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View of Dromana at the foot of Arthurs Seat, as seen from Mount Martha at dusk

PURPOSE TOPOLOGICAL CONTEXT

Mornington Peninsula Shire Council has engaged Hansen Partnership to prepare the 
Dromana Township Built Form Review. The Dromana Township Built Form Review will set 
out a long term strategic framework to consider the potential future built form implications 
for the Dromana town centre, including building heights and interface treatments. It will 
also provide a framework for the community based on initiatives and actions, and the 
integration of Council’s services and programs, existing policies and strategies. It will 
assist in establishing the role of Dromana in the context of the broader municipality and the 
Mornington Peninsula region.

The purpose of the Built Form Review is to allow community discussion and input into the 
formulation of built form controls for the Dromana township. This report has sought to draw 
together background investigation and analysis and to commence documenting existing 
conditions within Dromana.

This Built Form Review has been informed by site visits, background desktop analysis, and 
detailed feedback from two initial community consultation meetings. 

The project team is seeking community feedback on this Built Form Review and welcome 
your own ideas for potential inclusion in the Dromana Built Form Review and subsequent 
future built form controls. The following review documents the analysis of the township’s 
built form and other attributes through maps and findings, and integrates these into 
subsequent Built Form Objectives and Principles. It then identifies key views and vantage 
points, and interprets the findings in a framework map with cross-sections to illustrate 
potential future built form outcomes.

This document seeks to establish an agreed vision for Dromana’s main commercial 
area (the town centre), in particular with regards to establishing the built form vision, 
by ensuring that planning controls reflect an appropriate balance between allowing for 
growth, and protecting the valued ‘coastal’ character. This Built Form Review is a focussed 
document, and does not address public realm considerations such as traffic and access, 
foreshore reserve enhancements, the pier, car parking, public art, land use arrangements, 
and streetscape landscaping and enhancements. 

Dromana is a small coastal township positioned on the Port Phillip Bay, between the 
smaller townships Safety Beach and McCrae, and approximately 1 hour from Melbourne. 
It shares proximity and strong visual relationship to the Arthurs Seat State Park and Red 
Hill. The township is connected to neighbouring townships by Point Nepean Road, which 
forms a ribbon of settlement along the Bay coastline. Dromana is primarily accessed by 
the Mornington Peninsula Freeway, which connects the Mornington Peninsula region to 
Melbourne.

There are notably significant landform changes that occur at 50m increments. Dromana 
is situated on the flat plane of land that sits in between Mount Martha to the north and 
Arthurs Seat to the south. This plane reaches a height of 50m, and extends around the 
Port Phillip Bay and inland to the east. The highest point of Arthurs Seat reaches a height 
of 312m above sea level, and is located 2.7km away from the Dromana pier, while the 
highest point of Mount Martha reaches 160m above sea level, and is located 5km away. 

INTRODUCTION
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Figure 1: Topological context
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MORNINGTON PENINSULA PLANNING SCHEME

MUNICIPAL STRATEGIC STATEMENT – CLAUSE 21.04 PAGE 2 OF 2

Western Port and Bass Strait/Wild coast, which are more fragile environments, with
greater sensitivity to modification.

 Supporting the maintenance and development of the arterial road network as a key
economic and recreational resource.

 Identifying areas available for port development, recognising that this area is a unique
resource of state significance.

 Maintaining separation between port development areas and township areas.

Mornington Peninsula Strategic Framework Plan

STUDY AREA

Dromana is characterised by the original township area adjoining the beach, and the 
surrounding residential area at the foot of the Arthurs Seat and Red Hill escarpment. 
The pier is a defining feature, and ‘marks’ the axis of the town. Dromana is set within a 
broader coastal landscape, which includes open views to the bay and surrounding hills and 
landforms.

The Dromana township is considered to be a ‘Service Centre’ in the Mornington Peninsula 
Strategic Framework Plan. Within the Mornington Peninsula region, it is considered a 
smaller township than Mornington, Rosebud, and Hastings, which are considered ‘Major 
Towns’. Comparable ‘Service Centre’ townships include Rye, Sorrento, Blairgowrie and 
Mount Martha.

Mornington is the Peninsula’s largest and most urbanised town. It is located closest to 
Greater Melbourne and therefore, has had the most development pressure of multi storey 
buildings. The commercial zoned ‘spine’ along both sides of Mornington’s Main Street is 
covered by a Design and Development Overlay – Schedule 13 (DDO13). DDO13 contains 
mandatory maximum heights of both 11m – 3 storeys and 14m – 4 storeys across the 
‘core’ activity centre area. This built form control has lead to a number of recent multi 
storey developments within the town or both 3 and 4 storeys. These developments 
represent the highest buildings within the Mornington Peninsula. 

Rosebud is another of the Mornington Peninsula’s major towns. Its commercial zoned land 
presently has no maximum height control. However, these is an emerging precedent of 3 
storey buildings along Point Nepean Road. 

Much of the Mornington Peninsula’s towns are covered by the following broad Design and 
Development Overlays, which contain mandatory maximum heights, as follows:

 ▪ DDO1 – Township Design – 10m or 2 storeys;

 ▪ DDO2 – Bayside and Village Design – 10m or 2 storeys; or

 ▪ DDO3 – Coastal and Landscape Design – 10m or 2 storeys.

The study area for the Town Centre, shown in Figure 2, was determined by the extent of 
the Commercial 1 Zone, as shown in Figure 3. This area is bounded by Point Nepean Road 
to the north, Gibson Street to the south, Carrigg Street to the east and mid-block between 
Odonohue Street and Arthur Street to the west. It encompasses an approximate ‘depth’ of 
136m, and a ‘length’ of 550m, and area of 7.9 hectares. The commercial zoned land was 
identified by Council to be lacking sufficient built form controls and height limits, when 
compared to the surrounding residential zoned land and other neighbouring townships.

CONTEXT

View to Arthurs Seat from McCulloch StreetMornington Peninsula Strategic Framework, Clause 21.04

There are also, more township specific built form controls, as follows:

 ▪ DDO10 – Ocean Beach Road, Sorrento – mandatory maximum 12m;

 ▪ DDO28 - Ocean Beach Road Commercial Precinct - mandatory 8m or 2 storeys and  
11m or 3 storeys;

 ▪ DDO14 – Flinders Village Centre – mandatory maximum 8.5m or 2 storeys; and

 ▪ DDO15 – Shoreham Village Centre - mandatory maximum 8.5m or 2 storeys

Therefore, there is a strong correlation within existing built form controls in relation to the 
position of the activity centre within the hierarchy framework and the scale and maximum 
height of development. 
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Figure 2: Aerial view of the Dromana Township
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ZONES

KEY FINDINGS

IMPLICATIONS

The Mornington Peninsula Shire Council has engaged Hansen Partnership in the analysis of 
the Commercial 1 Zone (C1Z) land of Dromana, which encompasses properties in between 
Point Nepean Road and Gibson Street, and is centred behind the Dromana foreshore. 

The majority of land within the Dromana town centre is zoned Commercial 1 Zone (C1Z). 
The purpose of the C1Z is to create a vibrant mixed-use commercial centre for retail, 
office, business, entertainment and community uses, and to provide for residential uses at 
densities complimentary to the role and scale of the commercial centre. There is currently 
no maximum height provision for C1Z land. There are also two areas within the Public Use 
Zone (PUZ) in the mid-block of the commercial core, that currently function as rear laneway 
and access areas. 

A portion of Gibson Street, in between Noel and Beach Streets and centred around Pier 
Street, is also within the C1Z. This indicates the intention of Pier Street as the commercial 
town centre.

The context surrounding the Dromana town centre mostly consists of lots within the 
General Residential Zone- Schedule 1 (GRZ1) which allows for a height of 11 metres or 3 
storeys. Along Pier Street, just outside of the study area, is a pocket of parcels within the 
PUZ, and the ‘Dromana Recreational Reserve’, which is in the Public Park and Recreation 
Zone (PPRZ). The study area fronts Point Nepean Road, which is a Road Zone Category 1 
(RZC1), and the Dromana Foreshore, which is also within the PPRZ.

The surrounding residential context provide a maximum height limit of 3 storeys. Therefore, 
the commercially-zoned land should allow for a height limit of at least 3 storeys. This is 
to reinforce the land use hierarchy and enable a slight increase in intensity of use, activity 
and built form scale within the town centre when compared to surrounding residential 
neighbourhood. The alignment of lots within the PUZ and PPRZ along Pier Street with the 
pier create an axis and natural centre of the township. 

Foreshore reserve within the Public Park and Recreation Zone (PPRZ)‘Dromana Recreational Reserve’, within the Public Use Zone (PUZ)

Detatched dwelling within the surrounding General Residential Zone (GRZ1)Shops within the Commercial 1 Zone (C1Z), fronting Point Nepean Road

BUILT FORM 
ANALYSIS
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Figure 3: Zoning

11hansen partnership pty ltd | Mornington Peninsula Shire



The study area is affected by two overlays, namely the Heritage Overlay (HO), and the 
Environmental Significance Overlay (ESO). There are two site specific Heritage Overlays; 
HO167 St Mark’s Church of England, and HO166 Dromana Cellars. 

ESO25 ‘Port Phillip Coastal Area’ covers the beach foreshore and lots facing Point Nepean 
Road, and the Statement of Environmental Significance describes the Port Phillip coastal 
area and adjoining offshore areas as containing some of Victoria’s most significant 
cultural and natural features, including sites of ecological, archaeological, geological, 
geomorphological, aesthetic and cultural heritage value. In particular, it seeks to

 ▪ To protect and enhance the natural features, vegetation, ecological diversity, landscape 
quality, heritage values and recreation opportunities of the Port Phillip Bay coastal area 
and associated intertidal and marine habitats; and

 ▪ To promote excellence in design of buildings, facilities and structures in the coastal area. 

ESO17 ‘Streamlines’ applies to a strip of land at the eastern end of the town centre, 
and relates to a small watercourse. It seeks to maintain the environmental flows within 
streams and watercourses, including the protection of flora, fauna and landforms, and the 
ensures that future development is protected from the effects of flooding.

Dromana has relatively few buildings with heritage protection as compared to other 
townships in the Mornington Peninsula Shire, such as Sorrento.  Heritage is therefore not a 
strong ‘defining’ feature of the commercial area. 

The lots fronting Point Nepean Road and their street frontages are the most ‘exposed’ 
and visible from the foreshore, and are required by ESO25 to provide design excellence 
and compatibility in terms of their landscape and coastal setting. This frontage therefore 
requires careful consideration when planning for it’s future character.

ESO25: Port Phillip Coastal AreaHO166: Dromana Cellars, 199 Point Nepean Road

HO167: St. Mark’s Church of England, 273 Point Nepean Road ESO25: Port Phillip Coastal Area

KEY FINDINGS

IMPLICATIONS

OVERLAYS
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Figure 4: Overlays
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LOT SIZE

Lots within the Dromana town centre have been categorised under the following lot size 
thresholds: ‘small lots’ under 300m², medium lots 301-600m², large lots 601-1200m², 
and extra-large lots greater than 1201m². There are several ‘extra-large’ lots within the 
study area, including the site which is occupied by IGA supermarket, the consolidated site 
occupied by ‘Stella’s Dromana’ hotel, and lots to the south-west of Odonohue Street. 

Several adjacent lots are also under a single ownership, including three contiguous parcels 
that are owned by Council and are currently used for vehicular access and car parking. 

There is a land locked section of road within the middle of the block bounded by Point 
Nepean Road, Pier, Odonohue and Gibson Streets.

Small and fine grain lots generally line Point Nepean Road and the eastern side of Pier 
Street. These properties largely define the ‘heart’ of the town centre, as they continue the 
fine grain character of lots fronting Point Nepean Road. Larger lots are positioned toward 
either end of the town centre and span the breadth of the urban block.

The majority of lots facing the Point Nepean Road and Pier Street are small-medium in size, 
indicating a traditional fine-grain character and potentially incremental development over 
time. There are several large and extra-large lots along these frontages that could result 
in relatively substantial development and change. Recent new developments on small lots 
which comprise 2 and 3 storey mixed-use developments demonstrate the potential for infill 
development, as evident at 29-31 and 33 Pier Street. Contiguous land ownership and extra 
large lots also illustrates the potential for substantial change. These lots are predominantly 
located at the ‘back’ of the town centre.

Extra-large lot: Stella’s Dromana, 151-163 Point Nepean Road The rear of a recent 3 storey development on a medium-sized lot, 179 Point Nepean Road

Extra-large lot: the current IGA Supermarket site, 251 Point Nepean Road ‘Incremental’ infill developments on small-sized lots, 29-31 and 33 Pier Street

KEY FINDINGS

IMPLICATIONS
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Figure 5: Lot Size
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IMPLICATIONS

LOT DEPTH

The depth of lots within the town centre have been measured in relation to their current 
frontage, and vary from depths of 5-10m to 50m+. Majority of the traditional row lots 
facing Point Nepean Road range from 35-50m. Several of the larger parcels have depths 
far exceeding 50m. There are clusters of lots around the current ‘Dromana Medical Centre’ 
with small depths of 5-10m and 15-20m.  

50m+ lot depth along 279 Point Nepean Road40-45m lot depth, viewed from the rear of 231 Point Nepean Road

40-45m lot depth along Beach Street; properties facing Point Nepean Road 20-25m lot depth along Pier Street Street

There are a significant number of lots with depths greater than 50m, thereby signifying 
the potential for substantial development. These lots are situated to either side (end) of 
the township. The lot with the largest depth in the study area is the IGA supermarket and 
the site occupied by St Mark’s Church, both consuming the entire depth of the block from 
Point Nepean Road to Gibson Street. However, the Church site is rather narrow. Another 
site with significant depth is occupied by Stella’s Dromana hotel. 

Most lots with large depths provide internal access within their sites. The subdivision 
pattern and strata title arrangement at the current Dromana Medical Centre results in 
small lot depths, and this (along with their small area size and lack of rear access) presents 
a considerable limitation to their future development potential.
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Figure 6: Lot Depth
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FRONTAGE WIDTH

The frontage widths of lots within the town centre have been categorised into the 
following thresholds: small (0-8m), medium (8-12m), large (12-18m), and extra large 
(18m+). These thresholds have been used to illustrate the potential development 
advantages such as car park access and the ability for more substantial apartment or 
commercial development. Smaller frontage widths present a limitation on development 
potential. 

There is a mixed character of frontage widths throughout the town centre. Point Nepean 
Road presents the most consistent array of small and medium frontages, which is reflected 
in the traditional shop front character. The three extra-large frontages to the main street 
consist of Stella’s Dromana hotel, the car park associated with the IGA supermarket, and 
a recent 3 storey mixed-use development at 279 Point Nepean Road. The supermarket 
block presents the broadest lot frontage to Point Nepean Road. The site containing St 
Mark’s Church of England also presents a substantial extra-large frontage along the 
length of Odonohue Street. However, this street frontage is essentially a ‘side’ given the 
configuration of the frontage church building on the site. The developments clustered 
around the current ‘Dromana Medical Centre’ have small frontage widths that present a 
limitation to future development potential.

Exra-large IGA Supermarket car park frontage along Point Nepean RoadTwo Large frontage widths along Point Nepean Road

Small-medium shop frontage widths along Point Nepean RoadSmall shop frontage widths along Point Nepean Road

KEY FINDINGS

IMPLICATIONS
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Heritage-style building, Stella Dromana’s Hotel

Current building stock along Point Nepean Road

BUILT FORM

The analysis of built form sought to identify the range of existing buildings heights, roof 
forms and interfaces currently present within the town centre. The building heights range 
from 1-3 storeys, and there are currently 7 buildings that are 3 storeys in height. 5 of these 
represent a recent mixed-use development with active ground floor uses and 2 levels of 
residential above. However, the Stella’s Dromana Hotel also has 3 storeys and dates from 
the 1930s.

The two types of roof forms evident in Dromana are pitched or flat. Buildings are generally 
oriented with active frontages to streets. However, there are a few developments with 
active frontages facing car parking in the mid-block, such as the IGA supermarket and 
the building development clustered around the Dromana Medical Centre. Buildings 
are predominantly boundary-to-boundary developments, with the exception being the 
residential properties on Beach and Gibson Streets. 

Back-of-house interfaces are very evident and ‘visible’, as they often back onto car parking 
or circulation areas. A tall telecommunications tower is situated at 30 Gibson Street, and is 
visible from much of the town centre.

There are two current permit applications within the town centre. The proposal located 
at 203-205 Point Nepean Road is for a mixed-use building with commercial ground floor 
tenancies and apartments above, and a height of 4 storeys, including a 3 storey streetwall 
fronting Point Nepean Road. The proposal at 5 Pier Street also has ground floor commercial 
uses with apartments in upper levels, and has a height of 3 storeys with an upper level 
setback. 

The existing built form is generally low-scale, with majority of buildings consisting of 1 
storey. However, there is an emerging 3 storey character, which is evident in recent infill 
developments along Point Nepean Road and Pier Street. The notable ‘Stella’s Dromana’ 
hotel is an example of an older 3 storey form. The township roofline is predominantly low-
scale and flat in profile, as evident when viewed from the pier. The telecommunications 
tower is the tallest element, and punctuates the skyline profile. 

There is a mixed character of active and blank frontages, and car parking to the street, 
causing inconsistent streetscape character, particularly evident at the IGA supermarket 
site. The majority of active frontages face Point Nepean Road and Pier Street, and this re-
enforces the ‘heart’ of the town centre. 

Emerging 3 storey contemporary character along Pier Street

Contemporary 3 storey infill adjoining heritage property at 197 Point Nepean Rd

KEY FINDINGS

IMPLICATIONS
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LAND USE

The land use of properties within the town centre fall into the following categories: 
supermarket, hospitality (cafes and restaurants), commercial tenancies (retail and office 
uses), mixed use (commercial/ hospitality ground floor uses with residential levels above), 
medical, community/church, detached dwellings (single house on a lot), villa/ multi-unit 
dwellings (lots that have been subdivided to accommodate several units on a traditional 
lot), and services and utilities. 

Commercial and hospitality uses are predominantly located along Point Nepean Road. Car 
parking and vehicle access areas commonly separate the ‘front’ of the town centre (along 
Point Nepean Road) from the ‘back’ (along Gibson Street). Residential uses within the C1Z 
are located at the ‘back’ around Beach Street. 

The land uses along Point Nepean Road present a consistent combination of commercial 
and hospitality uses. This fine grain commercial character continues along the eastern side 
of Pier Street, however is not reflected on the western side, which is dominated by car 
parking and large retail uses.

The IGA supermarket and its associated car park accounts for the majority of its block, 
creating a ‘large format retail’ character. The supermarket and other large format retail 
uses are detached from the ‘front’ of the town centre by the positioning of car parking 
along Point Nepean Roads and Pier Streets. 

The cluster of residential uses along the cul-de-sac end of Gibson Street signify a ‘quieter’ 
area within the C1Z, and it lacks the opportunity for street exposure from passing traffic. 
However, elsewhere in the town centre there is an emerging mixed-use character with 
residential uses in upper levels, as evident in more recent 3 storey developments along 
Point Nepean Road, Pier and Carrigg Streets. 

Outside of the town centre, residential land predominantly consists of detached dwellings 
on a traditional lot. Villa or multi-unit dwellings on subdivided land is more clustered around 
the north-eastern edge of the town centre along Carrigg and Harrison Streets.

