The Proposed Coles Supermarket at 2341-2349 Bellarine
Highway, Swan Bay: Town Planning Review (May 2026)

1. Introduction

This review has been prepared by the ‘STOP Committee’. Point Lonsdale and Queenscliff
are not conventional suburban growth areas. They are small coastal settlements with a
distinctive village structure, a highly valued public realm and a long established planning
framework aimed at protecting their scale, identity and community life.

The proposed Coles supermarket at 2341-2349 Bellarine Highway, Swan Bay raises
issues far broader than the simple provision of additional retail floorspace. The proposal
has the potential to fundamentally alter the retail structure, movement patterns and social
functioning of Point Lonsdale and Queenscliff.

Importantly, this is not an argument against all development or against residential growth
within Point Lonsdale. The planning framework has long accepted that the township will
evolve over time and accommodate a level of growth. However, the strategic planning
documents consistently emphasise that growth must occur in a manner that protects the
coastal village identity of the township, maintains compact settlement form, strengthens
walkability and supports existing activity centres.

The planning issue is therefore not whether additional retail is desirable in the abstract.
The issue is whether a large stand alone 3000 square metre supermarket on the Bellarine
Highway gateway into Point Lonsdale is consistent with the adopted planning vision for
the township.

The relevant planning schemes, the Point Lonsdale Structure Plan and broader State
planning policy all point strongly toward a centres based model of development that
reinforces existing town centres and community hubs. The proposed supermarket instead
establishes an isolated and car dependent retail destination outside the traditional
centres.

In doing so, it risks weakening the economic viability, social activity and community role
of both Hesse Street and the Point Lonsdale shopping village.
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2. The Planning Vision for Point Lonsdale

The Point Lonsdale Structure Plan establishes a clear strategic vision for the township. It
repeatedly describes Point Lonsdale as a “coastal village” and identifies the importance
of maintaining a compact, low growth and walkable settlement pattern (Point Lonsdale
Structure Plan, p.9).

The Structure Plan states that Point Lonsdale should:

“retain the coastal village character of Point Lonsdale” (Point Lonsdale Structure Plan,
p.13).
and:

“maintain a compact urban form” (Point Lonsdale Structure Plan, p.13).

The planning framework also strongly supports active transport and community
wellbeing. The Structure Plan specifically seeks to:

“support the health and wellbeing of the community by creating a walkable and cyclable
township” (Point Lonsdale Structure Plan, p.13).

This is reinforced by State planning policy encouraging settlements that:

“concentrate retail, office based employment, community facilities and services in central
locations” (Clause 11.03-1S).

The Structure Plan also adopts the broader Victorian Coastal Strategy position that Point
Lonsdale is a settlement with “low growth capacity” (Point Lonsdale Structure Plan, p.9).

This is a very important strategic direction. It reflects recognition that Point Lonsdale’s
character and environmental setting are fragile and that growth should remain carefully
managed and contained.

The proposal for a large stand alone supermarket at 2341-2349 Bellarine Highway, Swan
Bay sits uneasily within this policy context. It introduces a scale and form of retail
development fundamentally different from the traditional village structure contemplated
by the planning framework.
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3. Existing Centres Are More Than Retail Areas

The existing centres of Hesse Street and the Point Lonsdale shopping village perform
functions far beyond simple retail trade.

They are civic and social gathering places. They are locations where residents and visitors
walk between shops, meet friends, use public facilities, access community services and
participate in everyday social life.

The Point Lonsdale Structure Plan expressly recognises this role. It states:

“The Shopping Village is seen as the ‘heart’ of the township; a gathering place used for its
restaurants and local shops and to meet friends and family” (Point Lonsdale Structure
Plan, p.14).

That wording is critically important. It reflects the understanding that activity centres are
not merely economic entities. They are part of the social infrastructure of the community.

Hesse Street in particular performs a unique role within the Borough. It contains not only
retail premises, but also the library, visitor services, public toilets, cafes, pedestrian areas
and public transport connections. The street supports tourism, local employment and
casual social interaction throughout the year.

The Queenscliffe Planning Scheme states that activity centres:
“have an important role for social interaction” (Clause 02.03-1).
This is directly relevant to the current proposal.

A large supermarket outside the established centres has the potential to redirect a
significant proportion of daily activity away from the traditional streets that currently
support social interaction and community life.

