We understand this is the case as the Club has not secured a funding source yet and landowner consent is usually provided after funding has been secured.
[bookmark: _Toc405464426][bookmark: _Toc198200637]2.	The Land
The Torquay Bowls Club occupies Crown land at 47 The Esplanade, Torquay.  The land is also known as Allotment 26, Section 64, Parish of Puebla (Figures 1 and 2).
Taylor Park is valued by the community as a significant area of public land, located centrally in Torquay.  Taylor Park is 11.1 hectares in area (includes the one hectare for the Torquay Bowls Club leased area) and is bordered by The Esplanade to the east, Beach Road to the north, Fischer Street to the west and Zeally Bay Road to the south.  It is located opposite the Torquay shopping centre.  The management of Taylor Park is guided by the Taylor Park Management Plan Master Plan 2020.
On the opposite side of The Esplanade is Fisherman’s Beach.
Taylor Park is managed by Great Ocean Road Coast and Parks Authority (GORCAPA) and the landowner is the DEECA.  This management and ownership apply to Taylor Park and the Torquay Bowls Club sites.
Figure 1 shows the context of Taylor Park with the surrounding land and the Torquay Bowls Club.
[bookmark: _Toc198200638]3.	The Club
The Torquay Bowls Club (the Club) has been established on its current Crown land leased area since 1924.
The facilities include a clubhouse with restaurant, bar, seating, meeting areas and amenities.  It also includes room for the Torquay RSL as a sub-tenant.
There are two greens: one lawn (front) and one synthetic (rear).  The current car park accommodates 89 car spaces.
The leased area has direct interfaces with Taylor Park on the north, west and south sides and has excellent coastal views across The Esplanade to Fisherman’s Beach.
The Club offers Affiliate, Social and Junior memberships.  There are currently 881 members (all categories).
Planted vegetation is located mainly around the periphery of the leased area.
Pedestrian access is provided formerly off The Esplanade and informally via its permeable interface with Taylor Park.  There is currently no fencing around the boundary of the leased area that would prohibit pedestrian access.
[bookmark: _Toc198200639]4.	Proposed redevelopment
For some time, the Club has worked on a long term vision for the leased area, focussed around a new third green and improved clubhouse facilities.  This new vision will  accommodate expected membership growth and the significant interest in bare-foot bowls.  All works are to be contained within the Clubs current leased area.
Appendix B contains the full set of development plans.
More specifically, the proposed redevelopment includes:
· Demolition of existing carpark and removal of planted vegetation.  An ecology report has been prepared by Okologie (Appendix C) and an arborist assessment by All About Trees (Appendix D) which are appended to this report.
· Construction of third synthetic green with 4 rinks at the front of the existing car park, including adjacent kiosk, toilets and machinery storage areas.  The new green will be constructed at the 9.33 RL level of the front lawn green.  This will be elevated above the current level of the car park.
· Realignment of vehicle access to The Esplanade to the leased area north boundary.  A two-way, 6 metre wide accessway is provided at the north boundary.  This will provide the primary vehicle access point off The Esplanade.  The accessway is approximately 40 metres long and provides access to the new car park, loading areas and all-abilities parking.  The western half of the accessway increases its setback from the north boundary and this will provide the opportunity to retain some existing planted vegetation.  A traffic impact assessment was completed by O’Brien Traffic and this is provided at Appendix E.
· Extension of existing lawn green 2.395 metres closer to The Esplanade to accommodate an additional rink.
· Install lighting to the rear synthetic green.  VicTech has provided a lighting plan which is provided at Appendix F.
· Buildings and works at the clubhouse.  The plans show the current extent of the clubhouse marked in red.  Plan TP03 shows the current internal arrangement of the clubhouse.  Plan TP04 shows the proposed alterations, including the already approved deck extension.  All extensions are to the west and south sides of the existing clubhouse.  New facilities include;
· Extended meeting room, office and interview room (marked 3, 4 and 5)
· Extended dining area (7)
· New play room (8)
· Extended kitchen (13)
· New storage area (19)
· New loading dock (20)
· Extended staff room (23)
· Re-work of the carpark to maintain 89 car spaces.  The current car park layout is inefficient, and the proposed development is supported by the same number of current parking spaces, so there is no nett loss in parking.
The redevelopment is likely to be completed in stages and is dependent on Club funds and external funding opportunities.  Ideally the redevelopment would be completed in the one stage during the quieter times of the year, however the Club intends to remain open and trading so staging could be:
· Stage 1 – new vehicle access and third green construction, including car parking and planted vegetation removal
· Stage 2 – Clubhouse alterations.
[bookmark: _Toc198200640]5.	Site photos and renders
This section contains site photos of the site and renders of the redevelopment.
1. Proposed new vehicle access point on north boundary
[image: A car parked in a parking lot