Vacant lot, 32 Gibson Street

Strip shops along Point Nepean Road Emerging mixed-use character with commercial and residential uses

Large-format retail uses, including the IGA supermarket

KEY FINDINGS

IMPLICATIONS
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PUBLIC REALM 
& KEY VIEWS

The Dromana Township is located alongside the Port Phillip Bay foreshore, in a plane of 
land with a slight 1-3m fall. To the south of the township is the backdrop of Arthurs Seat. 
The defining element of Dromana is the pier and the beach foreshore. Point Nepean Road 
and the eastern side of Pier Street is afforded with pedestrian amenities consisting of a 
shaded footpaths, seating, and outdoor dining, and landscaping. Stylised street lamps mark 
the main street area of Point Nepean Road as they line the road through the town centre. 
Along the foreshore are recreational amenities such as barbecue structures, a playground, 
and picnic tables and seating, in a coastal parkland setting. To the south of the township 
approximately 100m along Pier Street is the Dromana Recreational Reserve, the main 
sporting field, and facilities.

Key views within and of the Dromana township have been identified as:

 ▪ from the pier towards the township and Arthurs Seat;

 ▪ from Pier Street looking towards the pier and foreshore; and

 ▪ from the Foreshore Reserve car park and picnic rest point looking towards the 
commercial strip along Point Nepean Road.

The Mornington Peninsula’s dominant natural assets are the beach foreshore and the 
Arthurs Seat Summit and State Park. Therefore, existing views to these assets are highly 
valued, and should be retained. 

Pedestrian amenity is currently predominant along Point Nepean Road, however the town 
centre would benefit from an expanded and improved public realm, especially along Pier, 
Beach and Odonohue Streets.   

View from the park bench with foreshore reserve, looking towards Arthurs SeatView from the car park and picnic rest point, near the start of the pier

View from the pier towards Pier Street and the flagstaffView from the end of the pier, looking torwards the town centre

KEY FINDINGS

IMPLICATIONS
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Internal street through car park, with access from Beach Street

Internal access through car park, with access from Gibson Street

ACCESS & MOVEMENT

Pier Street, looking south

Point Nepean Road, looking west

The circulation around and through the town centre is centred around Point Nepean 
Road, which connects Dromana to the Nepean Highway and other townships along the 
Peninsula, including Rosebud, Blairgowrie and Sorrento. The only signalised intersection is 
located at the junction of Point Nepean Road and Pier Street. The local bus routes 887, 788 
and 787 run along Point Nepean Road, and the 787 along Pier Street. 

The blocks are largely characterised by their network of internal accessways, which allow 
access to car parks and rears of lots. The supermarket block also allows for pedestrian 
connections through its car parking and row shops. Informal crossing to the beach 
foreshore is allowed for by traffic islands positioned along Point Nepean Road. There are no 
east-west midblock pedestrian accesses, meaning pedestrian activity is limited to the one-
sided Point Nepean Road frontage and Pier Street. There is also an uncoordinated network 
of surface car parks within the middle of each urban block. These spaces are typically 
located behind the Point Nepean Road shops and expand the rear service land provision.

Point Nepean Road is both the main vehicle thoroughfare through the township and acts 
as the pedestrian main street. It therefore receives the greatest exposure and ‘image’ of 
Dromana. 

The network of internal accessways and car parks through the midblock create an irregular 
circulation system that also exposes much of the property’s rears. There are spaces that 
are primarily focussed on car access and storage. Therefore, most properties along Point 
Nepean Road have substantial lot depth and rear access that can allow for ground and 
lower ground rear parking.

The pier and signalised junction at Pier Street creates a strong axis for the town centre.

KEY FINDINGS

IMPLICATIONS
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Based on the preceding analysis, the Dromana town centre was classified into the 
following existing built form precincts: Precinct 1A: Point Nepean Road frontage, Precinct 
1B: Pier Street frontage, Precinct 2: Large format retail, Precinct 3A: Mixed peripheral, and 
Precinct 3B: Residential peripheral. 

Within 1A, there is a consistent character of commercial row buildings that front Point 
Nepean Road; this precinct serves as the ‘front’ of Dromana. The buildings along the 
eastern side of Pier Street have the same main street row-shop character, thereby creating 
the sub-precinct 1B. Precinct 1 is ‘interrupted’ by the IGA supermarket with associated 
retail tenancies and car park, which can be characterised by its large retail format and car 
parking to the street frontage (Precinct 2). Precinct 3A consists of commercial, car park 
and other uses, and is situated mostly in the mid-block, forming a band of inconsistent 
typologies and access. The residential lots within the C1Z along Gibson and Beach Streets 
add to the ‘mixed’ character of the back of the township, and form Precinct 3B. 

Precinct 3B: Peripheral residentialPrecinct 2: Large formal retailPrecinct 1A: Point Nepean Road frontage

Precinct 3A: Mixed peripheralPrecinct 1B: Pier Street frontage

EXISTING 
BUILT FORM 
PRECINCTS

KEY FINDINGS

IMPLICATIONS
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Key site: current IGA Supermarket site

Key site: corner of Pier Street and Point Nepean Road

AREAS OF 
POTENTIAL CHANGE 
& KEY SITES

In undertaking a rigorous urban design analysis of the existing conditions of the Dromana 
Township, an assessment of the utilisation of each lot was undertaken. In undertaking this 
task, judgements were made in relation to the sites as they exist, and they were placed 
into the following categories:

Vacant/ underutilised

These are sites which are either presently vacant or have very minimal built form such as 
sheds or surface car parking. These sites are typically larger parcels of land which makes 
them a more attractive development proposition in respect to being able to successfully 
accommodate the required on-site car storage and development yield potential. Therefore, 
these sites are ‘ripe’ for redevelopment as they are clearly not being utilised for their 
highest and best use of the land and present a viable development potential now.

Residential lots in C1Z

These are sites which contain residential uses within the commercial zone, and therefore 
do not present the highest and best use of land according to the zoning provisions. 

Likely to develop

These are sites which contain existing buildings (or uses) which do not represent the 
highest and best use of the land. However, these sites are generally smaller in size and 
are often narrow (in width) meaning they would most probably require lot consolidation 
in order to achieve a more viable redevelopment outcomes. Therefore, these sites are 
considered to have some redevelopment potential in the near future, subject to lot 
consolidation and land values.

Large land holding

These sites are extra-large in lot size and/or are several lots in a contiguous ownership. 
They present a attractive potential development yield, the only limitation being their current 
useful land use.

Unlikely to develop

These are sites which contain either a building of heritage significance, a services and 
utilities usage, or have a significantly small lot size, depth, and frontage width. Their 
land use or smaller parcel of land limit their ability to accommodate a more intense 
development. 

KEY FINDINGS
Heritage overlay

There are a number of sites have a site specific Heritage Overlay and accordingly are 
unlikely to be significantly redeveloped in the short to long term.

Recent multi-storey development 

These are sites which contain recent (within the last 10 years approximatel) multi-storey 
built form. These building are also predominantly now in multiple ownerships, which makes 
it harder to redevelopment and are at the beginning of their economic life. Further, they are 
considered to represent the highest and best use of the land. Therefore, these sites are 
considered unlikely to develop further in the foreseeable future.

IMPLICATIONS

Key sites have been determined according to their potential to accommodate significant 
development in the future and lack of limitations. The four key sites identified are:

 ▪ 251 Point Nepean Road, occupied by the IGA supermarket site;

 ▪ 217-227 Point Nepean Road; the Dromana Hub shopping centre

 ▪ 16 Pier Street; Council owned car park; and

 ▪ 151-163 Point Nepean Road, occupied by the Stella’s Dromana Pub.

Contiguous lot ownership presents a similar opportunity to large land holding. It is evident 
that the most significant degree of change is likely to occur in the supermarket block, as 
this contains three of the key sites. The fourth key site is currently occupied by Stella’s 
Dromana, and includes several functions such as the traditional hotel, a single storey 
addition occupied by the TAB, car parking and medium-density residential or holiday 
townhouses to the rear. There is currently no heritage overlay to protect the Stella’s 
Dromana Hotel building, which signifies an opportunity to develop this large site.

Most sites are classified as ‘Likely to develop’, and present an incremental degree of 
change that will result in an infill-character as opposed to large-scale change. These lots in 
particular are focussed along Point Nepean Road.

Areas of Dromana that are unlikely to change in the near-future include the heritage sites, 
recent development sites along Point Nepean Road and Pier Street, and the arrangement 
of small subdivided lots around the Dromana Medical Clinic.
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Figure 13: Areas of Potential Change and Key Sites
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INITIAL COMMUNITY 
WORKSHOPS

WORKSHOP OVERVIEW IDEAS FOR THE FUTUREEXISTING TOWNSHIP

When considering the township character, the community members valued the pier and 
beach parklands, the village small-town feel, the coffee culture, pedestrian experience, and 
overhead lighting. 

When considering the township features, community members highlighted the flagpole, 
the backdrop of Arthurs Seat, key buildings such as the Sea Scout Hall, Shire Offices, local 
pub and St Mark’s Church, and the pier. 

The community were asked to consider the township’s views and vistas, and from the 
findings they valued the uninterrupted views of Arthurs Seat, the view of the township 
from the pier and water, and views to natural areas such as the bay.

When asked about the existing built form, community members commented on the 
following: 

 ▪ The building next to St Marks church is too bulky, it should have been stepped back.

 ▪ The Gibson Street tilt up apartments are liked by some for the following reasons: colours 
are good, volumes are not too bulky with a staggered feel, materials are not reflective 
and the building looks good from all angles so it fits in with surrounding streetscape.

 ▪ The Salvation Army building is not liked for the following reasons: it is big and bulky and 
does not respond to the street as it only has ‘bland and blank walls’.

 ▪ The township is rapidly becoming three-storey.

 ▪ The majority of buildings are ‘architecturally dull’ (e.g. ‘The facades look tired’, 
‘maintenance is required’, ‘buildings are too boxy’, ‘plain rendering is boring’).

 ▪ The Dromana township needs to keep up with other townships in the region, but 
balance is required so that a unique character is retained.

 ▪ Colour and advertising on buildings should be controlled (e.g. ‘Many of the new 
apartments in town are too dark,’ ‘Advertising needs to be controlled, don’t want the 
jumbled look’).

 ▪ The Western sun goes straight into buildings along Point Nepean Road and the buildings 
provide no shade for pedestrians.

 ▪ The fact that Dromana doesn’t have tall buildings is appreciated. Development in the 
township has been governed reasonably well in the past.

 ▪ The bank site is a potential key future

During the ‘ideas for the future’ discussion, participants were asked to consider the 
following questions:

 ▪ What recent coastal township developments do you like and why?

 ▪ Where should different building types be located? 

 ▪ To brainstorm principles for future buildings in the Township.

When considering heritage, the community felt that new buildings should compliments 
old ones, but not copy, Heritage buildings should be given breathing space, and the 
juxtaposition between old and new buildings should be minimised. 

When asked about the township character, the community members felt that new 
buildings should value the coastal and marine character of the township, and that bathing 
boxes and boat sheds defined the notion of Dromana. The desired colours and materials 
included elements reflecting nature, such as weathered timber, stone similar to that on the 
foreshore, and the use of lighter colour. Advertising needs to be controlled or limited.

When considering the built form elements, the community again expressed the need for 
elements to reflect the coastal context. Facades should be interesting (not blank), rooflines 
inspired by the local beach boxes, awnings should provide shade, multi-storey car parks 
should be avoided, and balconies should be encouraged along Point Nepean Road to 
embrace the beach atmosphere.

When asked about height, community members considered heights in terms of view lines 
and visibility from the street. Overall, members felt that height above two storeys should 
be setback, should not cause overshadowing, should not be bulky, and should not be 
located on key streets. Limitations should be placed on height along Point Nepean Road to 
ensure views from the water, and they shouldn’t be higher than the vegetation along the 
foreshore, but they can gradually increase towards the back of the township.

Pier Street was identified as a desired precinct and centre point that creates a connection 
between the township and the pier. The future precinct was envisioned as a pedestrian 
street, with shaded footpaths, a fine grain character, active frontages, and without large 
residential access points (foyers). 

Mornington Peninsula Shire Council (Council) engaged Capire Consulting Group (Capire) to 
design and facilitate two workshops to inform the development of the initial phase of the 
Dromana Township Plan. 

The objectives of the workshops were to:

 ▪ inform the community about the project, process and outputs of the Dromana Township 
Plan (Built form analysis and framework);

 ▪ understand the community’s vision and ideas for built form in the Dromana Township to 
inform the development of objectives and principles for the Framework; and 

 ▪ educate the community about the role that the Framework, the Council, and the 
community play in ensuring controlled development in Dromana.

The workshops were held in the early evening of Wednesday 15th November and 
Wednesday 22nd of November 2017 within the Surf Lifesaving Club rooms. The findings 
from the two workshops have contributed to the development of the Framework Plan.

32 hansen partnership pty ltd | Mornington Peninsula Shire

DROMANA TOWNSHIP PLAN

BUILT FORM REVIEW



Community consultation session

Key Messages

When considering other townships, community members preferred townships that are 
sensitive to heritage buildings, had active street frontages, blended into the surrounding 
area and used natural or nautical materials. Community members disliked townships that 
were boring, bland or boxy, overcommercialised, too suburban or of an inappropriate scale. 
The five most liked townships were:

• Mornington;

• Sorrento;

• Daylesford;

• Inverloch; and

• Barwon Heads.

Key messages raised during the workshops were to:

 ▪ Maintain the beach ambience and character of the 
township

 ▪ Ensure existing view lines are maintained

 ▪ Make Pier Street a key precinct in the township

 ▪ Be sensitive to existing heritage buildings and 
streetscapes

 ▪ Consider the potential for key sites such as the Salvation 
Army building

 ▪ Make pedestrian amenity a key consideration for the 
design of future buildings in the township
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OBJECTIVES 

 ▪ To reinforce streetscape character at the street frontage;

 ▪ To maintain existing key views to landscape assets, including Arthurs Seat, 
the Port Phillip Bay and coastal parklands;

 ▪ New built form should contribute to the amenity of high quality public 
places;

 ▪ To encourage the provision of new pedestrian links through the commercial 
area, to improve connections between the residential areas and the 
foreshore;

 ▪ New built form should achieve design excellence and reflect the low scale, 
natural coastal character of the area;

 ▪ New built form should provide car access away from key roadways, such as 
Point Nepean Road and Pier Street;

 ▪ New built form should respect the height and scale of heritage buildings;

 ▪ To maintain the fine grain presentation of shops to Point Nepean Road and 
Pier Street;

 ▪ To strengthen Pier Street as the heart of the town centre;

 ▪ To ensure sensitive built form transition to abutting residential zoned land;

 ▪ At key corners, ensure architectural form ‘marks’ corner position and turns 
the corner into the side street; and

 ▪ To encourage a formalised east-west laneway network to ‘unlock’ 
development potential and provide a secondary movement network.

BUILT FORM 
OBJECTIVES

The current DDOs applying to townships within the Mornington Peninsula region were 
reviewed in order to form an understanding of the nature of objectives within this particular 
region, and how they applied to the varying characters of the townships. Most township 
DDOs contained objectives encouraging a low scale, coastal village character, and design 
treatment that ensures that new development achieves design excellence. Most also 
encouraged the retention of visual connections from the village centres to the surrounding 
landscape, and also encourage buildings to be designed in order to avoid being visually 
obtrusive in terms of their silhouette. Many townships encourage high quality public places, 
including development that properly addresses the street frontage, and allowing active 
frontages and passive surveillance of the public realm.

However, the character of Dromana differs from other townships, particularly in regards 
to the lack of heritage listed buildings and sites. Dromana also does not have a strong 
‘gateway’ that needs emphasising and protecting. Other townships commonly sought to 
have ‘a sense of space around and between buildings’. Given Dromana’s tight attached-
shop character and exposed position located along the foreshore, it is preferable to 
reinforce the existing established character rather than create a sense of space between 
buildings.

Mornington Peninsual DDO objectives that shared a direct relevance to Dromana were 
collected and grouped according to their themes. These included: 

 ▪ Township built form character, 

 ▪ Views to surrounding natural assets, 

 ▪ the Public realm, and Access. 

These thematic considerations were then compared to the unique character of Dromana. 
The following Objectives are directly relevant to the Dromana Township.
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KEY VIEWS AND FUTURE BUILT 
FORM VISUAL IMPACTS
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Potential built form testing envelope Figure 14: Key view locations 

The key views within the public realm of the township were determined according to their 
frequency of visitation, and popularity as recreation areas. The consideration of views was 
only undertaken from within the public realm. Views from private land were not assessed. 
The key views have been identified as:

1. From the pier and foreshore intersection, looking along Pier Street;

2. From the end of the pier, looking towards the township;

3. From Pier Street looking towards the foreshore;

4. From the playground, looking towards Arthurs Seat;

5. From the foreshore reserve car park, looking towards Arthurs Seat; and

6. From a park bench within the Foreshore Reserve, looking towards Arthurs Seat.

In order to test potential future forms we built a 3D massing model based on the following 
assumptions. A floor-to-floor height of 4m for ground and first floor commercial uses, 
and a 3m height for levels above, as they are likely to accommodate residential uses. A 
fourth floor (third level and ground floor) setback of 3m was modelled to reflect and test 
suitability of standard minimum setback dimensions. In the four scenarios illustrated, 
yellow transparent forms represent the future built form levels, while the white solid forms 
represent the existing structures that are likely to remain based on factors explored in the 
‘Areas of Potential Change and Key Sites’ analysis (see page 30).

In the six key view scenarios illustrated, the most important key vantage point is no. 4. 
View 4 is from the playground, as this view is taken from the highly used public space 
between the pier car park and Life Saving Club. This is recognised as being the utmost 
key view due to its frequency of visitation from both locals and visiting tourists, and it’s 
prominence as a rest point due to available facilities. 

VIEWS TESTING

KEY VIEWS
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   PIER / FORESHORE VIEW1

The predominant natural asset currently visible from the intersection of the pier 
and foreshore is the rising ridgeline of Arthurs Seat from the east to the west. The 
current low roofline has space in between taller elements that allow for this view. 
The existing single storey forms allows for views to the ridgeline, however the 
descending mountain range disappears behind built form to the east of Pier Street. 
This axial view is marked by the central sail mast memorial, and is significant because 
of its anchoring central location for tourists and locals alike. The existing built form 
includes 1 and 2 storey forms in the foreground, and 3 storey forms in the midground 
along Pier Street. The Point Nepean Road frontage is covered by the ESO25- Port 
Phillip Coastal Area Overlay, which requires this spine to protect and enhance 
natural features, heritage values and recreational opportunities, as well as promote 
excellence in the design of buildings. Therefore, this frontage requires sensitive 
interaction with the adjoining beach and foreshore reserve.

At 2 storeys, built form would obscure views to the mountain ranges, however does 
not appear visually dominant. The roofline intersects with the Arthurs Seat ridgeline, 
but does not match the emerging 3 storey forms on Pier Street. 

At 3 storeys, the proportion of the new forms align with 3 storey forms, but appear 
to visually dominate the Point Nepean Road frontage and significantly project above 
the mountain range profile. Taller form (3 or a setback 4th storey) along Point Nepean 
Road potentially presents an overbearing form along the sensitive foreshore frontage.

