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1 PROCEDURAL MATTERS

Appointed Chairperson - Cr. Antonella Celi

The meeting opened at 7:00 p.m.

Present

Cr. Antonella Celi (Chairperson)
Mayor, Bev Colomb
Cr. Simon Brooks
Cr. Rosie Clark
Cr. Hugh Fraser
Cr. David Gill
Cr. Sam Hearn
Deputy Mayor, Cr. Bryan Payne
Cr. Kate Roper

1.1 Apologies

Cr. Julie Edge
Cr. Frank Martin

1.2 Disclosure of Conflicts of Interest Pursuant to Section 79 of the Local Government Act
1989

Nil.

1.3 Confirmation of Minutes

RECOMMENDATION

That the Minutes of the previous Planning Services Committee Meeting held on 4 September 2017
be confirmed.

COMMITTEE DECISION

Moved: Cr. Colomb
Seconded: Cr. Roper

That the recommendation be adopted.

Carried
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2 STRATEGIC PLANNING PROJECTS REPORTS

2.1 Mornington Peninsula Activity Centres Strategy Review and Mornington Peninsula
Industrial Areas Strategy 2017

Allan Cowley – Manager, Strategic Projects and Martin Chin,
Strategic Planning Projects and Research Officer

Prepared By

Acting Chief Operating OfficerAuthorised By

A6800252Document ID

YES (2)Attachment(s)

PURPOSE

This item seeks Council’s support to exhibit two draft strategic reports that have recently been prepared.

The Activity Centres Review (Attachment 1) primarily seeks to identify the likely future demand for
retail and commercial floor space in the Shire, based on population growth and economic trends, and
to assess the ability to provide for this demand within the hierarchy of commercial/activity centres on
the Peninsula.

The review has identified the existing extent of retail and commercial floor space (in the order of
384,000 square metres), with moderate future growth potential (a 27% increase over 20 years, or a
total of 105,000 square metres), which is roughly in line with population and housing growth forecasts,
with some additional demand based on anticipated increases in both residential occupancy rates and
tourism.

However, having regard to the extent of the existing commercially zoned land, it appears that this
demand can be accommodated through the consolidation and revitalisation of existing town centre
commercial areas. This is particularly the case given the changes to the Industrial Zones which have
effectively already created a range of new opportunities for commercial and retail development.

The Industrial Areas Strategy Report (Attachment 2) is a complementary study seeking to assess
the availability of land to meet future demands for industrial and service industry based development.
This study concludes that there is sufficient land within industrial zones to meet short to medium term
demand (approximately 10 years) but that there may be limitations on the future availability of land
beyond that time frame, particularly in relation to larger sites. In this context, the opportunity to consider
some of the land currently within the Port Related Uses Zone (but close to township areas) for industrial
uses requiring larger sites is raised for further discussion with the State government.

It is recommended that both reports, as shown in Attachments 1 and 2, be exhibited for public comment
for a period of (at least) four weeks.
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BACKGROUND

Activity centres planning on the Mornington Peninsula is currently guided by the Mornington Peninsula
Activity Centres Strategy (the Strategy) – a reference document adopted by Council in 2005 and
linked to theMornington Peninsula Planning Scheme through a Local Planning PolicyClause 21.07-3
Activity Centres.

A key element of the Strategy is the identification of a hierarchy of commercial centres on the peninsula
(see Figure 1), with centres at different levels of the hierarchy intended to perform different but
complementary functions, and with policies to support future development consistent with the hierarchy.
In effect, all centres perform a local convenience shopping function but the higher the centre is in the
hierarchy, the greater the range of commercial, retail and community facilities are provided. The
hierarchy approach provides greater certainty for public and private investment, and seeks to match
the level of demand in a commercial catchment area with the scale of development in each centre,
that is, providing the highest levels of service in the centres serving the largest populations.

Factors such as the attraction of particular centres for visitors affect the role and function of different
centres, and has a significant influence on the Mornington Peninsula where some towns support a
larger amount of commercial floor space than would usually be the case based on resident population
alone due to the (seasonal) demand from visitors.

The Activity Centres Policy also recognises that the health of the Shire’s town centres is to some
extent dependent on maintaining these areas as the focus of activity, particularly given the seasonal
nature of demand which leaves some areas relatively vulnerable in the off-season period. The policy
therefore opposes major out of centre development, for example in the form of new (strip) retail
development on main roads.