AI-generated content may be incorrect.]

2. Planted Moonah trees on north boundary
[image: A car parked on a road next to trees

AI-generated content may be incorrect.]

3. Render of new vehicle access to the north boundary and third green
[image: A aerial view of a green field

AI-generated content may be incorrect.]


4. Render of new third green
[image: A group of people playing bocce ball

AI-generated content may be incorrect.]
5. Render of aerial view of redevelopment
[image: Aerial view of a parking lot and a large green square

AI-generated content may be incorrect.]
6. Render of third green with adjacent access, kiosk, toilet and storage buildings
[image: A building with a black roof and a green lawn

AI-generated content may be incorrect.]
7. Render of alternate aerial view of redevelopment
[image: Aerial view of a parking lot and a green square

AI-generated content may be incorrect.]
[bookmark: _Toc198200641]6.	Current approval
Planning Permit 24/0334 was issued by the Surf Coast Shire Council on 23 December 2024 for a deck extension and roofing of the existing deck.
[bookmark: _Toc198200642]7.	Taylor Park Master Plan
The Taylor Park Master Plan 2020 represents the current view of GORCAPA, as the land manager, as to how Taylor Park and the Club’s leased area should be managed.
On page 22 the master plan addresses the Torquay Bowling Club.  It states:
The Torquay Bowls Club has operated within Taylor Park since 1921 through a Crown land lease. The club also supports the Torquay RSL sub branch.  The bowling club building was redeveloped in 2013 to upgrade the club rooms, RSL rooms and facilities, and the popular bistro area which overlooks Fisherman’s Beach.
Club membership has increased over the past five years, and to meet existing and future needs a master plan was prepared in 2017 which identified redevelopment aspirations and priorities such as a synthetic green, third green, indoor green and extension and redevelopment of the club house. The master plan also showed extension of the current lease area and additional car parking outside of the lease area.
Consultation during the development of this master plan identified strong mixed views regarding the proposal to expand the lease area.
The Great Ocean Road Coast Committee supports the Torquay Bowls Club in their current capacity and use and acknowledge their desire to expand the current lease area.
Recent conversations with the club reveal the 2017 master plan is currently under review due to lack of community support to extend the lease area.
It is important to note that at the time there was a proposal to extend its leased area.  This is now not part of the proposed redevelopment, with all works occurring within the current leased area.
The master plan identifies the following facilities objectives for the Club:
· GORCC (previous iteration of GORCAPA) will support the Torquay Bowls Club in their current capacity and use and acknowledge their future aspirations and priorities such as a synthetic green, third green, indoor green and redevelopment of the club house.
· GORCC will support the Torquay Bowls Club to deliver priorities within the current lease footprint.
In this regard we now have in principle support for the redevelopment from GORCAPA as the land manager.  This consent (Appendix G) is conditional on:
· xx
· xx
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[bookmark: _Toc198200654]Figure 1	Aerial photo with Taylor Park and surrounds