From this location, any built form above 2 storeys obscures views to the 
mountain ranges behind. Built Form that allows for space (seperation) between 
structures may allow for views towards the ridgeline. A 3 storey streetwall is 
considered to be too visually overbearing for the sensitive Point Nepean Road 
interface, and setback upper levels above a 2 storey streetwall would help to 
reduce this bulk, but still may project above the ridgeline. 

View1

Existing

Photo view

2 storeys (8m)

3 storeys (11m)

4 storeys (14m)

(4th floor setback 3m) 

KEY FINDINGS

DISCUSSION
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END OF PIER VIEW2

The view from the end of the pier offers panoramic open views towards the township 
and rising Arthurs Seat ridgeline in the background. It is significant because the end 
of the pier marks a common destination point for locals and tourists, and therefore 
received a ‘postcard image’ impression of Dromana. However, given the length of 
the pier and significant distance from the township, this view allows visibility to the 
lower reaches of the Arthurs Seat foothills, not visible from land. The existing built 
form appears varied and low scale, and allows for views to the Arthurs Seat State 
Park and residential housing on the hillside. The Arthurs Seat ridgeline rises from the 
east to the west, and the existing township is balanced on either side of the pier. 
From this location, canopy trees and shrubs along the foreshore reserve substantially 
hide built form along Point Nepean Road behind, although buildings in proximity to 
Pier Street are largely exposed. The 2 storey Surf Life Saving Club appears prominent 
in the foreshore foreground, although its colour enables it to visibly merge with the 
foreshore vegetation.

From this location, a 2 and 3 storey form minimally impacts views to the Arthurs 
Seat ridgeline. With an extra setback fourth storey, the height of the township begins 
to dominate the roofline of the Surf Life Saving Club, and obscure views to the lower 
portion of Arthurs Seat to the east. A setback greater than 3m could help to create 
a more recessive fourth floor. From this distant vantage point. 4 storey forms only 
project above the ridgeline toward the east as the ridgeline decreases.

Built form should allow for views to the Arthurs Seat ridge in the background 
from this distant location. Therefore, 3 storeys across the township protects 
this important view. A 4 storey form to the western portion of the township is 
permissible (from a visual impact perspective) provided it is setback sufficently 
from Point Nepean Road. 

KEY FINDINGS

View2

Existing

Photo view

2 storeys (8m)

3 storeys (11m)

4 storeys (14m)

(4th floor setback 3m) 

DISCUSSION
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        PIER STREET VIEW, LOOKING TOWARDS THE FORESHORE3

The existing view from the intersection of Gibson and Pier Streets is directed along 
Pier Street towards the sail mast that marks the beginning of the pier, with open sky 
views. This view is of the ‘back’ of the township. It is currently dominated by the 
contemporary 3 storey forms to the east, which include awning treatment for ground 
floor commercial uses and a 2-3 storey streetwall. These more recent developments 
are considered ‘unlikely to change’ in the near future, and therefore present a ratio 
of approximately 2:1 (street width to building height). Pier Street is a 20m wide road 
reserve incorporating 3m wide footpaths and parallel street parking on either side. 
The current 1 storey form on the west appears low-scale in comparison with the 
contemporary development on the east.

At 2 storeys, new built form is lower than recent development, and appears to 
represent an ‘underdevelopment’. At a height of 3 storeys, the proportion of new 
built form matches new development on the east, and sits comfortably with the 
proportions of the street. An extra setback 4th storey does not add excessive bulk, 
and appears visually recessive and has a low impact on the streetscape, given the 3 
storey base.

This ‘back’ view of the township is predominantly an urban rather than coastal 
view. Therefore, it is considered to be less important and not as sensitive as 
the views from the foreshore. Taller form (3 and potentially 4 storeys) can be 
supported here, as it would not visually impact any significant foreshore views 
and would help to balance the emerging contemporary 3 storey character. 
Such a future streetwall profile would also help to visually define Pier Street as 
the central point of the township and ‘frame’ views towards the beach.

KEY FINDINGS

View6

Existing

Photo view

2 storeys (8m)

3 storeys (11m)

4 storeys (14m)

(4th floor setback 3m) 
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VIEW FROM THE PLAYGROUND4

The view from the playground and picnic tables to Arthurs Seat is the primary ‘key 
view’, and is significant because it is a popular recreation area and public amenity for 
both locals and tourists. As a rest and gathering point, it is the most likely location 
that people view the township from. When looking towards Arthurs Seat, the existing 
predominantly single storey built form allows views of the ridgeline rising above the 
shopfront roofline. 

The 3D analysis shows that any built form above 1 storey (to the west of Pier 
Street) obscures the view of Arthurs Seat. A 2 storey form along Point Nepean Road 
compliments a low scale coastal setting, and does not dominate the streetscape, 
which is highly prominent from the foreshore reserve. A 3 storey form presents a 
potentially overbearing mass along this stretch of Point Nepean Road, which is highly 
exposed due to the lack of vegetation along this portion of the foreshore reserve. 
An additional 4th storey further exacerbates the built form mass, and significantly 
exceeds the ridgeline to the rear.

A 2 storey streetwall presents a low-scale sensitive frontage to Point Nepean 
Road. An upper level should be significantly setback in order to maintain the 
low-scale character of this frontage. 4 storeys presents an overbearing form, 
and therefore the maximum height along this frontage should be maintained to 
3 storeys. There are potential opportunities for form to be staggered to allow 
for glimpses to the Arthurs Seat ridgeline beyond.

KEY FINDINGS
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The view from the visitor car park is significant because it marks the arrival point 
for many tourists, and thus forms their first impression of Dromana. The existing 
view is of the distinguished ‘Stella’s Dromana Hotel’ and the built form fronting Point 
Nepean Road, with views to Arthurs Seat beyond. Although without a Heritage 
Overlay, Stella’s Dromana Hotel creates a local landmark and is appreciated by the 
local community. It creates a streetwall and setback profile that could potentially be 
reflected along Point Nepean Road. 

At 2 storeys, the ridgeline of Arthurs Seat is visible above the roofline, and the 
streetwall creates continuity with the profile of Stella’s Dromana Hotel. At 3 storeys, 
views to Arthurs Seat are obscured, and the height appears overbearing, particularly 
in relation to the Hotel. With an additional 4th setback storey, new built form appears 
too bulky and overwhelms the coastal Point Nepean Road.

The Stella’s Dromana Hotel is a landmark within the Dromana township. It 
also represents an historical visual anchor, having been the largest and most 
prominent building within the township since the 1930s, and therefore any new 
form should respect this heritage-style form. A 2 storey form with a setback 
3rd storey would create continuity of streetscape along this portion of Point 
Nepean Road.

KEY FINDINGS

VIEW FROM FORESHORE RESERVE CAR PARK5

View5

Existing 
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2 storeys (8m)
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     VIEW FROM FORESHORE RESERVE PARK BENCH6

The view from the beach foreshore reserve presents an example of how the 
township and beyond is viewed from this elevated park bench rest point or when 
walking along the Bay Trail within the foreshore reserve. This trail is an important 
recreational amenity of the township. From this particular location along the trail, the 
Arthurs Seat ridge is evident and rises gently above the existing roofline. The view 
to Arthurs Seat is more prominent from this location than from the foreshore reserve 
car park.

From this location, 2 storey new built form affords uninterrupted views to Arthurs 
Seat, and allows the Stella’s Dromana Hotel to rise above the new form and remain 
as a distinctive built form element. At 3 storeys, the top peak of Arthurs Seat is 
still visible, although the 3 storey streetwall appears visually dominant in relation to 
the stepped form of the Hotel. With an extra setback 4 storeys, views to Arthurs 
Seat are completely obscured, and the Hotel appears to be dwarfed amongst the 
surrounding new form.

From this location, views to the Arthurs Seat ridgeline are more prominent. 
Therefore, there is a chance to protect these views, and interact with them and 
the prominent Stella’s Dromana Hotel form. A 2 storey streetwall presents a 
low-scale coastal form that does not overbear Point Nepean Road. A setback 
3rd storey is visually recessive and allows for views to the Arthurs Seat 
ridgeline in the background.

KEY FINDINGS

View4
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Photo view

2 storeys (8m)

3 storeys (11m)

4 storeys (14m)

(4th floor setback 3m) 
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The following built form envelopes were tested:

 ▪ 2 storeys (8m) – with 2 storeys streetwall;

 ▪ 3 storeys (11m) – with 3 storeys streetwall;

 ▪ 4 storeys (14m) – with 3 storey streetwall with 4th floor setback 3m

A 2 storey streetwall is considered to be an appropriate built form response within 
a township context, with the assumption of active use (shop-front) and ground front 
and other use above (most likely residential). A 3 storey streetwall is considered 
to be too high and visually dominant, particularly along the foreshore presentation 
of Point Nepean Road. This is confirmed by the 3D modelling which demonstrates 
that a 3 storey sheer rising form would significantly impact upon the visibility of the 
Arthurs Seat backdrop from foreshore vantage points. However, it is considered 
appropriate along Pier Street, in order to distinguish it (as a more intense area) at 
the centre of the township. A 4 storey (overall) height was considered to be too 
high and be detrimental to the valued low-scale built form character of Dromana. 
Further, when considered against the existing Mornington Peninsula Planning Scheme 
and established activity centre hierarchy it is noted that 4 storey heights are not 
supported in low order centres, such as Dromana.  

Therefore, based on the 3D massing scenarios and key view testing exercises it was 
determined that the most appropriate future built forms should have a maximum 
2 storey streetwall height with a single upper level setback a minimum of 5m to 
ensure that any form, above storeys is visually recessive. This 2 storey streetwall 
is recommended to all properties along Point Nepean Road, Beach Street and 
Odonohue Street. 

In order to respond to an emerging built from character as well as to reinforce Pier 
Street as the town’s axis and centre it is recommended to allow an increase in 
streetwall height to 3 storeys to the properties fronting Pier Street. The ‘stronger’ 
built form profile will help to define a town centre along the short length of Pier Street 
and strength the visual relationship between the Pier, Anzac memorial and alignment 
of Pier Street. 

Along Gibson Street, to the rear of the township and to more sensitively transition 
future built form to the residential hinterland it is recommended to introduce a 5m 
setback from the property line to allow for provision of landscape to reflect the front 
garden character along the other side of the street.

FINDINGS

View 2 - End of Pier 

View 1 - Pier / Foreshore

View 4 - From Playground

View 5 - From Foreshore Reserve

View 6 - From Foreshore 
Reserve park bench

RECOMMENDATIONS

The following 3D massing model extracts 
illustrate the recommended built form 
envelopes from the 5 key forshore vantage 
points. These massing model primarily depicts 
a 2 storey (8m streetwall) height with a top 
storey setback 5m behind the streetwall.
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BUILT FORM FRAMEWORK



BUILT FORM PRINCIPLES 

 ▪ Reinforce the prevailing coastal township streetscape 
character of Dromana;

 ▪ Maintain the low scale built form character of Dromana;

 ▪ Protect key views from the foreshore, across the town 
centre towards Arthurs Seat;

 ▪ Strengthen Pier Street as the ‘heart’ of the township

 ▪ Create a secondary laneway network

 ▪ Transition built form to abutting residential zoned land;

Dromana, along with the majority of the Mornington Peninsula is not expected to 
grow or experience major change into the future. The Housing and Settlement 
Strategy (2017) outlines directions for future housing and population growth over 
the next 15 years to ensure that the unique values and character of the Mornington 
Peninsula’s settlements, landscape and environment are protected. Over the next 15 
years the broader area of Dromana is projected to accommodate an additional 738 
residents and only a portion of this increase will take place within the town centre. 

The preferred maximum built form heights identified by the built form review would 
be able to easily accommodate the projected growth over the next 15 year period 
and there would be considerable capacity into the future, beyond period considered 
by the Housing and Settlement Strategy. Therefore, the preferred maximum heights 
warrant mandatory provisions as they will not limit the town centre’s ability to 
accommodate growth. 

The proposed Built Form Framework proposes:

 ▪ Nominal change of a fine grain coastal character along the Point Nepean Road 
frontage. This is to ensure a maximum 2 storey (8m) streetwall profile, comprising 
shopfronts which actively front onto the footpath and ensure a vibrant public realm 
along the foreshore promenade.

 ▪ Moderate change to both sides of Pier Street to reinforce the emerging character 
of the street and encourage a more intense built form response to ‘frame’ views 
along the central axis leading to the Pier and define a town centre with the most 
robust buildings with a maximum 3 storey (11m) streetwall.

 ▪ Moderate change to the behind the Point Nepean Road frontage to encourage 
redevelopment and more intensive use of land which is currently predominantly 
either surface car parking or detached dwellings. However, the level of proposed 
change is relative to the existing built form condition and is therefore, generally 
consistent with the nominal change recommended elsewhere within the 
township. This is to encourage the shop fronts to ‘wrap’ along the corners and 
in particular extend along Beach Street. A 5m landscape setback is proposed to 
Gibson Street, to ensure a sensitive transition between the town centre character 
and abutting residential areas.

The overarching Built Form Principles for the Dromana Township are as follows:

Critical to the future development and built form consolidation of the Dromana Township 
is the provision of a secondary access network which allows vehicle and service access 
to the rear of properties and in particular properties which front Point Nepean Road. The 
Built Form Framework Plan seeks to create a more formalised network of laneways. This 
network incorporates laneways and internal accessways which primarily fall into either of 
the three following types:
 ▪ Pedestrian links;

 ▪ Activiated shared laneways; and

 ▪ Service laneways.
Pedestrian links are to provide convenient connections through to Point Nepean Road and 
the foreshore in order to create a more permeable pedestrian network within the township. 
With the exception of the existing pedestrian link to the western edge of the township, these 
links should comprise activated frontages at ground level which can comprise shops, cafes 
and businesses which open up onto these pedestrian only spaces, creating a vibrant laneway 
environment.
Activiated shared laneways are to create new secondary movement opportunities 
between existing streets while providing additional opportunites for frontages. These new 
shared access spaces will help to ‘unlock’ the development potential of properties by 
creating new street frontage and access opportunities, creating high quality shared laneway 
environments.
Service laneways are primarily to provide access for vehicles, services and deliverys. These 
laneways are not intended to be activated or provide a level of amenity that would encourage 
pedestrian activity. They primarily provide access to the rear of commercial properties, so 
that the street frontage is able to be maximised for shop frontages at street level.

In addition to ResCode requirements, at the direct abuttal between the commercial 
zoned land and the residential zoned land, new development should provide a transition 
in built form scale in order to sensitively transition towards the residential interface. New 
development should also seek to minimise overshadowing impacts on secluded private 
open space.

It is acknowledged that public realm considerations, including the pier and foreshore 
environs do not form part of this strategy, however Council recognises the importance of 
these features of Dromana, and will investigate undertaking additional strategic work with 
respect to these areas in the future. 

    THE FORMALISATION OF LANEWAYS AND INTERNAL ACCESS

    RESIDENTIAL INTERFACES

    FURTHER WORK

BUILT FORM 
FRAMEWORK PLAN
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Figure 14: Built Form Framework
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Introduction
Hansen Partnership has been commissioned by the Mornington Peninsula Shire Council 
(MPSC) to undertake an investigation of residential character into one of Dromana’s 
residential precincts. The primary purpose of the project is to:

 ▪ Determine whether there is a need for additional neighbourhood character protection; and

 ▪ Recommend changes to the Mornington Peninsula Planning Scheme, where deemed 
necessary.

Work to date has involved the following tasks:

 ▪ Background review, including a review of existing policy framework in relation to housing 
and development, as summarised in part 2 of this report.

 ▪ Discussions with Council Officers and a resident focus group to gain an initial 
understanding of key issues and to confirm the boundaries of the investigation areas/
precincts.

 ▪ Site analysis work, including street by street inspections, having regard to a number of 
criteria, including those specified in (former) Planning Practice Note 78. 

 ▪ Assessment of the elements, and relationships between elements, contributing to the 
existing character of the Dromana investigation areas.

 ▪ The formulation of statements of preferred neighbourhood character for each area and the 
identification of potential threats.

 ▪ Development of planning scheme provisions (including two new local DDO schedules) for 
areas identified as having highest priority.

Project Background (Investigation Area work to date)
In March 2014, Council put forward a proposed conversion of the previous Residential 1 Zone 
as part of Amendment C179. At that time the Council generally confirmed the Peninsula’s 
housing strategy based on maintaining a strong Urban Growth Boundary, directing future 
housing growth on the basis of the existing hierarchy of townships and maintaining character 
controls through Design and Development Overlays. As part of this process a number of 
“investigation areas” were identified where it was considered that existing planning scheme 
provisions may be insufficient and a review should be conducted. 

The initial residential investigation areas included:

 ▪ Mornington – Beleura Hill – Amendment C189 (approved Oct 2016) introduced new DDO 
provisions

 ▪ Mornington East – request for authorisation – rejected by DEWLP – under review

 ▪ Mount Martha – Birdrock Avenue precinct – Amendment C189 (approved Oct 2016) 
introduced new DDO provisions

 ▪ Bittern (Creswell Street area) – Amendment C188 part 2 (approved March 2016) 
introduced new DDO provisions

 ▪ Dromana (precincts) – Pending

Equally, amendments (C209) related to the introduction of the Rosebud and Hastings Major 
Activity Centre Structure Plans also include new DDO provisions for some residential areas in 
proximity to the town centres.

In relation to Dromana, initial consideration by the Shire’s planning officers identified potential 
areas for investigation/review, particularly in locations adjacent to areas which are already 
subject to DDO provisions, where similarities in physical or built form characteristics exist 
e.g. in terms of hillside land form, development pattern/site coverage, predominant form of 
housing, location relative to the town centre etc. 

Further, we note the introduction of the New Residential Zone updates in March 2017 as part 
of the State-wide Amendment VC110 which sought to introduce new and revised controls 
to strengthen certainty for new development, while strengthening the important character 
elements of neighbourhoods. The key features from the updates include; the introduction of 
the Garden Area Requirement, removing the restriction on the number of dwellings within 
the NRZ, mandatory height controls for the Neighbourhood Residential Zone and General 
Residential Zone and a discretionary height control for Residential Growth Zone. Relevant 
to the Study Area, the General Residential Zone, has now increased the default height limit 
from 9 metres and two storeys to 11 metres and three storeys, which is of particular concern 
having regard to the character and preferred future character ambitions of Dromana.

The strong strategic policy directions regarding the protection of neighbourhood character 
on the Mornington Peninsula, the identification of the elements which contribute to the 
character of the Dromana investigation area and concerns regarding the recent amendments 
to the Residential Zones (including mandatory height limits), have been the major factors in 
recommending the new planning scheme provisions.

We also acknowledge the current urban design work being prepared for the Dromana Town 
Centre, which seeks to designate preferred maximum building heights for new development, 
having regard to significant views toward Arthurs Seat and the Dromana Pier, as well as 
considerations toward appropriate interface conditions to the public realm (streets) and 
sensitive residential interfaces. 

Project methodology
In order to identify the various elements which make up the existing neighbourhood character 
of the study area and to subsequently curate the preferred future neighbourhood character, 
this Residential Area Investigation includes the following stages;

1. Undertake a desktop review of existing planning provisions and development controls, 
which guide new single and multi-dwelling development.

2. Undertake a desktop and onsite review of existing conditions relating to the broader 
urban design matters of:

 ▪ Built form and scale

 ▪ Land use and activity

 ▪ Access and movement

 ▪ Landscape and public realm

3. Undertake a comprehensive streetscape analysis to determine particular character 
precincts based on prevailing urban and streetscape features including;

 ▪ Street and road configuration

 ▪ Building typology and height

 ▪ Building era

 ▪ Landscape and vegetation (public and private)

4. Identify the preferred future character for each character precinct, based on how new 
single and multi dwelling developments can offer appropriate site planning and design 
outcomes with respect to the unique attributes of the precinct.