The policy directions of the Strategy have been used to assess commercial development applications
and proposals for commercial rezoning. The floor space growth forecasts from the Strategy have
also been a significant input into the preparation of structure plans for the Mornington, Rosebud and
Hastings major activity centres.
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Figure 1: Map of current activity centre hierarchy

Source: Essential Economics

In late 2015, Council commissioned Essential Economics to review the Strategy, given it was prepared
more than ten years ago. In addition, having regard to the increasing level of commercial activity
occurring in industrial zones and the most recent planning zone reforms introduced by the State
Government which further support this trend, it was considered appropriate to develop an Industrial
Areas Strategy in conjunction with the Activity Centres review. Data compiled from a Council audit
in September 2015 of all retail, commercial and industrial floor space on the peninsula were provided
to the consultants.
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Activity Centres Strategy Review

Key Issues and Implications

Both the Activities Centre Review and the Industrial Areas Strategy seek to identify key issues and
to provide a strategic response, having regard to the policy directions established for the Mornington
Peninsula, including, for example, the expected level of housing and population growth as outlined
in the Housing and Settlement Strategy (which is also currently on exhibition). Some of the key points
may be summarised as follows:

Mornington Peninsula Activity Centres in the Regional Context

Issues

The Shire has a unique pattern of development and land use that includes over 20 separate townships,
each with its own specific needs in terms of retail and commercial services. In addition, it is estimated
that approximately 25% of total available retail spending (in 2015) ‘escaped’ to activity centres outside
the municipality (and to online retailing). This figure is considered to be at the upper end of normal
expectations and reflects the ongoing relationship between the peninsula and the centres in the
surrounding region, including Frankston and Cranbourne, which arguably have a stronger residential
base capable of supporting higher order commercial and retail functions.

However, in bound tourism is an important contributor to the Shire’s economy, particularly as the
sector has recently experienced considerable growth. In 2013-2014, tourism accounted for $979
million (10.2%) of the Shire’s gross regional product and employed around 9,800 people (9.4% of
regional employment).

Moreover, at least 24,000 dwellings on the peninsula are estimated to be holiday homes
accommodating more than 50,000 temporary residents during peak periods. Spending by temporary
residents and tourists in 2015 accounted for around 14% of total retail sales. However, visitor spending
tends to be seasonal and is much more significant in traditional holiday centres such as Sorrento,
Rosebud, Rye and Mount Martha, rather than locations such as Somerville and Hastings.

Implications

The Mornington Peninsula Activity Centres Strategy needs to recognise and respond to the unique
settlement pattern of the Shire, its metropolitan fringe location, and the high levels of holiday home
ownership and tourist visitation. The use of an activity centre hierarchy (based on functional role,
scale and character) as a policy tool in identifying and reinforcing the higher-order functions of the
Mornington, Rosebud and Hastings as major activity centres, while still supporting the role of other
centres in the hierarchy, should be continued.

The dispersed nature of the Shire’s settlements, coupled with seasonal variability in trade and the
uneven distribution of visitors, mean that the Activity Centres Policy needs to have regard to both the
daily needs of residents and to the potential peak pressures on certain activity centres from visitors.
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In addition, it should seek to minimise the need for escape spending by residents, for example by
supporting access to a wide range of commercial and retail services and maximising the ability of
centres to capture spending by part time residents and tourists. The peninsula’s attraction as a visitor
destination provides a competitive advantage for its commercial centres, but also creates challenges
in managing the pressures in periods of peak demand.

Key Trends Affecting Activity Centres

Issues

There has been a significant shift in consumer behaviour and purchasing patterns, from traditional
household items to entertainment and leisure merchandise and services as well as online-shopping
(around 6% of total retail sales in Australia).

New forms of retail and commercial activity are also emerging through the clustering of large-format
retailers into ‘homemaker centres’ which are predominantly located outside of traditional activity
centres due to their need for large land parcels. Examples in the Shire include the homemaker centres
of Mornington and Rosebud West.

On the other hand, small local centres have generally been declining over the past two decades, as
many consumers prefer convenient car based multi-purpose trips to regional shopping centres.
However, all of the smaller convenience centres in the Shire are trading relatively successfully and
their continued role and function is justified.

Implications

The hierarchy approach, in determining the location of new commercial floor space and other forms
of public and private investment, is still considered to be valid and appropriate to the Peninsula.
However, activity centre policy will need to recognise the dynamic nature of economic activity and
the continuing shifts in consumer tastes, business practices and accessibility.

Planning Zones Reforms

Issues

Planning zones reform introduced by the State Government in 2014 have, inter alia, consolidated the
original five Business Zones into the two new Commercial Zones and have modified provisions in
the Mixed Use Zone and Industrial Zones to increase the range of allowable commercial activity either
‘as-of-right’ or ‘discretionary’ (i.e. permit required). The changes have also allowed large offices to
locate outside activity centres and in industrial or business precincts.

The growing presence of non-industrial uses such as homemaker retailing, small supermarkets,
gyms, indoor sports facilities, art galleries, cafes, takeaway food outlets, breweries, and office suites
outside of Mornington’s major activity centre and within the Capel Sound industrial area highlights
the consequences of these reforms.
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Implications

Activity centres policy needs to consider the possibility that applications for retail or commercial
development in the Commercial 2 Zone or Industrial 3 Zone (outside of the town centres) could impact
on the current activity centres hierarchy.