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[bookmark: _Toc198200655]Figure 2	Aerial view of Torquay Bowls Club
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[bookmark: _Toc198200643]8.	Cultural heritage
The land is within an area of Aboriginal cultural sensitivity.  Figure 2 shows this and confirms all of Taylor Park is within this area.
The Club has had ongoing discussions with the Wadawurrung traditional owners and seem to be comfortable with the redevelopment plans.  Do we have something in writing from them?
The redevelopment does not introduce a new use to the land as this has been in place in various forms since 1921.  The buildings and works proposed are not exempt activities.  Therefore, a CHMP is required if what is proposed is a high impact activity and within an area of sensitivity.
Section 46(1)(b) of the Aboriginal Heritage Regulations 2018 defines uses where buildings and works require a CHMP.  Part (XV) applies to a minor sports and recreation facility as a relevant use, which correctly defines the current use of the land.
[bookmark: _Toc198200656]Figure 3	Aboriginal cultural heritage sensitivity map
[image: ]
However, Section 46(3) of the Regulations states:
Despite subregulation (1), the construction of a building or the construction or carrying out of works on land is not a high impact activity if it is for, or associated with, a purpose listed under subregulation (1)(b) for which the land was being lawfully used immediately before 28 May 2007.
As the bowls club has been continuously established on the land well before 28 May 2007, the buildings and works proposed associated with the current use of the land is not a high impact activity.  Therefore, a CHMP is not required.
[bookmark: _Toc198200644]9.	Approval processes
Approvals and consent are required from GORCAPA as the land manager, DEECA as the landowner and the Surf Coast Shire Council as the Responsible Authority for the Surf Coast Planning Scheme.
Land manager consent was received from GORCAPA on xx.  It is noted the Club’s leased area was excised as Coastal Crown land in 2018 and therefore does not require a Marine and Coastal Act consent.  The consent is conditional on xxxx.
A 6 week engagement program has commenced and is due to report the week of 9 June.  GORCAPA has endorsed the engagement plan.  The engagement program is being managed by Kerri Erler from KLE Advisory.  The engagement program includes:
· Local media press releases
· Social media information on Facebook, Instagram and X.
· Information the Club webpage
· Letterbox drop to adjoining landowners
· Open House sessions where the community can attend in person and ask questions
· Government authority engagement.
This report supports the Club’s request for landowner consent from DEECA.
Concurrent with the landowner consent process, as agreed with GORCAPA, the Club will lodge the planning application for the redevelopment.
[bookmark: _Toc198200645]10.	Surf Coast Planning Scheme
The Surf Coast Planning Scheme zones the land in the Public Park and Recreation Zone (Figure xx).  Under Clause 36.02-2 of the planning scheme a planning permit is required to construct a building and construct of carry out works.  A planning permit is not required for the use of the land as it benefits from existing use rights as an existing use since 1921.
[bookmark: _Toc198200657]Figure 4	Zone map
[image: ]
The Heritage Overlay (HO128) (Figure xx) applies to all Taylor Park including the Club’s leased area.
[bookmark: _Toc198200658]