5. Identify  the particular character elements which may be under threat from new 
development.

6. Specify the types of development controls (heights, setbacks, landscape etc) which 
may retain and enhance the particular character elements of each precinct.
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Study Area
The study area is located adjacent to the Dromana Town Centre. It includes land subject 
to the General Residential Zone and is bound by Nepean Highway to the north-west, 
Mornington Peninsula Freeway to the south-east, Arthur Street to the west and Karadoc 
Street to the east. The study area is currently the only remaining portion of residential land 
in the Dromana Township not subject to an existing or proposed Design and Development 
Overlay Schedule.

As outlined in the following chapters, the study area includes diverse subdivision patterns, 
streetscape configurations and dwelling typologies, based on the historical subdivision 
and development of Dromana’s estates since the early 20th century as a secluded seaside 
settlement.

The following diagram illustrates the study area boundary for the project.

Planning Policy Context
A range of State and Local planning policies, plans and reports are relevant to the planning, 
development and management of the study area. Appendix 1 includes a detailed account of 
all relevant policies, the following is a brief summary:

Local Planning Policy

Clause 11.02 Settlement
The SPPF aims to ensure a sufficient supply of land is available for residential, commercial, 
retail, industrial, recreational, institutional and other community uses. In this context, the 
SPPF includes the strategy to plan to accommodate projected population growth over at 
least a 15 year period and provide clear direction on the locations where growth should 
occur. There is a particular focus on activity centres and promoting a diversity of housing 
types at higher densities in and around activity centres.

Clause 11.06 Metropolitan Melbourne
In accordance with Plan Melbourne 2017 the SPPF seeks to:

 ▪ Maintain a permanent urban growth boundary around Melbourne to create a more 
consolidated, sustainable city.

 ▪ Facilitate increased housing in the established areas to create a city of 20 minute 
neighbourhoods close to existing services, jobs and public transport.

 ▪ Direct new housing to areas with appropriate infrastructure.

 ▪ Deliver more housing closer to jobs and public transport.

 ▪ Allow for a spectrum of minimal, incremental and high change residential areas that 
balance the need to protect valued areas with the need to ensure choice and growth in 
housing.

 ▪ Provide certainty about the scale of growth in the suburbs by prescribing appropriate 
height and site coverage provisions for different areas.

 ▪ Support a cooler Melbourne by greening urban areas, buildings, transport corridors and 
open spaces to create an urban forest.

Clause 16 Housing
Relevant objectives include;

 ▪ To promote a housing market that meets community needs.

 ▪ To locate new housing in or close to activity centres and in urban renewal precincts and 
sites that offer good access to jobs, services and transport.

 ▪ To identify areas that offer opportunities for more medium and high density housing near 
employment and transport in Metropolitan Melbourne.

 ▪ To provide for a range of housing types to meet increasingly diverse needs.

 ▪ To deliver more affordable housing closer to jobs, transport and services.

Clause 15 Built Environment and Heritage
Relevant objectives include;

 ▪ To create urban environments that are safe, functional and provide good quality 
environments with a sense of place and cultural identity.

 ▪ To achieve architectural and urban design outcomes that contribute positively to local 
urban character and enhance the public realm while minimising detrimental impact on 
neighbouring properties.

 ▪ To ensure the design of subdivisions achieves attractive, liveable, walkable, cyclable, 
diverse and sustainable neighbourhoods.

 ▪ To recognise and protect cultural identity, neighbourhood character and sense of place.

State Planning Policy

Mornington Localised Planning Statement (2014)
The Mornington Peninsula will be planned as an area of special character and importance 
with a role clearly distinct from and complementary to metropolitan Melbourne and 
designated growth areas.

Key objectives include:

 ▪ To recognise that maintaining the special values of the Mornington Peninsula is dependent 
on integrated and balanced planning, involving all agencies and having regard to the needs 
and aspirations of current and future generations.

 ▪ To protect the role and character of the Mornington Peninsula’s towns and villages.

 ▪ To protect landscape and cultural values.

Clause 21.02 Profile of the Mornington Peninsula
Mornington Peninsula is not a designated urban growth area and the limitation of 
development is consistent with State policies for the Peninsula. In this context the Peninsula 
has a different but complementary role to other parts of Melbourne in meeting the overall 
needs of the community. While the townships along the Port Phillip coastline may appear 
to form part of a single linear development, each retains its own local history, individual 
character, functions, and activities, linked with foreshore features. These in turn contribute 
to each township’s sense of place and community identity. Separate dwellings dominate 
the Peninsula’s current housing stock, comprising 92% of all dwellings, compared with 
metropolitan average of 77%. 

Clause 21.03 Mornington Peninsula – Regional Role and Local Vision
The need to facilitate greater housing diversity in response to changing housing needs has 
raised key questions in the Peninsula community. This is particularly the case where new 
housing proposals impact on the existing residential fabric. These questions relate to: 

 ▪ Identifying and evaluating the factors which contribute to the character of different 
residential areas within the Shire; and

 ▪ The ability to establish an equitable planning framework that can address the cumulative 
impact of development decisions on local areas (the concept of shared amenity), as well 
assessment of individual sites. 

Clause 21.04 Mornington Peninsula Strategic Framework Plan
The relevant strategic direction identified in the Strategic Framework Plan seeks to support 
and strengthen the hierarchy of towns and villages on the Peninsula, having regard to their 
individual character and functions, their relationships to each other and to adjacent rural, 
coastal and port development areas.

Clause 21.06 Strategic Framework and the Peninsula’s Settlement Pattern
The key objective includes:

 ▪ To establish an integrated land use pattern that recognises the regional role and 
character of the Peninsula, and ensures that urban development does not prejudice the 
environmental, recreational and agricultural values of the Peninsula nor the potential for 
appropriate port related development.

Clause 21.07 Guiding Future Township Development 
Clause 21.07-2 acknowledges the continuing demand for new housing on the Peninsula and, 
as with the rest of Melbourne, a changing demographic profile in some areas that may be 
reflected in greater demand for medium density housing. It acknowledges that the availability 
of a range of housing may also enable people with different housing needs at different 
stages of their lives to remain in an area and maintain community contacts. However, there 
is concern that in some areas the cumulative effect of market driven changes may adversely 
affect the features of residential environments which are valued by existing residents. It is 
therefore critical to identify areas where change to the residential environment may be both 
appropriate and desirable, areas where some change is possible without adverse impact and 
areas where minimal change is appropriate. One of the key challenges in this process is to 
identify local area character.

The Relevant objectives of this policy include:

 ▪ To provide for land use and development within township areas which meets the needs 
and respects the values of local communities.

 ▪ To ensure that the design and intensity of new residential subdivision and development 
is site and area responsive. Having regard to neighbourhood character, environmental 
capacity and availability of infrastructure and services.

 ▪ To strengthen the hierarchy of activity centres on the Mornington Peninsula.
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Zones & Overlays
Planning Zones
While this report focuses specifically on residential character and development, the study 
area is subject to a number of Planning Zones which guide the use and development of land. 
These include:

General Residential Zone (GRZ1)
This zone is to be utilised where there is an expectation for modest levels of growth. It 
provides for incremental levels of change and there is a clear expectation in the purpose 
of the zone that neighbourhood character will be respected. Following the amendments in 
March 2017 the purposes of the GRZ are:

 ▪ To implement the State Planning Policy Framework and the Local Planning Policy 
Framework, including the Municipal Strategic Statement and local planning policies.

 ▪ To encourage development that respects the neighbourhood character of the area.

 ▪ To provide a diversity of housing types and moderate housing growth in locations offering 
good access to services and transport.

 ▪ To allow educational, recreational, religious, community and a limited range of other non-
residential uses to serve local community needs in appropriate locations.

Following the amendments in March 2017 the GRZ includes the following key elements:

 ▪ A (local) schedule to the zone may contain neighbourhood character objectives to be 
achieved for the area.

 ▪ An application to subdivide land that creates a vacant lot capable of development for a 
dwelling or residential building must ensure that each lot created contains the minimum 
garden area.

 ▪ There is no provision in the GRZ to set a minimum lot size requirement.

 ▪ Where a vacant lot less than 400 square metres is created, that lot must contain at least 
25 percent of the lot as garden area.

 ▪ Minimum garden area requirement - whether or not a planning permit is required for the 
construction or extension of a dwelling or residential building on a lot, a lot must provide 
the minimum garden area at ground level.

 ▪  There is no maximum number of dwellings on a lot specified, or able to be specified 
within the local schedule i.e. development density is effectively determined through 
Clause 54 – 56 (ResCode) and the new garden area requirements.

 ▪ Variations to ResCode Standards can be included in the schedule, where strategically 
justified.

 ▪ Such changes are not mandatory provisions, but are put in place to indicate the type of 
development response that would better meet neighbourhood character objectives.

Other Planning Zones within the study area, which are not subject to any changes associated 
with this project include;

Public Park and Recreation Zone (PPRZ)
This zone applied to land associated with the Dromana Recreation Reserve, within the centre 
of the study area. The purpose of this zone is to recognise areas for public recreation and 
open space, to protect and conserve areas of significance where appropriate and to provide 
for commercial uses where appropriate.

Public Use Zone (PUZ)
Schedule 6 (Local Government) applies to land associated with a church, senior citizens 
centre and the Dromana Sports & Fitness Centre. The purpose of this zone is To recognise 
public land use for public utility and community services and facilities and to provide for 
associated uses that are consistent with the intent of the public land reservation or purpose.

Special Use Zone (SUZ2)
This zone applies to land on Nepean Highway associated with a physiotherapy clinic. The 
purpose of this zone is to recognise strategic sites that contain recreational, religious, health 
or educational facilities that performs a significant community function.

Planning Overlays
The study area includes of several planning overlays guiding the development of land. These 
include;

Environmental Significance Overlay (ESO)
Schedule 17: Streamlines

Applies to land within the centre of the study area, extending from the bay to Charles Street. 
The objective of this overlay is to maintain environmental flows and water quality, while 
ensuring new development does not occur on land liable to flooding.

Schedule 25: Port Philip Coastal Area

This overlay applies to all properties fronting Point Nepean Road. The objectives of this 
overlay are to protect and enhance natural features, vegetation, of the Port Phillip Bay coastal 
area and promote excellence in design of buildings.

Vegetation Protection Overlay (VPO1: Township Vegetation
This Overlay applies to land at 80 Carrigg Street, a recent multi-dwelling townhouse 
development. The overarching objective of this overlay is to ensure development proposals 
have proper regard to the landscape character of township areas.
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Land Use
The key characteristics of the study area relating to matters of land use include;

 ▪ The majority of the study area is made up of single dwellings. The pocket of cul-de-sacs to 
the south west has the most dominant presence of single dwellings.

 ▪ Multi-dwelling developments are generally concentrated to the north east of the precinct, 
where lots are larger and deeper.

 ▪ Dual occupancy developments are the most common multi-dwelling typology.

 ▪ Villa unit and townhouse developments are located adjacent to public open space and to 
the north-east, behind the Point Nepean Road corridor.

 ▪ There are numerous vacant land parcels scattered throughout the study area which may 
accommodate multi-dwelling developments in the future.

 ▪ The Dromana Town Centre is positioned to the north west of the study area, centred on 
Point Nepean Road with outlook toward the bay.

 ▪ The Point Nepean Road frontage comprises a mix of land uses including accommodation, 
service station, residential and community facilities.

 ▪ The centre of the study area (along Pier Street) comprises Dromana’s principle recreational 
public open space and primary community facilities, leading toward the Mornington 
Peninsula Freeway.

 ▪ Dromana’s primary retail anchor, IGA, has a direct interface with the study area, to the 
corner of Pier Street and Gibson Street.

 ▪ The principle tourism node of Dromana Township is located at the junction of Point Nepean 
Road and Pier Street surrounding the pier and associated public open space.

Figure 1. View of Dromana Town Centre from the Dromana Pier
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Built Form Character
The key characteristics of the study area relating to matters of Built Form include;

 ▪ Single storey dwellings are the most common typology across the study area.

 ▪ Recent developments, including single or multi-dwelling typologies are generally of two 
storeys and include attached side-by-side townhouses, dual occupancy (front-back) and 
villa unit forms.

 ▪ Dwellings to Point Nepean Road are generally of two storeys with several examples of 
three storeys, including roof terraces.

 ▪ While the General Residential Zone permits dwellings of up to 3 storeys, there are 
currently no examples (existing or proposed) behind the Point Nepean Road corridor.

 ▪ The south-east of the study area comprises a dominant presence of single storey 
dwellings of a low site coverage with deep rear landscape setbacks.

 ▪ The south-west of the study area comprises dwellings of a higher site coverage due to 
smaller lot sizes.

 ▪ Pitched roof configurations are more common than flat or skillion forms in the study area. 
More recent developments generally comprise flat roofs.

 ▪ Dwelling era across the study area is highly mixed with examples of post-war 
weatherboard and fibro dwellings, 70s and 80s brick veneer forms and more recent single 
and double storey dwellings of brick and render construction.

Figure 2. Recent townhouse development along Nepean Highway
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Access & Movement
The key characteristics of the study area relating to matters of Built Form include;

 ▪ The majority of the study area is within convenient walking distance (400m) to the 
Dromana Town Centre.

 ▪ There are few streets in the study area comprising pedestrian paths. The west of Pier 
Street and Kangerong Avenue are the only two streets.

 ▪ Kangerong Avenue is the only street in the study area that provides vehicle access to the 
Dromana hillside residential area, via Mary Street.

 ▪ Kangerong Avenue bridge includes pedestrian paths to both sides of the road.

 ▪ A pedestrian overpass across the freeway is accessible from Pier Street to Frieda Street.

 ▪ Bus routes 787 (Sorrento to Safety Beach) and 788 (Frankston to Portsea via Dromana) 
operate along Point Nepean Road, Nepean Highway, Pier Street and Charles Street.

 ▪ Charles Street comprises the only dedicated bicycle lanes in the study area.

 ▪ The only signailised pedestrian crossings along Point Nepean Road is located at Pier Street 
and Marine Drive.

 ▪ The Bay Trail is located opposite the Point Nepean Road extending to Mornington and 
Sorrento.

 ▪ There are several at-grade car parks in the study area, adjacent to the Town Centre 
associated with community facilities and retail activities.

Figure 3. Curvilinear road configuration within study area, unique to township character
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Public Realm & Landscape
The key characteristics of the study area relating to matters of landscape and public realm 
include;

 ▪ The study area is generally flat, gently rising to the south-west at Charles Street toward 
Arthurs Seat. The north-west of the study area is predominately low lying and flat moving 
toward the bay.

 ▪ Views toward Arthurs Seat from the public can be experienced throughout the majority 
of the study area. There is evidence of panoramic and more confined corridor views or 
glimpses.

 ▪ Views to the foreshore are quite limited, with evidence from William Street, Carrigg Street 
and Arthur Street. Outlook to the bay can be experienced from lots with primary frontages 
to Point Nepean Road.

 ▪ Trees visible from the public realm are mixed with a combination of public and private 
realm trees varying street to street.

 ▪ Given the lack of footpaths within the study area, deep grassed verges are a common 
characteristic, often bleeding into the front setbacks of dwellings and distorting the 
boundary between public and private realm.

 ▪ Low or no front fences are common throughout the study area as opposed to high fences, 
blocking views to dwelling frontages.

 ▪ The majority of the study area is within convenient walking distance to the Dromana 
Recreation Reserve (400m).

Figure 4. Deep grassed verge and formal front garden, a key characteristic of study area
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Subdivision Pattern
Lot Size
 ▪ Older areas of the study area, to the north-east, comprise larger lots. Much of this area 

forms part of the Foreshore Estate from 1927.

 ▪ Kangerong Avenue has the highest proportion of larger lots comprising a significant 
number of lots greater than 800m2.

 ▪ Point Nepean Road comprises varying lot sizes including multiple lots greater than 
1000m2, with the capacity to accommodate a reasonable level of change in the form of 
multi-dwelling typologies. It is noted that lots to the east have undergone recent change 
and have limited capacity for redevelopment.

 ▪ The north east of the precinct comprises the highest proportion of smaller lots as a result 
of recent multi-dwelling development.

 ▪ There is a clear distinction in lot size to the east and west of Pier Street (and Dromana 
Recreation Reserve) with smaller lots located to the south-west.

 ▪ The west of the study area comprises smaller lots, with the land forming part of the earlier 
Dromana Aerial Landing Ground, and subdivided later than the Foreshore Estate.

Lot Depth
 ▪ There is a clear distinction in lot depth to the east and west of the Dromana Recreation 

Reserve.  

 ▪ To the east, lots are greater than 40m deep, associated with the deep rear setbacks 
comprising landscape and canopy vegetation.

 ▪ The west of the reserve, lots are slightly smaller due to the year of subdivision and 

development.

Lot Width
 ▪ Narrow lots are typically present along the Point Nepean Road frontage.

 ▪ Wider lots a common along Kangerong Avenue, Solander Street and Carrigg Street 
associated with larger lot sizes.

 ▪ All other areas generally comprise a typical residential lot width, between 15-20m.

Lots With Single Dwellings
 ▪ Single dwelling on a lot is the most common dwelling typology across the study area.

 ▪ These lots (to varying degrees) have the capacity to accommodate a level of residential 
change.

 ▪ The east of the study area has the highest proportion of single dwellings, with scattered 
breaks of multi-dwelling developments more common to the east.

Figure 5. View of diverse lot size and subdivision configuration to north-east of study area

Figure 6. View of larger lots to east and west of Kangerong Avenue

Figure 7. View of cul-de-sac subdivision to south-west of study area
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Figure 8. Lot size Figure 9. Lot depth

Figure 10. Lot width Figure 11. Lots with single dwellings



Neighbourhood Character Precincts
The comprehensive on-site assessment of neighbourhood character across the study area 
was undertaken on a street by street basis. This process was used to identify and evaluate 
in detail the built form and environmental elements that contribute to character, with a 
weighting system for how important the characteristic was in defining the areas’ character. 

The following elements are considered to influence the overall neighbourhood character 
across the study area:

 ▪ road treatment;

 ▪ landscape (public realm);

 ▪ landscape (private realm);

 ▪ lot size;

 ▪ housing typology (including materials/styles); and

 ▪ fence types; and

Surrounding streets were also viewed to establish whether there was a definable ‘edge’ to 
the character area being assessed, sufficient to justify the character area boundary. Based 
on a comprehensive review of existing conditions, several neighbourhood character precincts 
have been identified. These include:

 ▪ Precinct 1: Foreshore Residential

 ▪ Precinct 2: Vista Residential

 ▪ Precinct 3: Parkside Residential

 ▪ Precinct 4: Town Centre Periphery

 ▪ Precinct 5: Curvilinear Residential

 ▪ Precinct 6: Point Nepean Road Frontage

This work, alongside desktop existing conditions analysis of the entire study area, has 
enabled the preparation of character statements for the Dromana Investigation Areas (as 
outlined below). The key threats to the established character have also been identified 
and noted, and controls that could be applied to assist with ensuring appropriate future 
development have then been prepared.
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Recommendations
As outlined above, Precinct 1 should maintain its coastal residential character. It is noted 
that the public realm is a considerable factor in defining the special attributes of the area 
and zoning or DDO controls have little influence over what happens in this space. In this 
instance, a two storey (or 9m) height limit is recommended to ensure dwellings sit in 
the background of private and public realm vegetation. Further, while it is considered no 
specific variations are required to ResCode Standards to protect the identified character 
elements there are various design guidelines which could further protect and enhance the 
precinct and guide meaningful multi-dwelling outcomes. This includes;

 ▪ New dwelling design to adopt subtle references to original post-war style of 
architecture through minimalist forms and pitched or skillion roof configurations.

