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1 PROCEDURAL MATTERS 

Meeting opened at 7.01pm 

Appointed Chairperson – Deputy Mayor, Cr Kate Roper 

Present  

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

 

1.1 Apologies  

Cr Bev Colomb 
Cr Frank Martin 
Cr Julie Morris 
 
 

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 previous Planning Services Committee held on 14 October 2019, be 
confirmed. 
 
COMMITTEE DECISION 
 
Moved: Cr Payne 
Seconded: Cr. Brooks 

That the recommendation be adopted. 
Carried
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2 STRATEGIC PLANNING REPORTS 

2.1 Submission on the Draft Metropolitan Open Space Strategy 
 

Prepared By Martin Chin, Senior Strategic Projects Planner  

Authorised By Director - Planning and Building  

Document ID A9356991 

Attachment(s) 1. Submission on the draft Metropolitan Open Space 
Strategy   

2. Draft Metropolitan Open Space Strategy   
3. Mornington Peninsula Bay Trail - Market & Economic 

Assessment Report, August 2019    

 
PURPOSE 

The Department of Environment, Land, Water and Planning (DELWP) is seeking Council 
feedback on its draft Metropolitan Open Space Strategy, September 2019 (the Strategy) 
(Attachment 2). Mornington Peninsula Shire (the Shire) officers have reviewed the draft 
Strategy and provided feedback on its content. This report recommends that Council 
endorses the feedback as shown in Attachment 1 for submission on the draft Strategy prior 
to the closing date on Friday, 22 November 2019. 

BACKGROUND 

Recognising open space as critical green infrastructure with multidimensional benefits to the 
community is part of a key direction in Plan Melbourne 2019-2050 that seeks to deliver the 
outcome that ‘Melbourne is a sustainable and resilient city’. Specifically, Policy 6.4.2 under 
Direction 6.4 (Make Melbourne cooler and greener) seeks to strengthen the integrated 
metropolitan open space network. 

The Policy seeks to achieve this through ‘better planning, design and use of new and existing 
public open space’ by ‘developing innovative approaches to access and making use of other 
types of public land, such as waterways, school grounds and utility easements’. The Policy 
also advocates a ‘fair and equitable’ provision of open space ‘with the aim of providing 
access that meets the needs of all members of the community, regardless of age, gender, 
ability or a person’s location.’ 

To ensure ‘Melbourne’s growing population is provided with, and has access to, quality open 
space’, the Policy states that a ‘new metropolitan open space strategy will be developed’. It is 
in this context that the draft Strategy has been prepared. The Strategy constitutes the first of 
two stages of work with the second stage anticipated to occur over the period 2020-2023. 
The first stage, i.e. the drafting of the Strategy, includes: 

 A refreshed approach focusing on a more connected, immersive and shared use 
network; 

 The strategic framework including a vision, goals, directions and principles; 

 Identifying short-term priorities, including a $154 million investment into open space 
projects by the Victorian State Government to protect, optimise and grow the network; 

 Mid-to-long-term actions that will support the longer-term sustainability of the network; 
and  
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 Governance arrangements for oversighting delivery of the short-term investment 
priorities to maximise the public value unlocked from public open space. 

The second stage of work will: 

 Deliver the short-term investment priorities; and 

 Complete planning and commence implementation of the mid-to-long-term actions 
required to ensure a clear line of sight between the strategic framework and delivery. 
This will include mapping future investment priorities and opportunities until 2050. 

The discussion below provides an overview of the draft Strategy. A summary of the key 
issues and feedback is contained in the issues section. 

DISCUSSION 

Introduction 

The draft Strategy includes an executive summary and begins with an introduction that 
explains the three main drivers underpinning its preparation: 

 Melbourne’s projected population growth;  

 The potential impacts of climate change; and  

 Impacts of other environmental, social and economic trends.  

It then articulates the purpose and scope of the Strategy and provides a definition of open 
space with examples of land that can be considered for open space use. Also included in the 
introduction is a vignette that highlights the benefits of open space followed by a brief 
discussion of how the strategy has been developed. 

The key highlights of this section are: 

 The draft Strategy envisions that ‘open space contributes to every Melburnian enjoying 
the best liveability in the world’ and relies on the liveability definition provided by the 
Victorian Public Health and Wellbeing Plan 2015-2019, which is ‘the degree to which 
communities are safe, attractive, environmentally stable and socially cohesive and 
inclusive’; 

 The draft Strategy is also guided by Plan Melbourne’s ‘20-minute neighbourhood’ 
principle; 

 Only publicly-owned land is included in the draft Strategy’s definition of open space; 

 The draft Strategy develops on previous work completed by the Victorian Planning 
Authority (VPA), local and international research and case studies, current Victorian 
government strategies and targeted engagement feedback; and 

 The intention of the Strategy is to guide all land managers in the planning and delivery 
of the integrated metropolitan network and the next phase of investment and reform 
needed to sustain Melbourne’s open space. 
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A Refreshed Approach for Melbourne 

This section provides the setting for why a refreshed approach to managing the open space 
network in Melbourne is warranted and outlines the strategic framework that will be used to 
develop the network. The key highlights are: 

 The network needs to address two key challenges:  

o The need to create a cooler and greener city; and  

o To ensure more equitable provision and access to quality open space for all 
Melburnians as the city grows. 