Once that shift occurs, the impacts extend beyond retail competition. Reduced
pedestrian activity weakens the vitality of the public realm itself.
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4. What the Planning Framework Actually Contemplates for New Development

The Point Lonsdale Structure Plan is particularly significant because it specifically
addresses future growth areas within the township.

Importantly, the Structure Plan does not contemplate the creation of a second major retail
centre on the Bellarine Highway.

Rather, the planning framework consistently refers to neighbourhood scale activity and
convenience retail associated with residential growth.

The Structure Plan states:

“The Point Lonsdale shopping village should continue its neighbourhood centre role and
complemented by small convenience / corner stores in new residential subdivisions”
(Point Lonsdale Structure Plan, p.3).

This is highly significant.

The strategic framework contemplates:
+ residential growth

+ aged care and retirement living

+ community infrastructure

+ local activity nodes

+ small convenience retail

It did not contemplate a large format 3000 square metre supermarket functioning as a
major retail anchor outside the established centres.

The distinction between a “small convenience / corner store” and a full line supermarket
is profound in planning terms.

One supports walkable neighbourhood living and supplements the existing centres. The
other creates a new retail gravity point capable of competing directly with traditional town
centres.

The Structure Plan also makes clear that future development should occur within a
“holistic township framework” rather than through “independent and ad hoc” outcomes
(Point Lonsdale Structure Plan, p.11).

The proposed supermarket risks precisely the kind of disconnected and isolated
development outcome the Structure Plan sought to avoid.
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5. A Stand Alone Retail Destination Rather Than an Integrated Activity Centre

One of the most significant concerns with the proposal is that it does not constitute a
genuine mixed use activity centre.

The proposed Coles supermarket at 2341-2349 Bellarine Highway, Swan Bay is not
integrated within an existing activity centre or civic precinct. Unlike Hesse Street and the
Point Lonsdale shopping village, the proposal does not form part of a broader cluster of
community, civic, tourism or mixed use facilities.

Rather, it appears as a stand alone large format retail destination separated from the
established centres and heavily dependent upon private vehicle access.

This sharply distinguishes it from the traditional centres.
Existing centres contain:

+ multiple shops

+ cafes and hospitality uses

+ community facilities

+ pedestrian movement

* public gathering areas

+ tourism activity

+ civic infrastructure

* public transport connections

The proposed supermarket instead appears primarily as a single purpose retalil
destination surrounded by roads and parking.

This distinction matters greatly in planning policy terms.

State planning policy supports the concentration of retail activity within existing centres
and specifically seeks to:

“encourage expanding existing centres over developing new centres in out-of-centre
locations” (Clause 11.03-1R).

Importantly, the Greater Geelong Planning Scheme also states that:

“Ensure that out-of-centre development provides net community benefit” (Clause
11.03-1R).

This is a very important policy test.
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It is not enough for an out of centre supermarket to provide additional retail floorspace or
commercial convenience. The planning framework requires demonstration of a genuine
net community benefit when broader impacts are considered.

That broader assessment must include:
+ impacts on existing town centres

+ walkability

+ social infrastructure

+ traffic generation

+ tourism character

+ community interaction

+ and long term settlement structure

The supermarket proposal instead establishes an isolated retail box detached from the
traditional urban structure of the township.

The proposal therefore risks creating a second retail node that draws activity away from
the existing centres without contributing equivalent social or civic value in return.

This is particularly important given the scale of the proposal. A 3000 square metre
supermarket is not a minor neighbourhood convenience use. It is a substantial retail
destination capable of reshaping retail patterns across the district.

Once such a retail anchor becomes established, it commonly generates pressure for
additional associated commercial uses over time, including further retailing, takeaway
outlets, service stations and highway based commercial activity.

The proposal therefore raises broader strategic concerns regarding the long term retail
structure of Point Lonsdale and Queenscliff.
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6. Traffic, Car Dependency and Settlement Form

The proposal also raises important transport and settlement planning concerns.

The existing centres of Point Lonsdale and Queenscliff are integrated with established
walking routes, residential areas, community facilities and tourism destinations. They
support short local trips and incidental pedestrian activity.

The proposed supermarket instead appears heavily dependent upon private vehicle
access.

This is reinforced by the scale of road and infrastructure intervention apparently required
to support the development. The proposal appears likely to require substantial road
upgrades, altered traffic arrangements, engineering works, major ground works and
intersection changes in order to accommodate increased vehicle movements.

That fact is strategically important.

It suggests that the site is not naturally integrated into the existing movement framework
of the township. Rather, major physical intervention is required to make the proposal
function.