 ▪ Materials to be reflective of Mornington Peninsula’s coastal environs including timber 
and weatherboard products, natural stone and light muted tones.

 ▪ Maintain coastal landscape character in front setback through native vegetation, 
including a minimum of 1 large canopy street.

 ▪ Encourage low permeable timber fencing to a maximum height of 1.2m (or no fencing) 
and exposed aggregate driveways.

 ▪ Maintain prevailing front setback with a minimum front setback permeability of 50% to 
accommodate deep root planting.

 ▪ Encourage the retention of rear setbacks to accommodate native canopy vegetation. A 
minimum 5m setback will allow sufficient space for private open space and deep root 
planting along the boundary.

Precinct 1: Foreshore Residential

Precinct Description
This area is divided into two sub-precincts. Precinct 1A includes Karadoc Street, Williams 
Street and Seacombe Street to the south of Point Nepean Road properties extending to 
Charles Street and Seacombe Street to Mornington Peninsula Freeway. Precinct 1B includes 
Carigg Street, Harrison Street and Solander Street, positioned to the south west of the 
commercial core and also extending to Mornington Peninsula Freeway. It is understood 
Precinct 1B forms part of the original Foreshore Estate, established in approximately 1927. 
This precinct is within close proximity to the Dromana town centre and offers corridor views 
toward Arthurs Seat and the bay in either direction. This part of the study area is generally 
flat, leading toward the bay.

Neighbourhood Character Description
The unique character elements of this precinct are predominately derived from the public 
realm and streetscape condition. The curvilinear road configuration incorporating rolled curbs, 
native street trees and deep grassed verges are highly reflective of the seaside environs. This 
landscape character is further enhance by the presence of garden setbacks and permeable 
low front fences, framing views to dwellings from the street. Another distinctive feature 
seen throughout the precinct are the numerous permeable driveways and crossovers. 
Several new developments have sought to retain this character through the application of 
exposed aggregate treatments (as opposed to standard poured concrete). The built form 
character throughout the precinct is diverse comprising original single storey weatherboard 
and fibro ‘shacks’ with more contemporary single and double storey dwellings. Multi-
dwelling developments include dual occupancy or battle-axe style forms extending along 
the streetscapes, while more intensive villa-unit forms are typically located at the northern 
reaches of the precinct.

Preferred Character Statement
While this area comprises larger lots, capable of accommodating a level of residential 
change, it is important to maintain a low building scale throughout, to ensure dwellings sit 
in the background of landscaped front and rear setbacks and street trees. New dwellings 
should maintain a low site coverage with single and dual occupancy forms preferred, limiting 
views to second dwelling from streetscape. Opportunities exist for single storey attached 
dwellings (side-by-side) with potential upper level to the rear. This is further enhanced by 
permeable front setbacks incorporating landscape and canopy vegetation (as opposed 
to driveways and paving). The design of dwellings should maintain a coastal landscape 
character utilising timber features and light stone to complement the vegetated surrounds. 
Permeable front setbacks or an exposed aggregate treatment are highly encouraged to 
maintain the lower order coastal village character to the periphery of the town centre.

Figure 12. Curvlinear road configuration of Karadoc Street

Figure 13. New dwelling with exposed aggregate 
driveway

Figure 15. Recently constructed dwelling

Figure 14. Traditional post-war dwelling with 
permeable driveway

Figure 16. Recent single storey attached dwellings

Threats to Character
Potential threats, which may transform the preferred character of this precinct include;

 ▪ Multi dwelling developments of a high site coverage

 ▪ Loss of street trees and grassed verges which frame and enclose streetscape.

 ▪ Loss of private canopy vegetation in rear setbacks.

 ▪ Loss of views toward Arthurs Seat over single storey dwellings.

 ▪ Loss of permeable driveways and front setbacks 
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Recommendations
As outlined above, the key character elements of this precinct are the open views 
experienced toward Arthurs Seat and the bay. Therefore a two storey (or 9m) height limit, 
positioning the first floor away from the street frontage is recommended to ensure open 
views along the streetscape are maintained. Further, while it is considered no specific 
variations are required to ResCode Standards to protect the identified character elements 
there are various design guidelines which could further protect and enhance the precinct 
and guide meaningful multi-dwelling outcomes. This includes;

 ▪ Materials to be reflective of Mornington Peninsula’s coastal environs including timber 
and weatherboard products, natural stone and light muted tones.

 ▪ Roof configurations to adopt a pitched or skillion profile, discouraging flat roofs.

 ▪ Maintain coastal landscape character in front setback through native vegetation, 
including a minimum of 1 large canopy street.

 ▪ Encourage low permeable timber fencing to a maximum height of 1.2m(or no fencing).

 ▪ Retention of rear setback to preferred minimum of 5m.

Precinct 2: Vista Residential

Precinct Description
This precinct includes Kangerong Avenue and Graeme Street extending from the rear of Point 
Nepean Road lots to Mornington Peninsula Freeway. This precinct divides Precinct 1 due to 
its distinctly varied public realm character and Kangerong Avenue’s designation as a major 
thoroughfare across the freeway to the Dromana hillside residential areas. This street also 
comprises one of the few footpaths in Dromana’s residential areas to the town centre.

Neighbourhood Character Statement
This Precinct has limited character attributes comprising a typical residential street 
configuration with almost no street trees. Grassed verges and deep front setbacks 
comprising lawn and low permeable fencing enhance the sense of openness experienced 
when traversing the public realm. Lots within this precinct are relatively large, with much of 
Kangerong Avenue having lots greater than 800m2. Deep rear setbacks are common across 
the precinct incorporating vast lawn areas and scattered vegetation. Built form is typically 
of a low site coverage including single storey dwellings ranging in era from original post war 
weatherboard forms, 80s brown brick forms and more recent contemporary dwellings or dual 
occupancy developments. What is especially unique to this precinct are the open panoramic 
views towards Arthurs Seat, experienced over the top of single storey residential forms.

Preferred Character Statement
The key ambition of this precinct is to maintain open views to Arthurs Seat. A variety of 
building styles will continue to coexist however building forms will be designed to respond 
to views and the sense of openness. This area is not expected to accommodate apartment 
forms (as permitted under the GRZ), rather multi-dwelling developments should be limited 
to townhouses and villa units of a low site coverage while maintaining the ‘backyardscape’ 
to the rear. The sense of openness will also be retained by requiring the provision of 
landscape and permeable front setbacks, avoiding boundary to boundary construction, and 
accommodating landscape or permeable driveways along both side boundaries. Building 
height and massing should encourage a maximum height of two storeys incorporating upper 
storey setbacks from the street to reduce building massing and encroachment of views. 

Threats to Character
Potential threats, which may transform the preferred character of this precinct include;

 ▪ Multi-dwelling development of a high site coverage and encroaching within 5m of rear 
setbacks, diminishing the backyardscape.

 ▪ Loss of sense of openness along streetscape from reduced front setbacks.

 ▪ Loss of the already scarce canopy vegetation on private land.

 ▪ Loss of green character when viewed from the street.

 ▪ Loss of backyard-scape and separation between dwellings.

Figure 17. View to Arthurs Seat along Kangerong Avenue

Figure 18. single storey post war dwelling

Figure 19. 2000s residential stock of suburban 
character

Figure 20. older dwelling stock of brick construction

Figure 21. recent dwelling with permeable driveway, 
timber materials and skillion roof
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Recommendations
As outlined above, the key characteristic of this precinct is its location adjacent to public 
open space and community facilities. New development should therefore take advantage 
of the context and adopt new forms in garden settings. A maximum two storey (or 9m) 
height limit is preferred. Further, while it is considered no specific variations are required to 
ResCode Standards to protect the identified character elements there are various design 
guidelines which could further protect and enhance the precinct and guide meaningful 
multi-dwelling outcomes. This includes;

 ▪ Materials to be reflective of Mornington Peninsula’s coastal environs including timber 
and weatherboard products, natural stone and light muted tones.

 ▪ Roof configurations to adopt a pitched or skillion profile, discouraging flat roofs.

 ▪ Maintain coastal landscape character in front setback through native vegetation, 
including a minimum of 1 large canopy street.

 ▪ Encourage no fencing to street frontage or adopt a landscape setback from boundary 
with permeable fencing behind.

 ▪ Ensure landscape belts are accommodated to any common driveway to a minimum 
depth of 1.5m, allowing for screening vegetation and softening.

 ▪ Maintain prevailing front setback with a minimum front setback permeability of 50% to 
accommodate deep root planting.

Precinct 3: Parkside Residential

Precinct Description
This small precinct is located to the south east of Dromana Recreation Reserve, centred 
around the Dromana Sports and Fitness Centre to Pier Street (south), Manna Street and 
Charles Street (mid). Land within the precinct predominately flat with key views toward the 
Dromana Pier experienced from the bottom of Pier Street. The study area is also adjacent 
to the pedestrian overpass at the freeway, one of the few pedestrian links between the 
residential hillside and Dromana Town Centre.

Neighbourhood Character Description
This precinct has accommodated the most significant residential change in the study area, 
transforming the traditional single storey residential character of this part of Dromana. The 
large and deep lot configurations have made way for numerous double storey (attached 
and detached) townhouse developments extending to the rear of properties and of a 
high site coverage with limited permeability. The remaining traditional residential forms 
comprise single storey dwellings of a low site coverage and deep rear setbacks. Dwellings 
comprise a mix of weatherboard and brick construction ranging in era from post-war to late 
90s. More recent developments are of a highly contemporary design language, utilising 
box configurations and standard suburban materials such as render and metal cladding. 
These developments are also of a high site coverage, reducing the originally predominant 
backyardscape.

Preferred Character Statement
Given the location of this precinct to the south of the study area abutting the freeway, within 
walking distance to the town centre and clustered around public open space, it is considered 
the area can continue to accommodate multi dwelling townhouse developments of two 
storeys. This however should be balanced with the ambitions to ensure new forms are 
respectful of the bayside surrounds and park side environs through sympathetic site planning, 
design detail and materials. New developments should accommodate generous landscape 
setbacks (to all boundaries) and lower site coverage, to maintain views to canopy vegetation 
and surrounding open space. Materials should be reflective of the seaside setting utilising 
timber or stone and limiting expansive blank render walls to the streetscape. Further, skillion 
roof forms and eaves, which are reflective of the post war single dwellings in Dromana are 
preferred over flat roof configurations.

Threats to Character
Potential threats, which may transform the preferred character of this precinct include;

 ▪ Loss of grasses verges and front setbacks which contribute to open streetscape.

 ▪ Bulky double storey contemporary townhouses of a typical suburban character.

 ▪ New two storey multi-dwelling forms of high site coverage with blank walls to side 
interfaces.

Figure 22. Recent townhouse development comprising expansive common driveway and flat roofs

Figure 23. recent attached townhouse form

Figure 25. New dwelling with skillion roof

Figure 24. Recent townhouse form

Figure 26. Older two storey dwelling stock
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Recommendations
As outlined above, the key character element of this precinct is the proximity of the 
precinct adjacent to the town centre periphery. In this regard a preferred building height of 
two storey (or 9m) is warranted, to provide a clear transition from the Activity Centre to 
residential hinterland. Further, while it is considered no specific variations are required to 
ResCode Standards to protect the identified character elements there are various design 
guidelines which could further protect and enhance the precinct and guide meaningful 
multi-dwelling outcomes. This includes;

 ▪ Materials to be reflective of Mornington Peninsula’s coastal environs including timber 
and weatherboard products, natural stone and light muted tones.

 ▪ Roof configurations to adopt a pitched or skillion profile, discouraging flat roofs.

 ▪ Maintain coastal landscape character in front setback through native vegetation, 
including a minimum of 1 large canopy street.

 ▪ Encourage low permeable timber fencing to a maximum height of 1.2m(or no fencing).

 ▪ Maintain single crossover to the street.

Precinct 4: Town Centre Periphery

Precinct Description
This precinct is located to the west of the study area and sits to the immediate south of the 
Dromana Town Centre and rear presentation of the large format supermarket. It is defined by 
Noel Street, Anthony Street, Peter Street, Marcus Street, Arthur Street (north west), Charles 
Street (south west). This area forms part of the original Dromana Aerial Landing Ground and 
was subsequently subdivided for residential development much later than Precincts 1 and 2. 
Lot sizes are marginally smaller than older residential areas within the town ranging in size 
from 500m2 to 650m2.

Neighbourhood Character Description
While the precinct is located close to the town centre, streets do not comprise footpaths 
and instead accommodate wide grassed verges with scattered street trees. With regard to 
built form, the precinct comprises predominantly single storey dwellings varying in era from 
post-war to late 1980s. Dwellings include a mixture of weatherboard and brick construction 
complemented by formal garden front setbacks. Site coverage is higher than other residential 
precincts in the study area, due to the smaller lot sizes. Contemporary multi-dwelling 
development in the precinct is limited, with several examples of detailed double storey 
townhouses. These dwellings exhibit a subtle coastal character, comprising recessed first 
floors and weatherboard cladding.

Preferred Character Statement
This precinct will accommodate unit and townhouse developments to a maximum height of 
2 storeys. Dwelling should maintain clear outlook to the public realm from habitable rooms, 
particularly where adjacent to the town centre. Landscape front setbacks integrating native 
vegetation of a coastal character are encouraged alongside dwelling designs exhibiting 
a seaside character utilising horizontal timber cladding and light tones. Skillion or pitched 
roof configurations are preferred to maintain a seaside village character at the town centre 
periphery.

Threats to Character
Potential threats, which may transform the preferred character of this precinct include;

 ▪ Loss of canopy vegetation and shrubs in front setbacks screening dwellings from the 
street.

 ▪ Taller forms potentially encroaching on views toward Arthurs Seat and protruding above 
tree canopies.

 ▪ Large, contemporary forms of a standard suburban character.

 ▪ Dominance of vehicle access and storage.

Figure 27. View along Noel Street

Figure 28. recent two storey dwelling

Figure 29. Single dwelling in garden surrounds

Figure 30. post-war dwelling in garden surrounds

Figure 31. Two storey townhouse forms with outlook 
to public realm
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Recommendations
As outlined above, the key character element of this precinct is the irregular subdivision 
pattern comprising cul-de-sacs and deep grassed verges. While the retention of the 
General Residential Zone is warranted to accommodate a diversity of dwelling types, 
these dwellings should be positioned within garden settings. This is to be accompanied 
with a preferred building height of two storey (or 9m), with a preference for dual 
occupancy and villa-unit forms, allowing space between buildings. Further, while it is 
considered no specific variations are required to ResCode Standards to protect the 
identified character elements there are various design guidelines which could further 
protect and enhance the precinct and guide meaningful multi-dwelling out-comes. This 
includes;

 ▪ Materials to be reflective of Mornington Peninsula’s coastal environs including timber 
and weatherboard products, natural stone and light muted tones.

 ▪ Roof configurations to adopt a pitched or skillion profile, discouraging flat roofs.

 ▪ Maintain coastal landscape character in front setback through native vegetation, 
including a minimum of 1 large canopy street.

 ▪ Encourage low permeable timber fencing to a maximum height of 1.2m (or no fencing).

 ▪ Minimum 50% permeable front setback.

 ▪ Retention of rear setback to preferred minimum of 5m.

Precinct 5: Curvilinear Residential

Precinct Description
This precinct is located to the south west of the study area bordered by Mornington 
Peninsula Freeway, Pier Street and Arthur Street. Similar to Precinct 4, this area formed part 
of the earlier Dromana Aerial Landing ground and was subsequently subdivided for residential 
uses later than other areas in the study area. Streets in this precinct include Susan Street, 
Margo Street, Wilson Street, Charles Street (south west) and form part of a curvilinear, cul-
de-sac development positioned on gradually sloping land.

Neighbourhood Character Description
This precinct is quite distinct from other precincts in the study area, predominately 
characterised by the curvilinear subdivision arrangement along cul-de-sacs and irregular 
shaped lots. The streets comprise deep grassed verges and canopy vegetation which extend 
into the landscaped front setbacks of dwellings. Similar to Precinct 4, lots are smaller in size 
than other areas resulting in single dwellings of a high site coverage. Dwelling character is 
diverse, with evidence of both brick and weatherboard construction ranging in era from post-
war to 80s with several more recent single and double storey dwellings. Multi-residential 
development in the precinct is limited with a small number of single storey dual occupancy 
and villa unit forms.

Preferred Character Statement
This precinct will maintain its predominately single dwelling typology with the opportunity 
for forms of up to 2 storeys, set within generous garden surrounds. The consolidation of lots 
may accommodate multiple units or townhouses, ensuring landscape front setbacks are 
maintained and permeable side and rear boundaries comprise meaningful landscape. 

Threats to Character
Potential threats, which may transform the preferred character of this precinct include;

 ▪ Loss of low scale profile offering glimpses to Arthurs Seat over rooftops.

 ▪ Loss of street trees and formal front gardens which screen/frame dwellings from the 
street.

 ▪ Loss of grassed verges and low or no front fences.

 ▪ Villa unit and townhouse developments of a high site coverage.

Figure 32. View along Judith Street

Figure 33. single dwelling with grassed setback

Figure 34. Recent double storey dwelling

Figure 35. older dwelling stock in garden surrounds

Figure 36. Post war dwelling surrounded by low fence 
and landscape
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Recommendations
Given the existing mixed residential character in Precinct 6, comprising recent multi-
dwelling development, as well as its proximity to the Dromana town centre, new 
development should be in the form of attached townhouses or dual occupancy 
development, with the opportunity for low scale apartment forms (in garden surrounds) on 
consolidated sites with multiple street frontages. It is considered that a new DDO should 
be applied to this precinct. The DDO provisions can be utilised to provide greater guidance 
on building massing including the siting of roof terraces, character and design detail and 
seek to influence outcomes while still enabling an appropriate level of development. Such 
controls could include;

 ▪ Allow two storey forms, incorporating roof terraces with outlook to Nepean Highway 
and the foreshore, ensuring any associated access or ‘pop-ups’ are largely concealed 
from the immediate street frontage. 

 ▪  Roof terraces should be sited to ensure no overlooking into neighbouring properties 
and avoid the necessity for bulky screening balustrades.

 ▪ Encourage semi-permeable, medium to high front fences with landscape buffer to 
street boundary.

 ▪ Maintain rear vehicle access where currently accessible.

 ▪ Materials to be reflective of Mornington Peninsula’s coastal environs including timber 
and weatherboard products, natural stone and light muted tones.

 ▪ Flat or skillion roof forms are supported.

 ▪ Dwelling design should maintain a fine grain rhythm along Point Nepean Road.

Note: Given the Precinct’s main road frontage and proximity to the Dromana Town Centre, 
this precinct could form part of a future Neighbourhood Character Project investigating 
the opportunity for the application of further mandatory controls, subject to various site 
planning and design guidelines.