Approximately 67,700 square metres of retail floor space exists in areas outside the activity centres
in the form of large-format retailers and other mixed businesses. These areas are primarily within the
Industrial 3 Zone, and this in turn raises the issue of the pressure from commercial uses on the
availability of land for industrial and service industry based uses.

It is noted that the specific designation of some of the main concentrations of out of centre activity
could be recognised by including such areas in an Enterprise Area. However, an examination of
existing land use patterns indicates there is no clear division in the Shire’s industrial areas and
therefore there is limited benefit in designating specific Enterprise Areas. The lack of a strong statutory
mechanism to reinforce the distinction between industrial and commercial areas raises the risk that
an Enterprise Area designation may simply be interpreted as support for out of centre commercial
and retail based development. If it was agreed to provide an opportunity for an Enterprise Area within
a larger township, this may lead to the only commercial rezoning that is considered in the strategy.

Population and Retail Spending Forecasts

Issues

Resident population is projected to grow from 155,860 in 2015 to approximately 178,140 in 2036.
The majority of this increase is expected to occur in the South Region (9,610 or 43%) followed by
the West Region (7,190 or 32%) and East Region (5,480 or 25%). In contrast, around 50% of the
growth in the past 15 years occurred in the West Region.

Concurrently, total retail spending is forecast to increase by $931 million to $3,041 million, an average
growth of 1.8% per annum. To support this increase, it is estimated that shopfront floor space (for
both retail and non-retail uses) needs to expand by around 78,000 square metres and 12,000 square
metres respectively, while the expansion of non-shopfront floor space for other commercial activities
needs to be in the order of 15,000 square metres.

Implications

Activity Centres policy needs to consider the demands and opportunities for increasing economic
activity and local employment likely to arise from future population growth, both on the peninsula and
in the wider region.

It should seek to deliver appropriate development in activity centre floor space which can accommodate
an additional 90,000 square metres plus of new shopfront floor space (for retail and non-retail uses)
and 15,000 square metres plus of non-shopfront floor space for other commercial uses by 2036.

The policy should recognise that these floor space figures are indicative and need to be reviewed
over time. The strategy emphasises that the projections of future floor space demand should not be
viewed as hard and fast rules or limits to future growth, and that ongoing monitoring of changing
conditions is required. However, to enable an assessment of whether the projections warrants
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consideration of commercial rezoning to accommodate anticipated growth, a breakdown of future
floor space requirements based on the current proportion of floor space in each centre and having
regard to potential population growth has been undertaken, as summarised in page 54 of Attachment
1.

This analysis, and consideration of the available commercially zoned land and potential for
re-development within activity centres, indicates that there is no need at this time to consider extension
of the commercial zones, and that providing certainty for investment in development and
re-development within existing zoned areas is more likely to support Council’s policy objectives of
supporting strong, active commercial/retail town centres.

The issue of releasing/rezoning additional land for commercial development has particularly been
raised in relation to the Mornington/Mount Martha area, where the level of population growth has
been strong and the existing centre at Bentons Square is arguably not centrally located in the
catchment. Sites in the vicinity of Craigie Road, with exposure to Nepean Highway, have been
suggested as providing opportunities to increase the level of service in this area.

However, while there is potential for additional floor space in this catchment, the current proposals
for re-development of the Masters site (at the intersection of Mornington Tyabb Road and Dunns
Road) indicate there is already substantial potential for new development. Equally, highway based
sites may generally provide advantages in terms of accessibility (as well as having commercial
exposure), but in this instance the advantages in terms of accessibility and travel times from all parts
of the catchment appear to be marginal.

POLICY DIRECTIONS

Update the Activity Centres Hierarchy

It is recommended that Council continue to support the principles of an activity centres hierarchy
when considering development applications, new centres, or out-of-centre development, and
determining Council land use policies.

It is recommended that the hierarchy be slightly updated by recognising that the local activity centres
of Baxter and McCrae are better classified as small township centres rather than convenience centres,
given current role and functions of these centres.

It is also recommended that Council work with stakeholders on measures to retain the spending of
local residents and promote the continued role of the Shire in attracting visitors. This will require:

Ongoing private and public investment toward the Shire’s well-established hierarchy of activity
centres;
Consolidating retail and other business development at activity centres in accordance with the
hierarchy;
Supporting and enhancing the role of Mornington, Rosebud and Hastings major activity centres
as key service centres for the Shire as well as higher-order activities while retaining their own
unique character; and
Establishing a wide variety of non-retail uses in identified activity centres, including increased
residential development in the major activity centres where this is consistent with other Council
polices and adopted structure plans.
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In anticipation of future population growth in the Shire and the subsequent need for additional floor
space, it is recommended that Council encourage appropriate new growth and development in existing
activity centres in a manner that is consistent with the hierarchy.