The scale of road modifications, traffic engineering and ground works apparently required
to facilitate the proposal further demonstrates that the site was not naturally intended to
function as a major retail destination within the existing township structure.

The Structure Plan strongly supports reduced dependence on private vehicles. It states:

“Walking, cycling and public transport offer affordable and sustainable modes of transport
and provide opportunities for physical activity and social interaction in the township”
(Point Lonsdale Structure Plan, p.4).

The proposed supermarket model sits awkwardly against these objectives.

Unlike traditional centres where trips can be combined with other activities, a stand alone
supermarket encourages single purpose vehicle trips in and out of the site.

This is particularly significant in a township with:

+ an ageing population

+ seasonal visitor pressures

+ limited public transport

+ and a highly valued pedestrian village atmosphere

The proposal risks shifting the structure of everyday life away from walkable centres
toward a more dispersed and vehicle oriented settlement pattern.
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7. Community Wellbeing and Social Cohesion

Modern planning policy increasingly recognises that the design and structure of
settlements influence community wellbeing.

Walkable town centres support:
+ casual interaction

+ social inclusion

+ physical activity

+ local identity

+ and community cohesion

This is particularly important in small coastal towns where public life is concentrated in
relatively few shared spaces.

The planning framework for Point Lonsdale and Queenscliff strongly reflects these ideas.
The Structure Plan specifically seeks to:

“incorporate design considerations that positively impact on the health and wellbeing of
the community” (Point Lonsdale Structure Plan, p.3).

The concern with the current proposal is not simply economic.

The concern is that a large isolated supermarket has the potential to weaken the social
role of the traditional centres themselves.

If significant retail activity shifts away from Hesse Street and the Point Lonsdale shopping
village, the likely consequences include:

+ reduced pedestrian activity

+ declining shop diversity

+ reduced street vitality

+ loss of incidental social contact

+ weakening tourism experience

+ and increased vacancies over time

These are not merely speculative concerns. They reflect patterns seen in many coastal
and regional towns where major out of centre retail development has weakened traditional
centres.

The existing centres currently perform a role that extends well beyond commerce. They
are places where people encounter neighbours, access services and participate in
community life. That role is recognised throughout the planning framework and should not
be underestimated.
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8. Coastal Village Character and Township Identity

The coastal village identity of Point Lonsdale and Queenscliff is one of the defining
themes running throughout the planning framework.

The Structure Plan repeatedly refers to:

+ village character

+ low growth

+ compact form

+ landscape setting

+ and separation from larger urban areas

It also notes that the community strongly values:

“the small township character” (Point Lonsdale Structure Plan, p.9).
and the retention of:

“the rural landscape setting and the separation of the town from Queenscliff and Ocean
Grove” (Point Lonsdale Structure Plan, p.9).

These policies are not nostalgic or anti development. They represent a deliberate strategic
choice about the future identity of the township.

The proposed supermarket introduces a very different urban model:
+ highway based access

+ large scale retailing

+ expansive parking areas

+ substantial engineering works

+ and regional retail attraction

This is not consistent with the fine grain coastal village structure described throughout the
planning framework.

The issue is cumulative change. Individual developments may appear manageable in
isolation. However, planning policy exists precisely because incremental decisions can
gradually and permanently alter the structure and identity of settlements over time.

The concern is therefore not merely architectural appearance and impact on a gateway
location. It is the broader shift in settlement function and character that accompanies
major stand alone retail development.
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9. Existing Retail Services and the Question of “Need”

Another important strategic consideration is the existence of substantial retail services
already operating within the broader district.

The Kingston Village shopping precinct in Ocean Grove is located only a short travel
distance from Point Lonsdale and continues to expand as a major retail destination for
the Bellarine Peninsula. The precinct already accommodates large scale supermarket and
retail services capable of meeting a significant proportion of regional shopping demand.

This is important because planning policy does not simply ask whether a supermarket
operator wishes to establish a new store. The broader strategic question is whether an
additional out of centre supermarket is genuinely required in a manner consistent with the
planning framework and whether it delivers a demonstrable net community benefit
(Clause 11.03-1R).

Given the close proximity of Kingston Village and other nearby retail centres, arguments
based solely on “need” or retail convenience appear less persuasive.

The issue is not whether residents can physically access supermarket shopping. Existing
large scale retail facilities are already available within a relatively short travel distance.