Precinct 6: Point Nepean Road Frontage

Precinct Description
Lots positioned to Point Nepean Road, south west and north east of commercial core. Lots 
are subject to ESO Schedule 25, which seeks to protect the Port Phillip Coastal area while 
promoting excellence in building design.

Neighbourhood Character Description
Precinct 6 of the study area is vastly distinct from other parts of the investigation area. It is 
clearly defined by its highly exposed alignment along Point Nepean Road, leading towards the 
commercial core of the Dromana township. The precinct comprises approximately 44 lots, 
with a variance in lot size, width and depth resulting in a varied built form pattern across its 
extent. Existing built form in the precinct is also varied including a pattern of recent 2 storey 
townhouses incorporating private open space in front setbacks, first floor balconies and/
or roof terraces incorporating small ‘pop-up’ forms (stair access) largely invisible from the 
immediate street frontage. Other forms in the precinct include remnant single and double 
storey dwellings of mixed development eras and low site coverage. Roof configurations in the 
precinct are mixed, creating a diverse skyline of dwellings across the Highway frontage. To 
the street frontage, the precinct comprises high, mostly permeable or semi-permeable front 
fences providing a buffer from traffic movement along the main road. There is also a strong 
presence of vehicle crossovers and garages accessed from rear laneways or side streets. 
The overall garden character is mixed with a combination of formal suburban landscape and 
coastal, informal landscape.

Preferred Character Statement
Precinct 6 of the study areas should maintain its main road coastal character transitioning 
toward the town centre. While the current built form character of this precinct is largely 
varied, it is important that new development maintains a fine grain rhythm to the highly 
exposed frontage. New dwelling typologies will include attached townhouses, villa-units 
and in some instances, low scale apartments set within generous garden surrounds. New 
forms should retain and enhance landscape setbacks incorporating medium to high semi-
transparent fencing providing a balance of privacy to open space and public realm amenity. 
Architecture will be a coastal flavour incorporating natural materials such as limestone and 
timber alongside more traditional residential materials of render or brick. 

Threats to Character

Potential threats, which may transform the preferred character of this precinct include;

 ▪ Wide and solid apartment or townhouse forms incorporating substantial glazing (windows 
and balustrades) to frontages.

 ▪ New forms of up to 3 storeys to maximise views to bay, including roof terraces with shade 
structures and high balustrades, visible to the street.

 ▪ Loss of landscaping in front setbacks.

Figure 37. Existing double storey attached dwellings with balconies to street frontage

Figure 38. Recent double storey townhouse development with semi-permeable fencing to street

Figure 39. Original double storey dwelling Figure 40. Childcare centre to north east of precinct at 
Point Nepean Road
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Summary of Recommendations
Conclusion
The Mornington Peninsula Localised Planning Statement establishes a clear position that the 
municipality should not be considered as a growth area for the purposes of housing growth. 
Equally, the importance of respecting and protecting character is strongly emphasised, 
with clear directions that future development will be of a type and scale that maintains the 
existing valued character of each town, or supports a change to a preferred future character.

The analysis undertaken as part of this report has identified a range of physical elements 
and relationships which together constitute existing character. On this basis a statement of 
preferred character has been prepared for each area and a range of potential future threats 
has been identified. In the absence of specific planning provisions there is a significant risk 
that new development, in the form of very large single dwellings, three storey townhouses 
or apartment blocks, could be established, and that this would fail to “maintain existing 
valued character”. It is therefore considered that there is a strategic need and justification for 
additional development controls.

As outlined in the table above, a series of recommendations were made for the 6 identified 
precincts across the Dromana Residential Investigation Area. Council are now able to dictate 
and formulate the appropriate planning tools to guide the preferred development and design 
controls.

Precinct Name Preferred Height Preferred Typology Design Controls (DDO)

1 Foreshore 
Residential

 ▪ 2 storeys (9m)

 ▪ Duplexes or side-by-side 
dwellings to position 
upper level to rear.

 ▪ Dual occupancy (front-back)

 ▪ Single storey attached duplex with 
opportunity for recessed upper storey 
element to the rear.

 ▪ Dwelling design to adopt post-war references.

 ▪ Materials to reference coastal environs (timber, weatherboard, natural stone, muted tones).

 ▪ Minimum 50% permeable front setback.

 ▪ Low permeable timber fencing to a maximum height of 1.2m.

 ▪ Encourage native landscape (including minimum 1 tree) within front setback.

 ▪ Exposed aggregate driveways.

 ▪ Retention of rear setback to preferred minimum of 5m.

2 Vista 
Residential

 ▪ 2 storeys (9m)

 ▪ Setback second floor 
from street to maintain 
open views toward bay 
and Arthurs Seat

 ▪ Dual occupancy (front-back)

 ▪ Townhouses

 ▪ Materials to reference coastal environs (timber, weatherboard, natural stone, muted tones).

 ▪ Low permeable timber fencing to a maximum height of 1.2m.

 ▪ Roof configurations to adopt a pitched or skillion profile, discouraging flat roofs.

 ▪ Encourage native landscape (including minimum 1 tree) within front setback.

 ▪ Retention of rear setback to preferred minimum of 5m.

3 Parkside 
Residential  ▪ 2 storeys (9m)

 ▪ Dual occupancy (front-back)

 ▪ Townhouses

 ▪ Materials to reference coastal environs (timber, weatherboard, natural stone, muted tones).

 ▪ No fencing to street frontage or adopt a landscape setback from boundary with permeable fencing 
behind.

 ▪ Roof configurations to adopt a pitched or skillion profile, discouraging flat roofs.

 ▪ Minimum 50% permeable front setback.

 ▪ Encourage native landscape (including minimum 1 tree) within front setback.

 ▪ 1.5m wide landscape belt to common driveways.

4 Town Centre 
Periphery  ▪ 2 storeys (9m)

 ▪ Dual occupancy (front-back)

 ▪ Townhouses

 ▪ Materials to reference coastal environs (timber, weatherboard, natural stone, muted tones).

 ▪ Low permeable timber fencing to a maximum height of 1.2m.

 ▪ Roof configurations to adopt a pitched or skillion profile, discouraging flat roofs.

 ▪ Encourage native landscape (including minimum 1 tree) within front setback.

 ▪ Maintain single crossover to the street.

5 Curvilinear 
Residential  ▪ 2 storeys (9m)

 ▪ Dual occupancy (front-back)

 ▪ Villa-units

 ▪ Materials to reference coastal environs (timber, weatherboard, natural stone, muted tones).

 ▪ Low permeable timber fencing to a maximum height of 1.2m.

 ▪ Roof configurations to adopt a pitched or skillion profile, discouraging flat roofs.

 ▪ Encourage native landscape (including minimum 1 tree) within front setback.

 ▪ Minimum 50% permeable front setback.

 ▪ Retention of rear setback to preferred minimum of 5m.

6
Point 
Nepean Road 
Frontage 

 ▪ 2 storeys (9m)
 ▪ Townhouses

 ▪ Low scale apartments in garden setting 
(consolidated, corner sites)

 ▪ Low-rise apartment forms supported on dual frontage sites and lots greater than 1000m2

 ▪ Allow 2 storey attached townhouse forms, defining main road frontage to Town Centre.

 ▪ Roof terraces can be accommodated at the third storey (no additional terrace permitted above).

 ▪ Encourage semi-permeable, medium to high front fences with landscape buffer to street boundary.

 ▪ Maintain rear vehicle access where currently accessible.

 ▪ Materials to be reflective of Mornington Peninsula’s coastal environs including timber and 
weatherboard products, natural stone and light muted tones.

 ▪ Flat or skillion roof forms are supported.

 ▪ Dwelling design should maintain a fine grain rhythm along Nepean Highway.
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Mornington Peninsula Housing and Settlement Strategy 
(2017)
The vision, or overarching goal, for the HSS –derived primarily from the Shire’s Council Plan 
2017 -2021 and the Mornington Peninsula Localised Planning Statement 2014 –may be 
expressed as follows: 

The MPSC seeks to manage the demand for housing and associated population growth 
in a way that recognises the special values of the Mornington Peninsula, supports the 
inclusiveness and liveability of the townships and villages, and enhances the health and 
wellbeing of the community.

Key directions include:

 ▪ Recognise the limits to the capacity of the Peninsula and of the individual towns and 
villages to accommodate further growth. 

 ▪ Give priority to the protection of residential character and amenity. 

 ▪ Identify and make provision for changing housing needs to the extent that is consistent 
with the role, character and function of each township and settlement. 

 ▪ Determine appropriate change through a consultative process. 

 ▪ Ensure that future development is properly supported with infrastructure and services. 

The relevant strategic principles include;

 ▪ Clearly designate and define through planning zones and overlays the expected level of 
change within all residential areas. 

 ▪ Future planning should seek to determine in greater detail the future location and 
appropriate form of housing opportunities in each township, having regard to:

 ▪ the role of each township in the hierarchy of townships on the Mornington Peninsula; and

 ▪ The character of residential areas and the aim of promoting ‘green neighbourhoods.

Policy Context

Plan Melbourne
Plan Melbourne (March 2017) is the State government planning strategy for the Melbourne 
metropolitan region which has been prepared to guide residential, commercial and industrial 
development throughout Victoria (in conjunction with a number of Regional Growth Plans) 
over the next 35 years. 

Plan Melbourne identifies five (5) sub-regions across metropolitan Melbourne. The 
Mornington Peninsula is included as part of the Southern Sub-region. Dromana is not 
specifically mentioned in Plan Melbourne, but is affected by both the general policies and 
those that apply specifically to the Mornington Peninsula. 

In terms of population growth and housing demand, Plan Melbourne 2017 anticipates an 
increase in the population of metropolitan Melbourne by 3.4 million people over the next 34 
years (to 2051), growing from approximately 4.5 million in 2015 to almost 8 million. During 
the same period, Victoria’s total population will reach 10.1 million. 

Key objectives in Plan Melbourne that relate to housing may be summarised as follows:

 ▪ The need to accommodate projected population growth – resulting from natural increase 
and migration (from interstate and overseas). This indicates a need for an additional 1.55 
million dwellings in the metropolitan Melbourne region by 2051.

 ▪ Support for a polycentric metropolitan structure i.e. the distribution of growth through 
a hierarchy of centres including Metropolitan Activity Centres ( such as Frankston and 
Dandenong), major health and education  based precincts (such as Berwick), National 
Innovation and Employment Clusters     ( such as such as Clayton/Monash) and State 
Significant Industrial Precincts (such as the Port of Hastings). At the same time there 
remains a strong focus on the development of central Melbourne to become Australia’s 
largest commercial and residential centre by 2050.

 ▪ Deliver more housing close to jobs and public transport – Plan Melbourne 2017 includes 
an “aspiration” to provide 70% of new housing through housing consolidation /re-
development within existing areas, particularly inner and middle ring suburbs.

 ▪ Avoid continuing urban sprawl – strong support for protection of the existing Urban 
Growth Boundary and Green Wedge areas. Plan Melbourne 2017 estimates that there is 
at least 20 years supply of existing residentially zoned “greenfield” land.

 ▪ Support for the 20 minute neighbourhood principle – i.e. so that people are able to 
access most daily needs within a 20 minute journey – by walking, cycling, riding or public 
transport – as an indicator of liveability and reduced car dependency.

 ▪ Increase the supply of social and affordable housing.

 ▪ Provide greater choice and diversity of housing.

As noted above, Plan Melbourne 2017 emphasises the need to accommodate population 
growth and increase housing supply within established residential areas with better access 
to employment, facilities and transport. In this context a previous direction to apply the 
Neighbourhood Residential Zone over 50 % of all established residential areas has been 
removed. The report notes that:

To provide greater consistency and certainty about growth in the suburbs and the built form 
outcomes being sought, the residential zones have been reviewed and updated to provide 
consistent and strengthened mandatory height controls and building coverage requirements. 
This will provide greater certainty to communities about the level of development that can 
occur and enable Melbourne to develop in a way that is sustainable and does not detract 
from the character of the suburbs.

In terms of the distribution of future housing demand, Plan Melbourne 2017 projects a 
demand for approximately 310,000 additional dwellings in the Southern Region between 
2016 and 2051 – and proposes that 195,000 new dwellings should be accommodated 
through infill development within established areas and 105,000 through green field 
development. The implementation plan released with Plan Melbourne 2017 proposes the 
development of Regional Housing Plans by the end of 2018 to determine the distribution 
of future housing supply at the municipal level. While this work is yet to be commenced, 
the Victoria in the Future Projections indicate an increase of 12,128 households and 
15,858 dwellings on the Peninsula between 2016 and 2031, and an ongoing growth rate of 
approximately 1.1%. This suggests a housing demand in order of 25,000 – 30,000 dwellings 
to 2051.

Work by the Mornington Peninsula Shire Council indicates this level of supply can be met 
under existing planning controls – although there is a level of uncertainty associated with:

The rate at which sites in established areas may become available/economically viable for 
re-development.

The yield of new housing from infill development i.e. the density of re-development.

The rate at which holiday homes may be converted to permanent occupancy.

It is also critically important to recognise that projections based on current patterns and 
previous trends alone do not determine appropriate planning policies – there must also be 
consideration of the objectives and role of different areas as part of the overall strategic 
planning framework. In this context, the designation of the Mornington Peninsula under Plan 
Melbourne 2017 as one of four areas where a Localised Planning Statement should apply is 
highly significant and the details of this Statement are outlined below.

State Planning Policy Framework

SETTLEMENT (CLAUSE 11)

Urban growth (11.02 -1)
The SPPF aims to ensure a sufficient supply of land is available for residential, commercial, 
retail, industrial, recreational, institutional and other community uses. In this context, the 
SPPF includes the strategy to plan to accommodate projected population growth over at 
least a 15 year period and provide clear direction on the locations where growth should 
occur. There is a particular focus on activity centres and promoting a diversity of housing 
types at higher densities in and around activity centres.

The SPPF specifies that residential land supply will be considered on a municipal basis, rather 
than a town-by-town basis. 

The SPPF also states that planning for urban growth should consider:

 ▪ Opportunities for the consolidation, redevelopment and intensification of existing urban 
areas.

 ▪ Neighbourhood character and landscape considerations.

 ▪ The limits of land capability and natural hazards and environmental quality.

 ▪ Service limitations and the costs of providing infrastructure.

 ▪ The definition of clear boundaries around coastal settlements to ensure that growth in 
coastal areas is planned and coastal values protected, and that development on ridgelines, 
primary coastal dune systems and low lying coastal areas is avoided (11.05-6).
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METROPOLITAN MELBOURNE (CLAUSE 11.06)

Housing Choice (11.06 -2)
In accordance with Plan Melbourne 2017 the SPPF seeks to:

 ▪ Maintain a permanent urban growth boundary around Melbourne to create a more 
consolidated, sustainable city.

 ▪ Facilitate increased housing in the established areas to create a city of 20 minute 
neighbourhoods close to existing services, jobs and public transport.

 ▪ Direct new housing to areas with appropriate infrastructure.

 ▪ Deliver more housing closer to jobs and public transport.

 ▪ Allow for a spectrum of minimal, incremental and high change residential areas that 
balance the need to protect valued areas with the need to ensure choice and growth in 
housing.

 ▪ Provide certainty about the scale of growth in the suburbs by prescribing appropriate 
height and site coverage provisions for different areas.

 ▪ Support a cooler Melbourne by greening urban areas, buildings, transport corridors and 
open spaces to create an urban forest.(11.06-6)

HOUSING (CLAUSE 16)

Location of residential development (16.01-2)
One of the objectives of the SPPF is to locate new housing in or close to activity centres 
and in urban renewal precincts and on sites that offer good access to jobs, services and 
transport. Strategies to achieve this objective include:

 ▪ Increasing the proportion of new housing in designated locations within established urban 
areas and reduce the share of new dwellings in greenfield and dispersed development 
areas.

 ▪ Encouraging higher density housing development on sites that are well located in relation 
to jobs, services and public transport.

 ▪ Identifying opportunities for increased residential densities to help consolidate urban 
areas.

Housing Diversity (16.01-4) and Housing Affordability (16.01-5)
This section of the SPPF seeks to increase housing diversity while making efficient use 
of services and infrastructure. There is policy support to increase the supply of housing 
in existing urban areas and in particular to locate housing in or close to activity centres, 
employment corridors, and public transport. A strategic direction under this clause is to 
ensure housing stock matches changing demand by widening housing choice, particularly in 
the middle and outer suburbs (16.01-4).

In terms of housing affordability (16.01-5), an objective of the SPPF is to deliver more 
affordable housing closer to jobs, transport and services. The Framework proposes to 
improve housing affordability by:

 ▪ Ensuring land supply continues to be sufficient to meet demand.

 ▪ Increasing choice in housing type, tenure and cost to meet the needs of households as 
they move through life cycle changes and to support diverse communities.

 ▪ Promoting good housing and urban design to minimise negative environmental impacts 
and keep down costs for residents and the wider community.

 ▪ Encouraging a significant proportion of new development to be affordable for households 
on low to moderate incomes.

BUILT ENVIRONMENT AND HERITAGE (CLAUSE 15)
This section of the SPPF seeks to promote good urban design and to create high quality urban 
environments that are safe and functional and to protect cultural identity, neighbourhood 
character and sense of place. The clause encourages the protection and enhancement of 
the public realm, including pedestrian spaces, streets, squares, parks and walkways, and the 
protection and enhancement of key landmarks and vistas.

The SPPF states that planning should achieve high quality urban design and architecture that:

 ▪ Contributes positively to local urban character and sense of place.

 ▪ Reflects the particular characteristics, aspirations and cultural identity of the community.

 ▪ Enhances liveability, diversity, amenity and safety of the public realm.

 ▪ Promotes attractiveness of towns and cities within broader strategic contexts.

 ▪ Minimises detrimental impact on neighbouring properties.

To ensure these outcomes, the Framework includes directions to:

 ▪ Require development to respond to its context in terms of urban character, cultural 
heritage, natural features, surrounding landscape and climate.

 ▪ Require development to include a site analysis and descriptive statement explaining how 
the proposed development responds to the site and its context.

 ▪ Ensure sensitive landscape areas such as the bays and coastlines are protected and that 
new development does not detract from their natural quality.

 ▪ Encourage retention of existing vegetation or revegetation as part of subdivision and 
development proposals

In the context of the current review of Dromana’s residential planning controls, the issue of 
neighbourhood character is particularly relevant and this section of the SPPF states that it is a 
strategy to:

 ▪ Ensure development responds and contributes to existing sense of place and cultural 
identity.

 ▪ Ensure development recognises distinctive urban forms and layout and their relationship to 
landscape and vegetation.

 ▪ Ensure development responds to its context and reinforces special characteristics of local 
environment and place by emphasising:

 ▪ The underlying natural landscape character.

 ▪ The heritage values and built form that reflect community identity.

 ▪ The values, needs and aspirations of the community

Distinctive areas of state significance (11.05-2)
The objective of this clause is to protect and enhance the valued attributes of the distinctive 
areas of the Bellarine Peninsula, Macedon Ranges, Mornington Peninsula and the Yarra Valley 
and Dandenong Ranges, with the supporting strategies to:

 ▪ Recognise the significant geographic and physical features of these areas.

 ▪ Protect the identified key values and activities of these areas.

 ▪ Support use and development where it enhances the valued characteristics of these 
areas.