Figure 5	Overlay map
[image: ]
HO128 applies to Taylor Park and contains the Taylor Park Statement of Significance as an Incorporated Plan I the planning scheme.
A planning permit is required for:
· Demolition
· All buildings and works
· Removal of trees greater than 3 metres in height.
Clause 52.17 contains the State standard provisions for Native Vegetation.  A planning permit is not required for the removal of planted native vegetation.
Both Okologie and All About Trees agree all vegetation within the Club’s leased area is planted vegetation.
The Club proposes to amend its current red line plan (Appendix H) which restricts alcohol consumption to the clubhouse, and the two existing greens, to now incorporate the third green.  No other parts of the Club’s liquor licence are to be changed.
[bookmark: _Toc198200646]11.	Business and Feasibility case
Appendix I contains the Business and Feasibility case.  Without repeating it verbatim the key takeaways from this report are:
· a $4M investment will generate a return of $28M to the local economy.
· The redevelopment is consistent with and supportive of the Club’s corporate values of unity of purpose, friendly and welcoming culture, support for all and efficiency of task.
· The Club is fast establishing itself as a destination venue for younger people seeking alternatives to hotels and looking to enjoy a more, lower cost, casual atmosphere and no pokies.
· Current membership of 881 is expected to increase to 1,500 by 2030 if the redevelopment proceeds.
· The new synthetic green would facilitate the growth of social, corporate and twilight (barefoot) bowls in one of the most stunning locations along the Victorian coastline.
[bookmark: _Toc198200647]12.	What are the Issues?
The Club believes the relevant issues are whether the redevelopment:
· will result in a net community benefit
· will appropriately manage traffic and parking
· will respect cultural and post contact heritage
· will appropriately manage vegetation removal
· will there be any amenity impacts.
[bookmark: _Toc198200648]12.1	Net community benefit
The Club understands it is located on public land and has a responsibility to ensure there is a net community benefit with the redevelopment.
The Club believes this is not only the case but expects the redevelopment to have a strong net community benefit.  Initial indications from our engagement program are that containing the works within the current leased area has resolved many issues.
Redevelopment within the leased area is consistent with the Taylor Park Master Plan 2020.  This master plan represents the latest strategic thinking of GORCAPA.
[bookmark: _Toc198200649]12.2	Traffic and Parking
O’Brien Traffic has provided a traffic and parking assessment of the redevelopment.
This assessment made and assessment of the current use of the land, its proposed use under the redevelopment and concludes:
· It is proposed to reconfigure the existing parking on the Bowls Club site to maintain a parking supply of 89 spaces.
· No increase in parking spaces is proposed as the development has prioritised the retention of trees on the site.
· The proposed Bowls Club development has a Planning Scheme parking requirement of 24 car spaces.
· A car parking demand assessment indicates the proposal will have a parking demand of up to 16 car spaces.
· A number of green travel initiatives have been identified that could be implemented by the Bowls Club to reduce parking demand and traffic impact.
· The on-street parking opportunities in the vicinity of the site and green travel initiatives would, in my opinion, be sufficient justification to allow a reduction in the Planning Scheme requirement.
· The existing vehicular access to the Bowls Club would be removed, and access provided via a new crossover at the northern boundary of the site.
· A pedestrian sight triangle can be achieved at the proposed access within the Taylors Park site, noting that this land is highly unlikely to ever be developed with built form or landscaping.
· The proposed vehicular access arrangements are in accordance with the requirements of AS2890.1:2004 and Clause 52.06 of the Planning Scheme and will provide safe and convenient access to the site.
· It is recommended that additional bicycle parking be provided on the site.
· Additional traffic movements generated by the proposed development will be typically spread around the surrounding streets and are not anticipated to have any significant impact on road safety or operation of the street network.
In terms of supporting the reduction of the required parking on site of 16 spaces we note:
The Club is located centrally within Torquay within a 400 metre walking catchment that includes a significant part of “Old Torquay” and shopping facilities.
The Club boundaries are highly permeable with no fencing to Taylor Park so there is excellent pedestrian access to on-street parking in Beach Road, Fischer Street and Zeally Bay Road.
Bicycle access to the Club is excellent with all surrounding roads have dedicated bike lanes.  The Club agrees with O’Brien there is a need to provide more bicycle parking facilities.
It is highly likely a visit to the Club will be combined with other multi-purpose trips to the shopping centre or the beach.
[bookmark: _Toc198200650]12.3	Cultural and post contact heritage