INDUSTRIAL AREAS STRATEGY

Industrial Activity in the Shire’s Economy

Issues

Industrially zoned land in the Shire is distributed across ten identified precincts, each with its own
unique business mix, role and function. While the total amount of industrial zoned land (excluding
the Port Related Uses Zone) is lower in the Shire (388.5 hectares) than in neighbouring municipalities
– Casey (415 hectares), Frankston (492 hectares), Kingston (1,238 hectares) and Greater Dandenong
(2,646 hectares) – the manufacturing and construction sectors, which typically operate on industrial
zoned land, contributed around 36% of the Shire’s economic output in 2015.

These two sectors together employ around 18.6% of the people who worked in the Shire in 2011.
Despite a 3.78% reduction in the number of workers between 2006 and 2011, manufacturing’s
economic output exceeded every other sector in 2011. The sector with the second largest economic
output was construction, where the number of workers increased by 12.4% over the same period.

Implications

Industrial areas policy needs to provide guidance in relation to individual industrial precincts as well
as to recognise the importance of (maintaining) industrial areas as a significant resource in supporting
economic activity, the availability of local employment and access to service industries (car repairs,
garden supplies etc). The significant multipliers and linkages that exist in the local economy including
connections with training facilities, other businesses and the like, further underpin the importance of
industrial areas.

Key Trends Affecting Industrial Areas

Issues

The types of business establishing in industrial areas are becoming increasingly diverse. An example
is the growing commercial presence in the Mornington-Tyabb Road industrial area. While growth of
automation has significantly reduced production premises of certain industries, growth of the internet
has encouraged an increase in the number of retailers seeking to operate without a physical shopfront
and who use warehouse space from which to deliver their goods to customers.

Demand is also impacted by trends in population growth, industry developments and global influences
such as international trade. For example, expanding volumes of imported stock have increased off-site
warehousing and distribution operations thereby creating significant demand for freight and logistics
services.
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Implications

As a result of the growing diversity of uses locating in industrial areas, it is increasingly important for
Industrial Areas policy to be based on a strong understanding of the local business mix, and identify
factors important to ensuring their growth and prosperity. The policy will require ongoing review to
reflect the dynamic nature of the economy including technological and logistical change, evolving
land-use patterns, and environmental considerations.

Planning Zones Reforms

Issues

The most recent planning zones reforms introduced by the State Government in 2014 have, inter alia
amended the Industrial 3 Zone to allow supermarkets up to 1,800 square metres with 500 square
metres of speciality shops ‘as of right’, provided the site adjoins or is within 30 metres of a road in a
Road Zone and within the Urban Growth Boundary. In addition, the previous 500 square metres floor
space cap on office development in all industrial zones has been removed.

Implications

Industrial Areas policy needs to recognise the changing role of industrial areas and their functional
relationship with activity centres, and ensure that both the Industrial Areas policy and Activity Centres
policy operate in a complementary manner. Nonetheless, it is reasonable for Council to continue to
advocate against out of centre retail development, particularly in the form of relatively small shop
front retailing, which is a distinctive feature of the Shire’s town centres.

Industrial Land Demand and Supply Forecasts

Issues

Demand for industrial land in the Shire is heavily influenced by permanent resident population, as
many of the businesses are service based and/or include sales component (i.e. there is limited large
scale manufacturing – except within the Port Related Uses area).

Forecast population growth in the Shire and within the wider south-east region is expected to provide
an ongoing source of demand for a range of trade and service sector industries for the foreseeable
future. Renovations and upkeep of holiday homes by temporary residents will also be a significant
demand factor for a number of trade-based businesses. Besides general business growth associated
with increased population, industrial land development will also be driven by a specific set of economic
opportunities including, but not limited to, aged and health care, agriculture and viticulture, niche
manufacturing, and the potential development of the Port of Hastings (whether as a container port,
or with some other role – as per the recent focus on gas importation).

Supply of industrial land in the Shire, however, faces a number of constraints. Around two-thirds of
unoccupied industrial land is currently limited by infrastructure and servicing issues. In addition, the
close proximity of some industrial areas to surrounding residential development impose limits on use
and expansion opportunities.
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Between 2005 and 2015, approximately 29.2 hectares of unoccupied industrial land was developed,
leaving 25% of net industrial land unoccupied. Assuming the same rate of land consumption and no
additional supply, there appears to be sufficient land supply for the next ten years. However,
unoccupied industrial land would fall to 14% of net industrial land by 2026, potentially leading to higher
industrial land costs and a reduced ability to accommodate new business opportunities.

Implications

Industrial areas policy should seek to benefit from location-specific factors which directly influence
industrial development within the Shire, as outlined in the Shire’s Economic Development Strategy,
as well as wider industry growth trends and the broad set of economic drivers which apply to the
Shire as part of the Melbourne metropolitan southern region. The policy also needs to give strong
consideration to a suitable expansion of the industrial land supply before it becomes constrained in
the medium to long term.