Mornington Peninsula Localised Planning Statement (July 2014)
As the most recent and highest level of State policy specifically relating to the Mornington 
Peninsula, the Localised Planning Statement, which was endorsed by the State Government 
in July 2014, is considered to be particularly important in determining the appropriate 
application of the various policy directions and strategies.  It is an overarching policy 
statement that clearly identifies that:

 ▪ The Peninsula has a role that is complementary but clearly distinct from metropolitan 
Melbourne and designated growth areas;

 ▪ There are ever increasing pressures and demands placed on the Mornington Peninsula. For 
this reason it is necessary to put in place clear policy directions;

 ▪ The Peninsula is to remain clearly separate from metropolitan Melbourne, with the 
Peninsula maintaining its settlement patterns;

 ▪ There is acknowledgement that Mornington Peninsula will need to set its own planning 
priorities, which are different from other areas; and

 ▪ The statement provides support for a strong land-use planning framework, including the 
use of mandatory provisions, to provide certainty for landholders and the community over 
time.

The Planning Statement includes the following relevant provisions:

 ▪ The Mornington Peninsula will not accommodate major population growth and the existing 
Urban Growth Boundary and Green Wedge rural area will be maintained.

 ▪ Urban development, including residential and low density residential development in 
whatever form, will be limited to areas within the Urban Growth Boundary.

 ▪ The townships of the Mornington Peninsula are expected to accommodate at most 
moderate and generally low levels of housing growth, with many smaller towns and 
villages intended to accommodate very limited further development. Special regard should 
be given to the provision for appropriate housing growth in the Western Port area, having 
regard to employment growth over time associated with the further development of the 
Port of Hastings and the opportunities this provides.

 ▪ Development within the Urban Growth Boundary, whether within residential, commercial 
or other areas, will be of a type and scale that maintains the existing valued character 
of each town or settlement, or supports a change to a preferred future character that is 
clearly established through community consultation and the adoption of a relevant local 
area plan. In the assessment of any planning permit application, priority will be given to 
any local character statement or policy adopted by the responsible authority.
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 ▪ The character and functions of the towns and villages will be protected and there will 
be no linear development between towns along the coast or expansion into the areas 
between townships. Development within each settlement will only be of a scale and 
character appropriate to the role, function and location of that settlement.

These provisions highlight that future housing growth on the Mornington Peninsula must be 
tempered by policies which protect the valued and special characteristics of the Peninsula’s 
landscapes, townships and neighbourhoods. The provisions of the Planning Statement clearly 
indicate that on the Mornington Peninsula, in most cases the protection of character (or 
ensuring that development is in accordance with a defined future character) will be given 
policy precedence over providing additional housing supply or consolidation policies per se.

Local Planning Policy Framework
The Local Planning Policy Framework contains the municipal strategic statement (MSS) 
and local planning policies. This framework presents a vision for its community and other 
stakeholders and identifies long term directions about land use and development in the 
municipality. The MSS includes the following sections:

Clause 21.02 Profile of the Mornington Peninsula
The Mornington Peninsula is not a designated urban growth area and the limitation of 
urban development on the Peninsula is consistent with State policies for the Peninsula that 
have emphasised environmental and landscape conservation, the role of the Peninsula as 
a recreational area and the potential of Western Port for deep water port activities. In this 
context the Peninsula has a different but complementary role to other parts of Melbourne in 
meeting the overall needs of the community.

Strategic challenges are highlighted in Clause 21.03 and include: 
The need for a strategic framework emphasises reinforcing the Peninsula’s boundary, 
and the “green break” between the Peninsula and metropolitan Melbourne. It also notes 
the importance of establishing clear boundaries for all townships and settlements on the 
Peninsula – directing future growth to selected centres, while containing other townships 
and villages in order to maintain their environmental values and community life styles. 
Decisions regarding the distribution and level of future population on the Peninsula are seen 
as central to achieving Council’s vision. In this context, the existing hierarchy of towns and 
villages, each with a distinctive character and capable of meeting the needs of residents and 
visitors is considered to be one of the Peninsula’s main strengths.

Future township growth notes that the Peninsula continues to experience strong 
residential growth and increasing population. There are substantial areas set aside for new 
development, as well as the pool of vacant lots and holiday houses, that may be developed 
and redeveloped for permanent occupancy. The increasing population builds the economic 
base to support town centres and other economic activity, but also brings with it demands 
for services, facilities and infrastructure.

Local area character identifies the importance of character and the need to facilitate greater 
housing diversity in response to changing housing requirements. This is particularly the case 
where new housing proposals impact on the existing residential fabric. When considering 
housing diversity it is important to:

 ▪ Identify and evaluate the factors which contribute to the character of different residential 
areas within the Shire;

 ▪ Establish an equitable planning framework that can address the cumulative impact 
of development decisions on local areas (the concept of shared amenity), as well 
assessment of individual sites; and

 ▪ Ensure adequate recognition of infrastructure limits and environmental capacity.

Clause 21.06 provides an overview of the Strategic Framework and the Peninsula’s 
Settlement Pattern stating inter alia: 

The major towns of the Peninsula, including Mornington, Somerville, Hastings, Dromana 
and Rosebud provide access to services, employment and recreational opportunities 
for the majority of the Shire’s residents and visitors. It is important to strengthen these 
major centres by consolidating future population growth within their defined growth 
boundaries…. Adequate land has been provided within defined growth areas of these 
major townships to accommodate more than 20 years demand at current rates of housing 
growth, without consideration of the potential for higher density infill development or the 
conversion of existing holiday homes to permanent occupancy.

Although Dromana is referred to in this Clause only Mornington, Hastings and Rosebud are 
designated as major towns (being major activity centres), while Somerville and Dromana are 
included in a lower level of the township hierarchy, being large townships. 

Clause 21.07 – Clause 21.10 provides more detailed commentary on the key strategic 
issues for the Peninsula, with Clause 21.07 relating to guiding future township development:

Clause 21.07-1 Housing and integrated local area planning identifies the following relevant 
key issues for the Shire include:

 ▪ The distribution of demographic and household characteristics throughout the Municipality 
is very uneven and it is important to consider the current and likely future population 
profile of particular areas when planning for service and facilities, and providing for housing 
diversity, and

 ▪ Provision for housing diversity is necessary to cater for the changing housing needs of 
current and future communities. This demand may be accommodated with less disruption 
in newly developing areas.

Strategies include:

 ▪ Direct growth to major townships to give these towns the population base necessary 
to support a wider range of infrastructure, facilities and services and to encourage the 
development of a stronger employment base.

 ▪ Plan and coordinate the development of townships having regard to the surrounding 
environment, the character and functions of the particular settlement.

 ▪ Provide for the development of greater housing diversity in new growth areas and through 
appropriate consolidation within established areas, having regard to:

 ▪ The function of each township;

 ▪ Existing and projected population characteristics;

 ▪ Environmental capacity and principles of best practice environmental management;

 ▪ The available and accessibility of services and infrastructure;

 ▪ The capacity of local infrastructure systems and roadways; and

 ▪ The character of the neighbourhood and heritage significance of the site or precinct.

This Clause also states, in relation to implementation:

 ▪ Ensuring that appropriate areas of land are zoned for residential, commercial and industrial 
activities to reflect a balance between current and likely future needs and the role of 
specific townships in the Peninsula’s hierarchy of towns and villages.

 ▪ Applying the General Residential Zone and Neighbourhood Residential Zone to the major 
areas set aside for future residential development. 

This statement appears to have been translated at the time the new residential zones were 
introduced i.e. replacing reference to the Residential 1 Zone with GRZ and NRZ, although the 
use of the NRZ to identify “major areas for future residential development” is questionable.

Clause 21.07-2 Local area character provides an overview of pressures on the Peninsula 
that relate to the protection of local area character. It notes that there is continuing 
demand for new housing on the Peninsula and, as with the rest of Melbourne, a changing 
demographic profile in some areas that may be reflected in greater demand for medium 
density housing. It acknowledges that the availability of a range of housing may also enable 
people with different housing needs at different stages of their lives to remain in an area and 
maintain community contacts.

However, there is concern that in some areas the cumulative effect of market driven changes 
may adversely affect the features of residential environments which are valued by existing 
residents. It is therefore critical to identify areas where change to the residential environment 
may be both appropriate and desirable, areas where some change is possible without 
adverse impact and areas where minimal change is appropriate. One of the key challenges in 
this process is to identify local area character.

The introduction to this Clause states that: 

The concept of local area character is still in the process of being defined and translated 
into operative planning principles and provisions. However, planning on the Peninsula has 
sought to reinforce the sense of place associated with different townships, and different 
areas within townships, recognising that this is one of the things that make the Peninsula 
special and that it is highly valued by residents and visitors. To this end, efforts have been 
made to maintain the relationship between townships, coastal areas and rural landscapes 
by containing expansion and preserving the non-urban areas between and around 
townships…

It is clear that the extent of site coverage has a direct effect on the ability to retain or 
establish site vegetation and that the ability to retain a “bushland” or “woodland” setting is 
often dependent on retaining larger lot sizes. It is therefore important to define requirements 
for site- and area-responsive design—design that integrates subdivision and development 
with the natural landform and vegetation and recognises the importance of existing 
townscapes and streetscapes.
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In this context, the key issues identified by this clause are as follows:

 ▪ There is a continuing strong demand for housing on the Peninsula, with changing 
demographic and housing demand profiles in some areas;

 ▪ It is appropriate to accommodate demand for greater diversity of housing to the extent 
that is compatible with the achievement of other planning objectives for the Peninsula; 
and

 ▪ Limits need to be clearly established to avoid the loss of critical values, including the 
distinctive character of some of the Shire’s existing residential areas.

The objective relating to Local Area Character is to ensure that the design and intensity 
of new residential subdivision and development is site and area responsive. Strategies to 
achieve this objective include:

 ▪ Identify areas of distinctive character based on land form, environmental, heritage or 
building and subdivision design elements

 ▪ Require site and location responsive design in the subdivision of land and in the siting 
and design of buildings and other development. Ensure that proposed subdivision and 
development within existing townships demonstrates regard to:

 ▪ Environmental features and environmental capability.

 ▪ The retention of native vegetation of local provenance and other existing vegetation.

 ▪ The established residential fabric.

 ▪ Sites and areas of heritage significance.

 ▪ Maintaining the balance between open space, vegetation and building density.

 ▪ The landform and avoiding extensive or excessive excavation or landfill.

 ▪ Building profiles that complement the natural topography of the site.

 ▪ Energy conservation.

 ▪ The relationship between the intensity of land use, traffic circulation, and parking 
requirements.

 ▪ The capacity of local streets and safe pedestrian movement.

 ▪ The provision of appropriate landscaping and the capacity of drainage systems and other 
infrastructure.

The implementation section sets out a range of actions, including the following, which are 
relevant to this report:

 ▪ Utilising land use zoning to identify the intended township boundaries and to maintain the 
relationship between townships and the surrounding rural and coastal landscapes.

 ▪ Applying the General Residential Zone and Neighbourhood Residential Zone in combination 
with Development Design Overlays to recognise areas of greater sensitivity where the 
design of development must respect particular locational, environmental, infrastructure or 
landscape factors and the limited capacity of these areas to absorb further development.

 ▪ Utilising Design and Development Overlays to identify a density of development which is 
considered to be consistent with maintaining the character and environmental values of 
specific areas - having regard to the potential cumulative impact of higher density infill and 
site redevelopment within established areas.

 ▪ Providing siting, design and height provisions within Design and Development Overlays to 
encourage site responsive design.

 ▪ Applying specific Environmental Significance, Vegetation Protection and Heritage Overlays 
within parts of the township areas, where adequate information is available, in order to 
ensure appropriate site responsive design.

 ▪ Recognising the locational advantage of sites within walking distance (approximately 400 
metres) of commercial activity centres for medium density housing and redevelopment, 
subject to consideration of environmental, township character and infrastructure factors.

 ▪ Requiring site analysis and design response plans, where appropriate, as part of 
applications for single dwellings in areas of greater sensitivity

 ▪ Requiring development plans based on a site analysis and design response plan, as part of 
subdivision applications in areas of greater sensitivity.

 ▪ Requiring all proposals for major site development or redevelopment, including those 
involved in the disposal of public land, to be based on a comprehensive site analysis 
conducted in conjunction with extensive community consultation.

 ▪ Preparing a more detailed Housing Strategy for the Mornington Peninsula, which will 
provide a clear definition of those areas where Council supports different degrees of 
change in response to anticipated housing demand.

 ▪ Undertaking a Local Area Character Study to refine the methodology of assessment and 
provide the basis for development of performance based principles and provisions, aimed 
at promoting excellence in design outcomes.

Zones & Overlays

Design and development overlay controls
As noted in the summary of the relevant policies, the Mornington Peninsula relies on the 
application of Design and Development Overlays to provide detailed development guidance 
and control character outcomes across the Shire. 

At present there are 28 individual DDOs (local schedules to the “parent” DDO Clause 
43.02) that apply across the Shire, reflective of the varied environmental and development 
conditions at play.  

The first seven DDO’s effectively form a character typology that is applied to various 
residential areas on the Peninsula. These may be summarised as follows: 

DDO Type Key features

No DDO (ResCode only)
predominantly around the Major Activity Centres – 
but also applies to smaller townships on the eastern 
Peninsula

DDO 1 - Township Design
including township areas adjacent to the foreshore/coast 
– no specified minimum lot size.

DDO 2 - Bayside and Village 
Design

existing lot sizes generally greater than 650sqm – min 
subdivision 1,300sqm (with provision to consider dual 
occupancy on lots of 1,300sqm).

DDO3 – Coast and Landscape 
Design

existing lot sizes generally greater than 820 sqm – min 
lot area now 1,500sqm.

DDO 4 - Environmental Design
existing lot sizes generally greater than 2000sqm – min 
lot area in new subdivision 2,500sqm 

DDO5 - Low Density Wildcoast 
Protection Area

lot sizes generally greater than 5000sqm

DDO6 - Low Density 
Landscape

lot sizes generally greater than 1 hectare

DDO7 - Low Density 
Environmental

lot sizes generally greater than 2 hectares

The Dromana investigation areas are currently either within DDO1 or are not included in a 
DDO.

DDOs 2–5, provide for increasing minimum mandatory lot sizes, which generally reflect 
existing subdivision/development patterns and the increasing dominance of the landscape 
setting in influencing neighbourhood character. 

DDO 1 Township Design incorporates a number of objectives that relate largely to residential 
areas where the landscape setting, topography and vegetation cover is a less dominant 
characteristic than in those areas included in DDO2 - Bayside and Village Design or DDO3 - 
Coast and Landscape Design. 
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The objectives of DDO1 include the need for new proposals to have regard for the existing 
streetscape and development pattern, specifically height, scale and siting. DDO1 specifies 
both General requirements which should be met and Mandatory requirements which must be 
met. 

There is no explicit density control under DDO1, relying on the Statewide provisions of 
Clause 54 – 56 (ResCode) however there is a mandatory height limit: A building must have 
a maximum building height of no more than 10 metres and must contain no more than 2 
storeys above natural ground level, with some exemptions for non- residential buildings, 
or those covered by a Development Plan Overlay, where a different height limit may be 
specified.

 DDO2 does not currently apply to areas within the Dromana township, but does apply in 
areas which are arguably comparable in terms of landform and development pattern. The 
Objectives of DDO2 include to:

 ▪ Ensure that the design of subdivision and housing is responsive to the environment, 
landform, site conditions and character of coastal and bayside residential areas and rural 
villages.

 ▪ Recognise areas where substantial vegetation cover is a dominant visual and 
environmental feature of the local area by ensuring site areas are large enough to 
accommodate development while retaining natural or established vegetation cover and to 
provide substantial areas for new landscaping and open space.

 ▪ Ensure that new development has proper regard for the established streetscape and 
development pattern in terms of building height, scale and siting.

 ▪ Protect shared viewlines where reasonable and practical.

The provisions of DDO2 include some significant differences from DDO1, including a 
mandatory height limit of 8 metres (or two storeys); and minimum lot size requirement (of 
1,300 sqm) and a control on the number of dwellings per lot (1 dwelling per lot), but with an 
ability to consider (integrated) dual occupancy development on lots with an area greater than 
1300 square metres.

DDO3 (Coast and Landscape Design) applies to areas where the landscape setting is a 
dominant feature, primarily in smaller coastal villages, hillsides and clifftop areas and applies 
to parts of the Dromana township e.g. on the border with McCrae and the hillside area south 
of the Freeway reservation. 

This DDO control has a number of design objectives, including:

 ▪ To ensure that the design of subdivision and housing is responsive to the environment, 
landform, site conditions and character of coastal villages, hillsides and clifftop areas.

 ▪ ‘to recognise areas of substantial vegetation cover is a dominant visual and environmental 
feature of the local area by ensuring that site areas are large enough to accommodate 
development while retaining natural or established vegetation cover and to provide 
substantial areas for new landscaping and open space’ and

 ▪ To ensure that new development has proper regard for the established streetscape and 
development pattern in terms of building height, scale and siting.

DDO3 also includes a mandatory maximum height limit of 8 metres (or two storeys) and 
a mandatory minimum lot size of 1,500 sqm, but with no provision for dual occupancy 
development.

It may be noted that in addition to the Design and Development Overlays, the MPSC has also 
adopted a Guide to Site Analysis and Design Response which is intended to be applied by 
applicants in the design process and by planners in the assessment of applications. 

Residential Zones
The inclusion of three new residential zones into the Victorian Planning Provisions (VPPs) 
in 2013 was intended to clarify expectations regarding future development for both the 
community and developers. It provides a hierarchy of zones, with the Residential Growth 
Zone (RGZ) to be utilised in areas of substantial character change e.g. near to major activity 
centres, the General Residential Zone (GRZ) within areas where modest development 
is anticipated in keeping with valued neighbourhood character, and the Neighbourhood 
Residential Zone (NRZ) where limited change is proposed. 

The MPSC put forward proposed zone conversions as part of Amendment C179 in March 
2014, including the use of the NRZ where existing DDO controls were in place. For the most 
part, the proposals of the MPSC were accepted by the Residential Zones Standing Advisory 
Committee in their (June 2014) report; however due to the structure of the NRZ at the time 
it was not possible to effectively translate the existing subdivision controls into the new zone 
format. In this context, the (former) Minister for Planning applied the GRZ as the blanket 
translation of the Residential 1 Zone when the new provisions were approved in September 
2014. No land on the Mornington Peninsula has thus far been allocated to the Residential 
Growth Zone.

Subsequently, in November 2015 the (new) State government established the Managing 
Residential Development Advisory Committee (MRDAC) to review the implementation of the 
new residential zones and to review the residential zone provisions. The State government’s 
response to the MRDAC report was released in March 2017 and significant changes to the 
residential zones were also introduced. The following sections provide an overview of the 
current zones – forming part of the “tool box” for establishing appropriate planning controls 
for Dromana. 

General residential zone
This zone is to be utilised where there is an expectation for modest levels of growth. It 
provides for incremental levels of change and there is a clear expectation in the purpose 
of the zone that neighbourhood character will be respected. However, the March 2017 
amendments removed one of the original key zone purposes, which was: To implement 
neighbourhood character policy and adopted neighbourhood character guidelines. Following 
the amendments in March 2017 the purposes of the GRZ are:

 ▪ To implement the State Planning Policy Framework and the Local Planning Policy 
Framework, including the Municipal Strategic Statement and local planning policies.

 ▪ To encourage development that respects the neighbourhood character of the area.

 ▪ To provide a diversity of housing types and moderate housing growth in locations offering 
good access to services and transport.

 ▪ To allow educational, recreational, religious, community and a limited range of other non-
residential uses to serve local community needs in appropriate locations.