The more important planning question is whether the creation of a second major retail
gravity point at 2341-2349 Bellarine Highway, Swan Bay justifies the likely impacts on:

+ the viability of existing centres

+ village character

+ walkability

+ local social infrastructure

« and the long term settlement structure of Point Lonsdale and Queenscliff

On balance, the planning framework suggests caution rather than expansion of out of
centre retailing in this context.
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10. Zoning History, Strategic Drift and the Coles Site

A further and highly significant issue concerns the planning and zoning history of the
2341-2349 Bellarine Highway, Swan Bay site itself.

The current planning controls affecting the land did not arise from any deliberate,
transparent or strategically justified decision to establish a major out-of-centre
supermarket location for Point Lonsdale.

There is no evidence of any strategic planning process, retail strategy, structure planning
exercise or settlement policy that identified the site as an appropriate location for a large
standalone supermarket serving Point Lonsdale or the southern Bellarine.

Instead, the available planning history indicates that the site’s current development
potential emerged incrementally through a series of inadvertent planning “uplifts” and
mapping changes that were not supported by any coherent strategic justification.

Importantly, the Point Lonsdale Structure Plan itself recognised this problem and
recommended corrective action.

The Structure Plan identified concerns regarding the zoning and future role of the
Bellarine Highway land and expressly recommended that the land be rezoned in order to
avoid inappropriate retail outcomes. The Structure Plan referred to the need to rezone the
site “as soon as possible” to prevent inappropriate retail development from occurring
(Point Lonsdale Structure Plan, p.35).

This is a critical point.

The Structure Plan did not support the emergence of a new highway based retail node
outside the established township centre. To the contrary, it recognised that the existing
zoning settings created the risk of inappropriate commercial development inconsistent
with the intended settlement structure and village character of Point Lonsdale.

The strategic planning response was therefore not to encourage further retalil
intensification of the site, but to correct the planning anomaly before inappropriate
development occurred.

The present application effectively seeks to capitalise upon a planning anomaly that the
Structure Plan itself identified as requiring rectification.

That context substantially weakens any suggestion that the proposal represents a
strategically planned or policy supported retail outcome.

The broader planning framework consistently directs retail and community activity toward
existing centres and integrated township locations rather than isolated highway based
development.
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The relevant strategic documents repeatedly emphasise:

+ consolidation of activity within existing centres

+ walkability and local accessibility

+ protection of township character

+ avoidance of dispersed commercial sprawl

+ and maintenance of compact coastal settlement form

The proposal is fundamentally inconsistent with those objectives.

Further concern arises from more recent planning changes affecting the land.

During the Distinctive Areas and Landscapes planning process, references
recommending rezoning of the site to a Special Use Zone in order to avoid inappropriate
retail outcomes were removed from the relevant mapping and policy material.

Importantly, those earlier recommendations had formed part of the strategic planning
framework endorsed through the Point Lonsdale Structure Plan process and independent
planning panel review.

The removal of those references does not appear to have been accompanied by any
publicly articulated strategic reassessment concluding that a major out of centre
supermarket was now appropriate at 2341-2349 Bellarine Highway, Swan Bay.

Nor does there appear to have been any transparent strategic planning process
demonstrating why the long standing concerns regarding inappropriate retail
development at the site were no longer considered valid.

This is particularly significant given that the broader strategic framework consistently
supports:

+ reinforcement of existing centres

+ compact settlement form

+ walkability and local accessibility

+ avoidance of dispersed commercial activity
+ and protection of coastal village character

This raises broader issues regarding strategic drift and public confidence in the planning
system.

Planning controls may sometimes technically permit or facilitate development outcomes
that are inconsistent with the strategic intent of the planning framework. That appears to
be precisely what has occurred here.
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The present proposal relies heavily upon planning settings that were never deliberately
designed to facilitate a major out of centre supermarket and which the Point Lonsdale
Structure Plan itself identified as problematic and requiring correction.

In effect, the application seeks to leverage a legacy planning anomaly and subsequent
policy drift to secure a development outcome fundamentally inconsistent with the long
standing strategic planning vision for Point Lonsdale.

That is not proper and orderly planning.

11. Environmental Values, Landscape Setting and Gateway Character

The proposed supermarket site occupies an environmentally and visually sensitive
location at the Bellarine Highway gateway into Point Lonsdale and Queenscliff.

This area forms part of the broader Swan Bay landscape setting, which is internationally
recognised for its environmental significance and ecological values.