POLICY DIRECTIONS

Recognise Importance of Industrial Areas

It is recommended that Council explicitly recognise the contribution that industrial areas make to the
local economy and the general community whenmaking decisions related to budget priorities, planning
and land use.

The Industrial 3 Zone, which applies to all industrial areas in the Shire, is still considered the ‘best-fit’
in the Shire’s context and should therefore be retained. However, it is recommended that future
planning consider the provision for larger sites suited to a wider range of new businesses and more
specialised activities given that the fragmentation of industrial zoned land into relatively small lot sizes
and ‘factoryette’ development limits the range of uses that can be attracted.

Consider Activity Centres Policy in Industrial Areas Planning

It is recommended that planning for industrial areas has due consideration for, and is complementary
to, the activity centres policy in light of the changes brought about by the planning zones reforms.

For example, it is recommended that Council indicate areas where it will oppose commercial/ retail
development in industrial areas to the extent that it is able to exercise discretion under the provisions
of the State-wide zones and to establish standards for uses which are based on attracting customers
into the industrial areas such as:

Education centres;
Leisure and recreation based uses:
Office; and
Restricted retail premises (other than Shop).

In this context, it is important to highlight the need for appropriate standards at the development stage
(for example, the provision of car parking) to ensure that future changes in use are properly serviced
and do not result in congestion and excessive constraints on other (industrial) businesses.
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Provide Suitable Industrial Land at Appropriate Locations

It is recommended that Council seeks to provide for the supply of serviced and readily-developable
industrial land at appropriate locations where jobs, investment, business growth and economic activity
will be supported.

It is appropriate for Council to initiate local level detailed planning and investigation required to ensure
that appropriate stocks of industrial land are available before supply is constrained. These investigations
are expected to be focused on land adjacent to existing industrial areas at Somerville, Hastings and
Tyabb, including land currently within but on the edge of the Special Use Zone 1 – Port Related Uses
Zone.

Given the comments in the Infrastructure Victoria report on port options, in part indicating the need
to review the extent of the Port Related Uses Zone, it is considered reasonable to expect support
from the State Government in this process. Plan Melbourne 2017 has included large sections of the
Port Related Uses Zone as a State Significant Industrial Precinct, and it is important for the State
Government to more clearly define its expectations and commitment to investment in this area.

Improved Design in Industrial Areas Planning

It is recommended that Council supports and implements initiatives seeking to improve the
environmental sustainability and performance of industrial areas. The use and development of industrial
land must include a strong appreciation of design in relation to functional layouts, built-form and
landscaping both for individual sites and buildings and for wider precincts

CONCLUSION

The Activity Centres Review and Industrial Areas Strategy highlight both the continuation of previous
growth trends and new factors influencing the likely demand for commercial and industrial land in the
Shire.

It is also important to consider these reports as part of integrated planning for the Shire, alongside
the Housing and Settlement Strategy, the Health and Wellbeing Plan, the Economic Development
Strategy and the review of the Green Wedge Management Plan, to name a few of Council’s higher
level strategic plans. All of these aim to ensure the current and future community of Mornington
Peninsula has good access to services, facilities, employment and other life chances, while maintaining
the particular values and character of the peninsula, and of each local area. This in turn provides a
framework for some of the policy choices, for example to emphasise the consolidation and
strengthening of existing centres rather than the establishment of new out of centre development.

The Activity Centre Review and Industrial Areas Strategy will also provide important resources in the
2018 review of the Shire’s planning scheme, and it is considered that exhibition of the draft reports
for public comment will assist this process. It is therefore recommended that the draft reports be
placed on exhibition for a period of (at least) four weeks.
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RECOMMENDATION

That the Draft Mornington Peninsula Activity Centres Strategy Review and Industrial Areas Strategy,
generally as shown in Attachments 1 and 2, be placed on public exhibition for a period of four weeks.

COMMITTEE DECISION

Moved: Cr. Colomb
Seconded: Cr. Brooks

That the recommendation be adopted.

Carried

VIEW ATTACHMENT 1

VIEW ATTACHMENT 2
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3 PLANNING SCHEME AMENDMENT REPORTS

Nil.
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4 STATUTORY PLANNING REPORTS

4.1 141-151 Ocean Beach Road, Sorrento

David Bergin, Executive Manager –
Planning Services

Prepared By

Acting Chief Operating OfficerAuthorised By

A7481390Document ID

YES (4 public and 1 confidential)Attachment(s)

P17/0461Application No.

Development of a three storey mixed use building comprising two
retail premises, 14 apartments, basement car parking, demolition
of a building in a heritage overlay, carparking and loading bay
variations and associated works.

Proposal

157A8Melway Reference

Commercial 1 ZoneZoning

Ratio ConsultantsApplicant

23 March 2017Date Received

PURPOSE

The purpose of this report is to provide an assessment of the planning application received for the
proposed development of the land for a three storey mixed use building with basement car park
located at 141–147 Ocean Beach Road, Sorrento.