Aside from the exemption contained in Section 46(3) of the Aboriginal Heritage Regulations 2018, the Club is conscious of its position on public land and the need for discussions with the Wadawurrung traditional owners.
Initial discussions regarding extension of the clubhouse (Nov 2024) did not suggest the Wadawurrung would be uncomfortable with the proposed redevelopment, as the location of buildings and works is on disturbed land with a history continuous use dating back to 1924.  The redevelopment now being positioned entirely within the current leased area should have  resolved any potential cultural heritage impacts.
In regard to post-contact heritage, Taylor Park and the Club’s leased area are in the Heritage Overlay 128.  A planning permit is required to remove vegetation.  The Statement of Significance for HO128 (as contained in the Surf Coast Heritage Study Stage 2B – Statements of Significance David Rowe and Wendy Jacobs July 2009, revised November 2021 – Appendix J) at page 22 considers Taylor Park is of local significance and there is no mention of the significance of the Torquay Bowls Club leased area or the vegetation that is present.  There is no mention of the vegetation in Taylor Park or the significance of it.  Under the Heritage Overlay vegetation is identified for its social and heritage significance, not its ecological value.  This is a matter that will be considered by Council in respect of the planning application we lodge for the works.
[bookmark: _Toc198200651]12.4	Vegetation removal
The redevelopment has necessitated the removal of some vegetation, particularly along the northern boundary to accommodate the vehicle access of The Esplanade.
Most of this vegetation is Moonah.  Moonah trees are considered indigenous native vegetation to the local area.  However, the table to Clause 52.17 contains many exemptions where the native vegetation guidelines do not apply.  One of these exemptions related to planted vegetation.  It states:
Native vegetation that is to be removed, destroyed or lopped that was either planted or grown as a result of direct seeding.  This exemption does not apply to native vegetation planted or managed with public funding for the purpose of land protection or enhancing biodiversity unless the removal, destruction or lopping of the native vegetation is in accordance with written permission of the agency (or its successor) that provided the funding.
The vegetation has been assessed by Mark Stockdale of Okologie (ecologist) and Matt Branagh (arborist) from All About Trees.  Both consultants agree the vegetation along the northern, western and southern boundaries and the strip within the existing car park is planted vegetation.  Both consultants also agree there is no evidence of this vegetation being planted with public funds for the purpose of land protection or enhancing biodiversity.
The Moonah trees are approximately 20-25 years old and some have been coppiced and exhibit epicormic growth.
Operationally the exemptions are given effect by Clause 52.17-1 (Permit requirement).  This states:
A permit is required to remove, destroy or lop native vegetation, including dead native vegetation.  This does not apply:
If the table to Clause 52.17-7 specifically states that a permit is not required.
If a native vegetation precinct plan corresponding to the land is incorporated into this scheme and listed in the schedule to Clause 52.16.
To the removal, destruction or lopping of native vegetation specified in the schedule to this clause.
If a permit is not required there is no ability to impose requirement of the Native Vegetation Guidelines 2017.  At section 2.3.2 it states:
A permit is not required to remove native vegetation if:
· the table of exemptions to this clause specifically states that a permit is not required.
As the Club’s two expert consultants agree all vegetation within the leased area is planted, considerations as to the quality of vegetation, an EVC assessment, a need for a habitat hectare assessment, a strategic biodiversity value and offsets fall away.
The vegetation is planted because:
· In all cases they are planted linearly with relatively even spacing
· Geographically they are planted at the periphery of the leased area and not spread about randomly that would infer indigenous seeding.
The exemptions in table to Clause 52.17 act exclusively from all other exemptions.  That is, if one exemption applies there is no reliance on other exemptions.
[bookmark: _Toc198200652]12.5	Amenity impacts
[bookmark: _GoBack]The Club has operated from the leased area since 1924. It benefits from a significant buffer, afforded by Taylor Park, to any sensitive residential interfaces to the north of Beach Road.
We are not aware of any complaints regarding the Club’s operations and note the redevelopment does not introduce any new use to the land.  While centrally located it is an ideal site within walking distance of amenities and residential areas in an area where significant buffers are afforded to protect amenity.
[bookmark: _Toc198200653]11.	Conclusion
The Club appreciates the need to seek landowner consent from DEECA for the works on Crown land.  Once funding has been secured we will formerly lodge the proposal for consent and we now seek in principle support from DEECA as the landowner.
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DAVID MERRETT
Director
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