Following the amendments in March 2017 the GRZ includes the following key elements:

 ▪ A (local) schedule to the zone may contain neighbourhood character objectives to be 
achieved for the area.

 ▪ An application to subdivide land that creates a vacant lot capable of development for a 
dwelling or residential building must ensure that each lot created contains the minimum 
garden area (see below). 

 ▪ There is no provision in the GRZ to set a minimum lot size requirement.

 ▪ Where a vacant lot less than 400 square metres is created, that lot must contain at least 
25 percent of the lot as garden area.

 ▪ Minimum garden area requirement - whether or not a planning permit is required for the 
construction or extension of a dwelling or residential building on a lot, a lot must provide 
the minimum garden area at ground level as set out in the following table:

Lot Size
Minimum percentage of a lot set aside as 
garden area

400 – 500sqm 25%
501 – 650sqm 30%
Above 650 35%

 ▪ If no maximum building height or maximum number of storeys is specified in a schedule to 
the zone the building height must not exceed 11 metres; and  the building must contain no 
more than 3 storeys at any point (subject to some exemptions). A local schedule cannot 
apply a height requirement more restrictive than the default standard.

 ▪ There is no maximum number of dwellings on a lot specified, or able to be specified within 
the local schedule i.e. development density is effectively determined through Clause 54 – 
56 (ResCode) and the new garden area requirements.

 ▪ Variations to ResCode Standards can be included in the schedule, where strategically 
justified. Such changes are not mandatory provisions, but are put in place to indicate 
the type of development response that would better meet neighbourhood character 
objectives.
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Neighbourhood Residential Zone
The NRZ is the zone used in areas where there are overriding character values or other 
development limiting factors that indicate the area will undergo limited change. 

Following the March 2017 amendments, the purposes of the NRZ are to:

 ▪ To implement the State Planning Policy Framework and the Local Planning Policy 
Framework, including the Municipal Strategic Statement and local planning policies.

 ▪ To recognise areas of predominantly single and double storey residential development.

 ▪ To manage and ensure that development respects the identified neighbourhood character, 
heritage, environmental or landscape characteristics.

 ▪ To allow educational, recreational, religious, community and a limited range of other 
nonresidential uses to serve local community needs in appropriate locations.

Two of the previous zone purposes have been deleted:

 ▪ To limit opportunities for increased residential development.

 ▪ To implement neighbourhood character policy and adopted neighbourhood character 
guidelines.

 ▪ Following the amendments in March 2017 the NRZ includes the following key elements:

 ▪ A (local) schedule to the zone must contain the neighbourhood, heritage, environment or 
landscape character objectives to be achieved for the area.

 ▪ An application to subdivide land that creates a vacant lot capable of development for a 
dwelling or residential building, must ensure that each lot created contains the minimum 
garden area (see below).

 ▪ A schedule to this zone may specify a minimum lot size to subdivide land. Each lot must 
be at least the area specified for the land, except where an application to subdivide land 
is made to create lots each containing an existing dwelling or car parking space

 ▪ Where a vacant lot less than 400 square metres is created, that lot must contain at least 
25 percent of the lot as garden area.

 ▪ Minimum garden area requirement - whether or not a planning permit is required for the 
construction or extension of a dwelling or residential building on a lot, a lot must provide 
the minimum garden area at ground level as set out in the earlier table

 ▪ If no maximum building height or maximum number of storeys is specified in a schedule 
to the zone the building height must not exceed 9 metres; and the building must contain 
no more than 2 storeys at any point. Building height in areas liable to inundation is 
measured from the minimum floor height determined by the relevant drainage authority. 
A local schedule cannot apply a height requirement more restrictive than the default 
standard.

 ▪ The previous limitation on the number of dwellings that could be constructed on an 
existing lot (with a default of two dwellings) has been removed i.e. development density 
is now effectively determined through Clause 54 – 56 (Rescode) and the new garden area 
requirements. 

 ▪ Variations to ResCode Standards can be included in the schedule, where strategically 
justified. Such changes are not mandatory provisions, but are put in place to indicate 
the type of development response that would better meet neighbourhood character 
objectives.

Planning Practice Note 78 (PPPN78)
Planning Practice Note (PPN) 78 ‘Applying the Residential Zones’ was released by the 
Department of Environment Planning and Infrastructure at the same time as the “new” 
residential zones in 2013. It was intended to provide assistance to Councils in determining 
the appropriate application of the zones. 

The PPN states, 'In deciding which residential zone should apply, the following principles 
should be considered:

 ▪ The zone should support and give effect to the SPPF.

 ▪ The zone should broadly support all relevant policy areas in the MSS.

 ▪ The rationale for applying the zone should be clearly discernible in the LPPF.

 ▪ The zone should be applied in a way that is consistent with its purpose.

 ▪ The zone should give effect to any adopted housing strategy

A balanced approach being utilised, promoting residential growth, moderate residential 
change and limited residential change to provide outcomes which achieve a reasonable 
housing choice and diversity in a municipality.

The requirements of any applicable Minister's direction must be met.'

With the release of the updated residential zones in March 2017, PPN 78 has been 
withdrawn, pending a review of the Practice Note and Ministerial Direction. It is expected 
that a new Practice Note and/or Ministerial Direction will be completed by mid-2017. 
However, it is considered that PPN 78 still expresses appropriate criteria for the assessment 
of residential areas and this framework has in part been utilized in developing the assessment 
of the Dromana Investigation areas.



APPENIX 2 
ASSESSING & MANAGING 
RESIDENTIAL CHARACTER
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Neighbourhood character 
Neighbourhood character is subject to a range of interpretations, with varying views on how 
a neighbourhood should be defined, how to identify and describe the elements which are 
distinctive about particular areas, whether it should include consideration of social as well as 
physical characteristics etc. 

Planning Practice Note 43 Understanding Neighbourhood Character (DELWP June 2015) 
states that: 

“neighbourhood character is essentially the combination of the public and private realms. 

Every property, public place or piece of infrastructure makes a contribution, whether great or 
small. It is the cumulative impact of all these contributions that establishes neighbourhood 
character … Understanding how these relationships (between features and characteristics) 
physically appear on the ground is usually the most important aspect in establishing the 
character of the area.”

In order to assist land use planning and development decisions the current investigation 
area study is focused on physical planning elements that are capable of being influenced 
by planning scheme tools, and includes  consideration of both the private realm (i.e. 
development of private properties) and the public realm (i.e. the streetscape and public land) 
and how they interact. 

Although “amenity” and “neighbourhood character” refer to different values, there is a 
degree of overlap. In some instances important aspects of character may be considered in 
terms of providing “shared amenity”. For example, an attractive landscape setting, resulting 
from a combination of vegetation on public and private land, the design of the street, the 
scale and setback of buildings etc. may be an aspect of character that most residents of an 
area share and value. The concept of shared amenity is also important in highlighting the 
importance of fair “contributions” from those who benefit – often through the implementation 
of consistent development controls.

In assessing character, how buildings “fit” in their landscape and streetscape context is 
critical. In many areas, key elements include:

 ▪ the formality (or otherwise) of the street space (e.g. the extent to which the street space 
is  formally defined e.g. by a linear (straight line) alignment, a sealed road pavement, kerb 
and channel, constructed footpaths etc. or is more curvilinear and informal, possibly with 
wider nature strips which add to the apparent setback of buildings from the road);

 ▪ the height, proportions and apparent mass of buildings (which is often linked to the “era” 
of development and the form of housing e.g. single detached dwellings c.f. apartment 
blocks);

 ▪ the depth of front setbacks and the associated provision of front garden space;

 ▪ the relationship between front garden areas and street space i.e. a distinctly difference or 
an apparent continuation of the street space planting); 

 ▪ the visual connection between dwellings and the street, including the presence and/or 
permeability of a front fencing; 

 ▪ the space around buildings (side setbacks - or lack thereof) – this is expressed in the 
building pattern along the street – is there a continuous urban “street wall”  or greater 
separation between buildings;

 ▪ the provision for  road side and onsite parking and the location of garages – the 
dominance, or otherwise, of car related space; and

 ▪ the amount and type of vegetation on site, including street trees, front garden vegetation, 
and canopy trees. This also applies to rear yards where gardens create a “backyard zone” 
providing a green backdrop.

On the Mornington Peninsula, the existing framework of Design and Development Overlays 
have been strongly framed around the degree to which topography and vegetation are 
dominant elements in particular areas.

Defining coastal and bayside character
Although each place or area is different, some basic character types can be identified.

For example in inner city areas buildings often dominate the character of an area and present 
a solid wall to the street, producing a “hard” urban character. In contrast, in some areas 
on the urban fringe, the topography/landform of an area and natural vegetation is a more 
dominant element, and often links the public realm of the street with the private realm of 
the private property, producing a “soft” informal bushland character. Areas may be classified 
by how closely they resemble one or other of these types (albeit with some variations). A 
“garden” character type is also frequently identified, usually where land form and remnant 
vegetation are not predominant features, but where site sizes are relatively large and garden 
space around buildings and landscaping in the streetscape is a key factor.

A number of areas on the Mornington Peninsula are referred to as having a “coastal” or 
“bayside” character. The term “coastal” has been applied generally to refer to areas with a 
stronger land form influence, while “bayside” often refers to areas near the bay with a flatter 
topography but which still retain substantial vegetation cover/lower site coverage.

While not easy to define, coastal character is partly a product of landscape/topography, 
combined with  some elements of built form that have become associated with this 
environment, no doubt influenced by both the era of  development and the high level of 
informal holiday home use that has previously dominated many of these areas. 

While this character varies across and within neighbourhoods, and even along single streets, 
it still makes sense to describe an area as having “coastal character” – often in contrast to 
concerns regarding “homogenization” and the spread of “suburbia”.

As such, the following factors are considered to be relevant to the description of coastal 
character and to the assessment of the Dromana investigation areas:

 ▪ Protection of the relationship to the coast – maintaining views from developed areas 
to the coast and also from the coast to the township and the hinterland landscape 
beyond e.g. such as the backdrop of the Arthur’s Seat hillside. Development should not 
overwhelm the vista from the foreshore. Retaining breaks in development “street wall” 
also enables some views from surrounding streets towards the foreshore.

 ▪ Development is predominantly low scale –being predominantly single and two storey 
in height. While there are variations in height (as there are variations in relation to most 
elements), these variations are still within an established range i.e. one or two storey – 
but not three or four storeys. Equally front setbacks may vary between 5 to 8 metres – but 
very rarely less etc. Variation is in fact an element that contributes to informal character – 
but occurs within a range which avoids obtrusive development which no longer “fits”.

 ▪ Building siting that retains space around building forms; with limited on boundary 
construction.  In the case of Dromana, it is important that development in hillside locations 
also allows some visual connection between residential streets and the coast.

 ▪ Relatively narrow sealed roads within wider road reserves, often retaining/enabling 
roadside vegetation, and providing a greater setback between the road and the buildings 
and a greater sense of openness.

 ▪ Limited number and width of property crossovers, informal footpaths (in some areas), 
low traffic volumes, lack of through traffic etc. all combined to add to the sense of “quiet 
streets”. 

 ▪ In some areas there are still narrow and/or unsealed roads, with a curvilinear alignment.

 ▪ Areas at the front of dwellings often retain vegetation and not dominated by driveways, 
parking areas and hard surfaces. Crossover and driveway widths relatively narrow (3.5 – 
4m). Usually no more than a single property crossover.

 ▪ Front fencing often low or permeable – good visual connection between the streetscape 
and adjacent properties. High screen fencing and walls are unusual and appear out of 
place.

 ▪ Development that includes landscaping that reinforces the informality of existing 
landscape; retaining and protecting areas of significant vegetation 

 ▪ Architecture that complement natural features and/or is associated with the coastal 
setting, rather than buildings with a typical ‘suburban’ appearance or period style replicas.

 ▪ The use of timber and natural materials in preference to the traditional suburban use of 
brickwork and blockwork.

 ▪ Buildings that appear to be “sit in the landscape” rather than an appearance of 
overwhelming mass and weight, that  “fill the block”

 ▪ Disaggregated/articulated forms with interesting spaces and projections rather than solid 
bulky structures with blank walls.

 ▪ Facades that utilise light, shade and texture rather than smooth, uninterrupted, single 
coloured surfaces.

 ▪ Development that minimises hard surfacing including driveways, and seeks to use 
materials that are permeable and more in keeping with the coastal setting (crushed gravel 
etc.).

Parts of Dromana do have a more developed feel, but still display more ‘coastal character ‘ 
and less formality than typical suburban areas.
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Existing character, expected change and preferred future character
In considering the importance of character to an area, it is also necessary to have regard 
to both the need for additional housing supply at the municipal level, the role of particular 
townships and neighbourhoods in providing new housing and the likelihood of demand for 
renewal of housing stock. Equally, as areas are converted from predominantly seasonal 
holiday towns to areas with a more permanent residential population there have been, and 
will continue to be, associated pressures for change in the built environment

As noted previously, the PPN 78 regarding the application of different zones has been 
suspended pending a review. However, this PPN did include a range of criteria that indicted 
the suitability of areas to accommodate future residential development, and are still relevant 
to finding the balance between respect for neighbourhood character and the provision of 
adequate future housing supply. 

In some cases, even where there is a distinct existing character it may be appropriate to 
consider some future change and to define the preferred future character of an area.

Arguably, some of the concerns expressed in relation to neighbourhood character relate to 
the significant differences between the established residential areas, the current forms of 
new development (which are often more intensive) and the lack of a clear example of the 
intended overall outcome for an area. 

The notion of “emerging character”, where change is simply driven by individual development 
applications without an overall future vision, provides little basis for confidence, and some 
poor examples of over-development can generate considerable community concern.

Even in areas where some level of change would not necessarily be opposed there can be 
strong opposition to “densification”, if this means intrusive development – with substantially 
greater heights, more bulky built forms, less ancillary “green space” around buildings etc. 
It is not necessarily the case that the existing built form is strongly valued – but rather it is 
preferred to the limited alternatives that appear to be offered by the market. 

In this context, it is important to recognise that the Mornington Peninsula Planning Statement 
provides that: 

‘development … will be of a type and scale that maintains the existing valued character of 
each town or settlement, or supports a change to a preferred future character that is clearly 
established through community consultation and the adoption of a relevant local area plan’. 
In the assessment of any planning permit application, priority will be given to any local 
character statement or policy adopted by the responsible authority.

Respecting character – discretionary and mandatory provisions
One of the key issues in managing residential character is the degree to which mandatory 
provisions are necessary and justified. 

The state-wide planning scheme provisions 54, 55 and 56 (Rescode) are framed as requiring 
that the Objectives of each clause must be met, but there is discretion to consider variations 
to each of the stated standards. Accordingly, these statements and provisions may be 
viewed as supporting “performance based” planning i.e. particular proposals are assessed 
in terms of how well they meet objectives rather than being determined by a mandatory 
standard,  and support the use of discretion to consider design proposals on their merits. 

Planning Practice Note 28 (July 2004) - Using the neighbourhood character provisions in 
Planning Schemes, states that: 

In most cases, the application of Clauses 54, 55 and 56 (i.e. ResCode) will be effective in 
respecting the existing neighbourhood character of an area without the need to supplement 
these standard provisions with additional local neighbourhood character provisions… 
Respecting character does not mean preventing change. In simple terms, respect for the 
character of a neighbourhood means that the development should be designed in response 
to its context.

Equally Planning Practice Note 43 (June 2015), Understanding Neighbourhood Character 
states:

In simple terms, respect for the character of a neighbourhood means that the development 
should try to ‘fit in’.  Respecting neighbourhood character does not mean limiting the scope 
of design interpretation and innovation, or mimicry or pattern book design. Instead, it means 
designing the development to respond to the features and characteristics identified in the 
neighbourhood.

However, the new Residential Zones have incorporated mandatory provisions – both 
in relation to maximum building height, and required minimum garden area, while the 
Neighbourhood Residential Zone also provides for mandatory minimum lot size controls, 
although a requirement allowing no more than two dwellings on an existing lot has been 
deleted.  Planning Practice Note 59 – The role of mandatory provisions in Planning Schemes 
(DELWP June 2015) states:

“… there will be circumstances where a mandatory provision will provide certainty and 
ensure a preferable and efficient outcome. Although these circumstances cannot be 
common practice, they may include areas of high heritage value, strong and consistent 
character themes, or sensitive environmental locations such as along the coast. A balance 
must be struck between the benefits of a mandatory provision in the achievement of an 
objective against any resulting loss of opportunity for flexibility in achieving the objective.”

As noted in the policy review, the Mornington Peninsula Localised Planning Statement 
specifically foreshadows the use of mandatory controls and standards as part of a strong 
and consistent planning framework, due to the particular pressures on the Peninsula’s rural 
landscapes, coasts, towns and villages, and the risk of unintended and unplanned change 
through cumulative impacts.

This arguably recognises the value of mandatory provisions in areas where there may be high 
pressure/incentive to “push the envelope” – such as in proposing additional storeys to gain 
both floorspace and view lines, and where the assessment of proposals on their individual 
merits may be too open to variation in interpretation. Mandatory provisions provide a strong 
framework and ability for all landowners to plan their future development with greater 
certainty.

Equally, there is a concern that some townships on the Peninsula have less ability to “absorb’ 
variation without fundamental changes in character. Due to their relatively small size, a few 
prominent insensitive developments can have a disproportionate impact and establish a 
new defacto “standard” for development throughout a residential area. There are sufficient 
examples to support this concern; particularly in areas where no design overlays (such as the 
Design and Development Overlay) exist. 

In this context, there is often criticism that developers, who are not necessarily residents, 
have little regard for the cumulative impact of proposals, and mandatory provisions are 
arguably warranted where there is a high risk of substantial unplanned change in the basic 
fabric of an area and a need to manage the potential for cumulative impact.  

In addition, as noted, some aspects of neighbourhood character may be considered to 
be a form of shared amenity, and mandatory provisions also ensure reasonably equitable 
“contributions” from all of the beneficiaries within an area. This becomes particularly acute 
where there is a risk of new development relying on the character provided by other owners 
(such as by maintaining larger garden areas and vegetation cover) rather than making 
adequate provision within the new development itself. 

Finally, where there is a significant difference between existing conditions and the default 
standard under state-wide provisions, and where application of the default standard is likely 
to have a substantial impact on the character of an area, then there is also an argument to 
introduce additional mandatory provisions. For example where a default height limit of three 
storeys would be out of character with predominantly single storey areas – or where existing 
garden areas are generally much larger than default requirements, then there is an argument 
for additional control.

It important to recognise that mandatory provisions relating to existing character elements 
are not necessarily “arbitrary”, in the sense of being random and unrelated to context. 
Rather, they (can) reflect a standard based on the assessment of a range of existing specific 
sites. This involves consideration of the existing predominant values (in terms of height, 
setbacks, site coverage etc.). 

It is also important to consider the limit of what standard, if applied on a cumulative basis, 
would be consistent with an existing or preferred future design outcome i.e. what will fit (and 
not fit) with that “vision”. 

Such a vision might include a green and relatively open streetscape, without individual 
buildings dominating (through intrusive setbacks or excessive height) and with a sense of 
space and landscape between and around buildings (as distinct from more urban areas). 
While this approach emphasizes “fitting in” over “bold expression”, this is to some degree 
the nature of respecting (shared) character – unless of course the character of an area is 
based on a collection “bold expressions”.
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