The development of a three storey mixed use building comprising two
retail premises, 14 apartments, basement car parking, demolition of a
building in a heritage overlay, carparking and loading bay variations and
associated works, in accordance with the submitted plans.

Proposal

Commercial 1 Zone (C1Z)Zoning and Overlays

Design and Development Overlay Schedule 28 (DDO28)

Heritage Overlay Schedule 1 (HO1)

Commercial 1 Zone (C1Z)Permit Triggers

Design and Development Overlay Schedule 28 (DDO28)

Heritage Overlay Schedule 1 (HO1)
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Clause 52.06 – Car parking

Clause 52.07 – Loading and unloading of vehicles

YesAdvertising

Six objections received to dateSubmissions

A Planning Application Conference was not held.Consultation

Non compliance with the DDO.Key Issues

Demolition of the Heritage Building.

That the application be refused.Recommendation

BACKGROUND

Previous Permits

P03/2020 Juice kiosk and associated signage;

P09/1033 Development of an outbuilding;

P14/0907 Development of a shipping container (to be used as storage ancillary to the homewares
store) and associated works in accordance with the endorsed plans; and

P14/1001 Development of a shipping container (to be used as storage ancillary to the gallery)
in accordance with the endorsed plans.

Existing Conditions

The site, being Lot 1 on TP 110856L formally known as 141-147 Ocean Beach Road, Sorrento, is
located within the Sorrento Activity Centre on the southern side of Ocean Beach Road, Sorrento.

The site has a total area of 992 square metres, a frontage of 17.69 metres to Ocean Beach Road
and currently contains a single storey weatherboard building, with three sheds/containers located to
the rear of the land. Refer to Attachment 1 for aerial photo and locality plan.

The topography of the land falls towards the centre of the site by approximately 1 metre, and then
rises again towards the rear by approximately 1 metre.

Vehicle access exists from Ocean Beach Road is at grade and is adjacent to the eastern boundary
of the land.

The land is not encumbered by any easements.
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Surrounding Land

The surrounding land to the north, east and west is located within the Commercial 1 Zone and generally
comprises of a mixture of uses, primarily retail/shops and food and drink premises. This area along
Ocean Beach Road is also within an existing Heritage Overlay.

The land to the south is located in the General Residential Zone and generally comprises of single
dwellings, associated outbuildings and established landscaping.

The general location of the site and its relationship with adjacent and nearby properties is shown in
the aerial photograph below (2017):

PROPOSAL

Please refer to the following attachments for specific details;

Attachment 1 – Locality Plan and Aerial Photo;
Attachment 2 – Application Plans;
Attachment 3 – Application supporting documentation;
Attachment 4 – Internal referrals; and
Confidential Attachment 5 – Objections.

The proposal involves the development of a three storey mixed use building, with a basement carpark.
A summary of the main features are listed below:
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A total of 18 car parks provided on site within the basement (16 spaces for the dwellings and 2
spaces for the retail floor space);
A total of 14 apartments and two retail tenancies are proposed;
The basement level will also provide storage for each apartment, five bike parking spaces, waste
room, plant room and access to the lift and stairs;
The ground level will include a retail tenancy with a floor area of 144 square metres, four 2
bedroom apartments, pedestrian access to the apartments and ramp down to the basement
level;
The first level will include two 3 bedroom apartments fronting Ocean Beach Road and four 2
bedroom apartments (total of six apartments on this level); and
The upper most level will include two 1 bedroom apartments, two 2 bedroom apartments (total
of four apartments on this level) and communal open roof deck space of 97 square metres.

The front elevation to Ocean Beach Road will consist of a variety of materials including metal cladding,
travertine panels, glass and timber slats. The height to the top of the parapet at the front is 7.2 metres
high.

The front part of the building has proposed zero side setbacks for a length of 18 metres at the longest
part along the western boundary. The building then beyond the front section is setback 3 metres from
both side boundaries and 4 metres to the rear boundary at ground level.

The maximum height of the building is 10.8 metres to the top of the lift overrun. The majority of the
building appears to be a maximum height of 10.1 metres.

A Waste Management Plan has been submitted with the application (prepared by Northern
Environmental Design, dated 17 March 2017, File 201G) which confirms that a private contractor
shall provide waste collection services for the development.

NOTIFICATION AND CONSULTATION

Notification

Notice was given pursuant to Section 52 of the Planning and Environment Act 1987 (The Act) by:

Letter to owners and occupiers of land in the surrounding area; and
A sign displayed on the Ocean Beach Road frontage of the site.

Submissions

A total of six objections have been received, a copy of which is provided at confidential Attachment
5. The concerns raised within the submissions are generally summarised as follows:

Lack of car parking provided within the development and no reduction should be allowed for car
parking or loading facilities;
The building is “over powering” and not in keeping with the Heritage precinct;
The traffic report that was provided did not consider the peak period in Sorrento;
The development does not comply with the setbacks required in the Design and Development
Overlay;
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The proposal would represent an overdevelopment of the site and does not respect the coastal
character of Sorrento;
Potential conflict with traffic exiting the basement car park and pedestrians on the footpath;
Insufficient landscaping has been proposed with the development;
Demolition of the building is not sympathetic to the heritage precinct and does not recognise the
significance of this building; and
The design and materials for the proposed building are not sympathetic to the coastal and
heritage setting of Sorrento.