The Swan Bay environment is closely associated with the Port Phillip Bay (Western
Shoreline) and Bellarine Peninsula RAMSAR wetlands, recognised for their importance to
migratory bird habitat, coastal ecology and landscape character.

Importantly, environmental planning policy increasingly recognises that settlement form
and built development cannot be separated from their surrounding landscape and
ecological context. The Bellarine Peninsula’s environmental identity is one of the defining
reasons why the region remains distinctive and highly valued.

The proposed supermarket introduces a scale and form of development more commonly
associated with suburban highway retail corridors than sensitive coastal gateway
locations.

This includes:

+ large building footprints

+ expansive parking areas

+ elevated building forms (1m higher than the site perimeter)
+ the removal of almost all vegetation on the site

+ token perimeter landscaping

+ drainage to cope with a huge ‘hard standing’ area

+ increased vehicle movement

+ significant widening of adjacent roads

+ and intensified built form at a key township entrance
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These outcomes sit uneasily within the environmental and landscape setting of Swan Bay.

The planning framework consistently seeks to protect important landscape and gateway
locations.

State settlement policy seeks to:

“protect and enhance distinctive attributes of cities and towns including ... gateways”
(Clause 11.01-1S).

The Queenscliffe and Greater Geelong Planning Schemes also repeatedly emphasise:
+ low scale coastal settlement character

+ landscape protection

+ township distinctiveness

+ and avoidance of visually intrusive development outcomes.

The Point Lonsdale Structure Plan similarly emphasises:

* maintenance of the rural landscape setting

+ separation between settlements

+ and protection of coastal village character (Point Lonsdale Structure Plan, p.9).

This is particularly important because gateway locations shape the first impression and
identity of coastal settlements.

The Bellarine Highway approach into Point Lonsdale currently retains an open coastal and
semi-rural character that distinguishes the township from larger suburbanised urban
areas. The proposed supermarket risks fundamentally altering that arrival experience.

Importantly, environmental planning concerns are not limited to direct physical impacts
upon RAMSAR wetlands themselves.

Planning policy also recognises the importance of:

+ landscape setting

+ visual character

+ cumulative urbanisation pressures

+ and the gradual erosion of environmental distinctiveness over time.

There is also a broader strategic concern that approval of a major highway based retail
development in this location may generate continuing pressure for additional commercial
expansion and further urbanisation of the Swan Bay gateway corridor.

Such outcomes would be difficult to reconcile with the long standing planning objective of
maintaining Point Lonsdale and Queenscliff as compact, low scale coastal settlements
within a sensitive environmental landscape.
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12. Conclusion

The proposed Coles supermarket at 2341-2349 Bellarine Highway, Swan Bay represents
far more than the addition of a new retail use within Point Lonsdale.

It would establish a substantial stand alone retail destination outside the traditional
coastal village centres that currently form the social, economic and civic heart of the
community.

The proposal appears inconsistent with key elements of the adopted planning framework,
including:

+ coastal village policy

+ compact settlement objectives

+ centres based planning principles

+ walkability objectives

+ integrated transport and land use policy

+ and the long standing strategic role of Hesse Street and the Point Lonsdale shopping
village

Importantly, the proposal is not integrated within a broader mixed use activity centre
structure. It appears primarily as a large isolated supermarket dependent on extensive
vehicle access, substantial engineering intervention and major road infrastructure
changes. The Point Lonsdale Structure Plan contemplated convenience scale
neighbourhood retail associated with residential growth, not the creation of a second
major retail gravity point outside the established centres. The planning history also
demonstrates that the current development potential of the site did not arise from any
deliberate or transparent strategic decision to establish a major supermarket location at
Swan Bay.

To the contrary, the Point Lonsdale Structure Plan expressly identified the need to rezone
the land “as soon as possible” in order to avoid inappropriate retail development (Point
Lonsdale Structure Plan, p.35).

The current application therefore seeks to exploit a planning anomaly that strategic policy
itself recognised should be corrected. The long term risk is that the proposal weakens the
vitality, walkability and social functioning of the existing centres that planning policy has
consistently sought to protect. In these circumstances, approval of the proposal would be
contrary to the proper and orderly planning of the area.

It would also risk undermining public confidence in the integrity and transparency of the
planning system by allowing a major retail outcome to proceed on the basis of inadvertent
planning changes and legacy zoning anomalies that were never strategically justified
through an open planning process. For these reasons, the Minister for Planning should
refuse the application.
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