REFERRALS

External Referrals

Nil

Internal Referrals

Urban Design

The application was referred to Council’s Urban Design Planner who has raised some concerns with
the proposal, however overall has provided support for the proposed design. Detailed comments as
provided by Council’s Urban Design Planner have been provided at Attachment 4A.

Heritage

The application was referred to Council’s Heritage consultant who has made recommendations to
certain elements of the development, however overall has not supported the proposal in its current
form. Detailed comments as provided by Council’s Heritage Planner have been provided atAttachment
4B.

Engineering

The application was referred to Council’s Development Engineer who has provided support for the
proposal, subject to conditions. A copy of the referral response from Council’s Development Engineer
is provided at Attachment 4C.

PLANNING SCHEME PROVISIONS

The following table lists the key applicable policies:

State Planning Policy Framework

Clause 11.05-2: Distinctive areas of state significance

Clause 15: Built Environment and Heritage

Clause 15.02: Sustainable development
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Clause 15.01: Urban environment

Clause 15.03: Heritage

Clause 16.01: Residential development

Clause 17.01: Commercial

Clause 18.02-5: Car parking

Local Planning Policy Framework

Clause 21.02: Profile of the Mornington Peninsula

Clause 21.03: Mornington Peninsula - Regional role and local vision

Clause 21.04: Mornington Peninsula Strategic Framework Plan

Clause 21.06: Strategic Framework and the Peninsula’s Settlement Pattern

Clause 21.07: Guiding Future Township Development

Clause 22.02: Activity Centres

Clause 22.04: Cultural Heritage Places

Clause 22.05: Aboriginal Cultural Heritage

Clause 22.13: Township Environment

Clause 22.17: Sorrento Historic Precinct Policy

Zone

Clause 34.01: Commercial 1 Zone

Overlays

Clause 43.02: Design and Development Overlay Schedule 28 (DDO28)

Clause 43.01: Heritage Overlay Schedule 1 (HO1)

Particular Provisions

Clause 52.06: Car Parking

Clause 52.07: Loading and Unloading of Vehicles

Clause 58: Apartment Developments

Clause 65: Decision Guidelines
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Permit Triggers

Clause 34.01: Commercial 1 Zone (C1Z)

A planning permit is required to construct a building or to construct or carry out works.

Clause 43.02: Design and Development Overlay Schedule 28 (DDO28)

A planning permit is required to construct a building or to construct or carry out works.

Clause 43.01: Heritage Overlay, Schedule 1 (HO1)

A planning permit is required to construct a building or to construct or carry out works; and
A planning permit is required to demolish or remove a building.

Clause 52.06: Car Parking

A planning permit is required to reduce the number of car parking spaces required under Clause
52.06;

Clause 52.07: Loading and Unloading of Vehicles

A planning permit is required to vary the minimum loading bay requirements of Clause 52.07;

Clause 58: Apartment Developments

Provisions in this clause apply to an application to construct or extend an apartment development,
or to construct or extend a dwelling in or forming part of an apartment development, if the
apartment development is in the Commercial 1 Zone.

CONSIDERATION

Although it is recognised the Sorrento town centre has been a recent focus of development along
Ocean Beach Road, the current Design and Development Overlay requires sympathetic design
responses. In this instance the proposed development does not meet the mandatory setback
requirements of the Design and Development Overlay.

Furthermore, the proposal does not meet a number of State and Local Planning Policies that have
been included into theMornington Peninsula Planning Scheme. Specifically, the proposed development
does not respond to Clause 11.05-2 of the State Planning Policy Framework (Distinctive Areas of
State Significance). The fundamental objective is to protect and enhance the valued attributes of the
distinctive area of the Mornington Peninsula. The township of Sorrento is one of the most distinctive
towns on the Mornington Peninsula that warrants a greater level of protection.

This proposal does not enhance or protect that valued character that has been elevated to the State
Planning Policy level. It has also been raised by Council’s Heritage consultant that it has not responded
appropriately and that any future built form should be reflective of the existing built form on the site.

The proposed reduction in car parking and waiver of the loading dock facilities is not supported,
especially during the peak season of summer when on street parking is at a premium in Sorrento.
The ramp down to the car park also does not support the village style of the Sorrento commercial
premises.
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Finally, the overall design of the development fails to meet the needs and respect the values of the
Sorrento local community.

Parking

Formal requirements for car parking are contained in Clause 52.06 (Car Parking). The requirements
of this clause are as follows:

VariationProposedRequiredRate

2 spaces16 spaces to residents2 x 1 bedroom
apartments = 2 spaces

Dwelling

One car space to each
one or two-bedroom
dwelling;

No visitor spaces
provided8 x 2 bedroom

apartments = 8 spaces

Two spaces to each
three or more bedroom
dwelling; and

3 x 3 bedroom
apartments = 6 spaces

2 visitors required to 14
dwellingsOne visitor space to

every five dwellings for
developments of five
dwellings or more.

Total required: 18 spaces

3 spaces2 spaces provided2 tenancies combined
area of 144.31 sqm

Shop

4 spaces to each 100
square metres of
leasable floor area.

Total required: 5 spaces

5 spaces18 spaces23 spacesTotal

OFFICER DIRECT OR INDIRECT INTEREST

No person involved in the preparation of this report has a direct or indirect interest requiring disclosure.

CONCLUSION

The proposed development does not comply with the mandatory sight lines and setbacks of the
Design and Development Overlay, fails to respond sympathetically to the heritage context of Ocean
Beach Road and does not provide enough car parking and loading within the development.

Finally, it has not responded satisfactorily to neither the State and Local Planning Policy Frameworks,
especially the relevant objectives and strategies of the Mornington Peninsula Localised Planning
Statement.

On this basis, it is recommended that the application be refused.
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RECOMMENDATION

Part A

That Council, having considered all the matters required under Section 60 of the Planning and
Environment Act 1987, hereby resolves to Refuse to Grant Planning Application P17/0461 in respect
of the land known and described as 141-145 Ocean Beach Road, Sorrento for the development of
a three story mixed use building comprising two retail premises, 14 apartments, basement car parking,
demolition of a building in a heritage overlay, car parking and loading bay variations and associated
works generally in accordance with the submitted plans, based on the following grounds:

The proposed development does not comply with the mandatory height and setback
requirements of the Design and Development Overlay – Schedule 28 (Ocean Beach Road
Commercial Precinct).

1.

The proposed development will adversely affect the significance of the Sorrento heritage
precinct and does not meet the relevant strategies of Clause 15.03-1 of the State Planning
Policy Framework.

2.

The proposed development does not meet the relevant objectives and strategies of the
Mornington Peninsula Localised Planning Statement, which is Clause 11.05-2 of the State
Planning Policy Framework.

3.

The proposed development fails to contribute to the character of Sorrento and does not meet
the relevant objectives of Clause 21.07 (Guiding Future Township Development), Clause
22.02 (Activity Centres) and Clause 22.17 (Sorrento Historic Precinct Policy).

4.

The lack of adequate car parking and loading facilities within the proposed development.5.

Part B

That the Committee resolves that Attachment 5 to this report be retained as a confidential item
pursuant to Section 77(2)(a) and (b) of the Local Government Act 1989 and be placed in a separate
minute book for confidential items.

Suspension of Standing Orders

Moved: Cr. Fraser
Seconded Cr. Roper

That Standing Orders be suspended at 7:35 p.m.

Carried

Deputations

Mr. Frank Hindley (Nepean Historical Society Inc.), Submitter
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Extension to Speaking Time

Moved: Cr. Roper
Seconded Cr. Fraser

That a two minute extension to the speaking time be granted to Mr. Frank Hindley, Submitter,
in relation to the above matter.

Carried

Mr. Barend Frielich (Nepean Conservation Group), Submitter

Resumption of Standing Orders

Moved: Cr. Payne
Seconded Cr. Fraser

That Standing Orders be resumed at 7:47 p.m.

Carried

COMMITTEE DECISION

Moved: Cr. Fraser
Seconded: Cr. Payne

That the recommendation be adopted.

Carried

VIEW ATTACHMENT 1

VIEW ATTACHMENT 2

VIEW ATTACHMENT 3

VIEW ATTACHMENT 4A

VIEW ATTACHMENT 4B

VIEW ATTACHMENT 4C

ATTACHMENT 5 – CONFIDENTIAL
This attachment contains personal submitter details and is therefore not available for public viewing
here. Copies of the submissions may be viewed at the Mornington Office upon request by contacting
the report writer (see Section 57(5) of the Planning and Environment Act 1987).
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5 URGENT BUSINESS

Under Council's Meeting Procedure and Common Seal Local Law, no business may be admitted as
urgent business unless it:

1. Relates to a matter which has arisen since distribution of the Agenda.
2. Cannot because of its urgency, be reasonably listed in the Agenda of the next Planning Services

Committee Meeting.
3. Councillors by a majority vote, vote in favour of a matter being dealt with as urgent business.

Nil.
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6 CONFIDENTIAL ITEMS

Nil.
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7 MEETING CLOSE

As there was no further business, the meeting closed at 7:47 p.m.

CONFIRMED THIS 16TH DAY OF OCTOBER 2017

…………………………………………………….
CR. ANTONELLA CELI, CHAIRPERSON - PLANNING SERVICES COMMITTEE
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