 To meet these challenges, the network needs to be better connected at a landscape 
scale, reinforced by a more immersive local network, and designed for shared-use by 
all Melburnians; 

 The refreshed approach focuses on three key directions: 

o Protect the existing open space network through adaptation strategies, better 
maintenance and strong regulation; 

o Optimise the network through a raft of measures and fully integrate it into urban 
precinct planning; and  

o Grow the network by identifying new spaces that improve radial and cross 
connectivity and securing access to an integrated network of open space for 
future generations. 

 The network will be supported and sustained through a list of short-term investment 
priorities totalling around $154 million the required funds are ‘already-secured’; 

 To support and sustain the network in the long-term, a review, alignment and 
integration of the following areas will be undertaken to ensure a clear line of sight from 
strategic intent to delivery:  

o Funding models;  

o Information and research;  

o Communications and engagement;  

o Legislation, standards and guidelines;  

o Monitoring and evaluation; and  

o Governance. 

 The vision of the Strategic Framework Plan is that ‘Every Melburnian enjoys the best 
liveability in the world’; 

 The Strategic Framework Plan includes four goals that would help achieve the vision. 
These goals are centred on:  

o Improved health and wellbeing;  
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o Healthy biodiversity;  

o Enhanced climate change resilience; and  

o Maximised economic and social benefits. 

 The Plan also provides five principles that will guide how public open space land 
managers consider the detailed design and partnerships necessary to deliver best 
public value from each open space investment project. These principles are centred 
on:  

o Innovation and creativity;  

o Fairness and equity;  

o Community at the centre of what we do;  

o Resilience and sustainability; and  

o Working together to deliver best public value. 

Short-term Investment Priorities (2020-2023) 

This section provides the list of short-term investment priorities which the State Government 
has committed more than $154 million towards improving open space access across the city. 
These commitments, many of which will be delivered by 2023, add to current projects and 
will complement and build on the considerable work of other land managers. The projects 
focus on delivering local and regional community benefits, as well as acquiring and 
developing larger scale parklands to bring Melbourne closer to achieving the Strategy’s 
vision. 

There is only one priority that relates to the Shire, the linkages relating to the ‘Frankston to 
Mornington Parklands’. Other areas that have been grouped together in this priority are 
Cardinia Creek, Jacksons Creek, Quarry Hills and Upper Merri. This priority is expected to 
optimise and grow the open space network. The agencies identified to lead this priority are 
DELWP and Melbourne Water. 

Long-term Actions 

This section provides an indicative list of the actions that need to be undertaken to ensure 
Melbourne’s open space network is both resilient and sustainable in the long term. These 
actions will be scoped and progressed from 2020-2023. Some will require ongoing review 
and monitoring. DELWP will work with a range of partners and stakeholders as the projects 
are developed. The actions will culminate in the development and publication of an 
investment plan that identifies the medium-to-long-term priorities for on-ground investment 
works to protect, optimise and grow the network. 

Next Steps 

This final section outlines the next steps relating to governance and reporting. A Suburban 
Parks Program Project Control Board (SPP PCB) has been established with membership 
from DELWP, local governments, Melbourne Water, Parks Victoria, VPS, Department of 
Health and Human Services, VicRoads, VicTrack and the Department of Education and 
Training. 
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The role of the SPP PCB is to: 

 Provide strategic direction and guidance to the preparation of the final Strategy; 

 Provide strategic direction and guidance to the delivery of the short-term investment 
priorities; 

 Provide cross-government alignment and integration of the program into urban 
planning and design to share benefits across other government projects; and 

 Share expertise to maximise benefits from the investment and manage risks. 

The board will also provide guidance to the scoping and early planning for the mid-to-long-
term enabling actions which will commence immediately after approval of the final Strategy. 
An ongoing governance model for sustaining the benefits of this integrated approach and 
advocacy for open space as an essential part of Melbourne’s liveability will be explored as 
part of the next steps. 

The section concludes with case studies that showcase three separate open space projects 
that are expected to achieve significant benefits for the community once completed. 

ISSUES 

A review of the draft Strategy has identified nine key issues. Detailed feedback on these 
issues are contained in the attached Submission on the draft Metropolitan Open Space 
Strategy with one or more recommendations for each issue. A brief summary of the feedback 
is provided below. 

1. Name of the Strategy  

Whilst the document is referred to as the Metropolitan Open Space Strategy in all 
correspondence, the title of the document as currently drafted is the Melbourne Open Space 
Strategy.  It is considered it should be renamed to the Metropolitan Open Space Strategy to 
reflect its metropolitan coverage.  

2. Urban Versus Green Wedge Areas 

The draft Strategy appears to focus predominantly on open space within urban areas. While 
these are important, the green wedge also contains large quantities of open space that are 
important to the community. This issue is particularly relevant for the Shire considering that 
70% of the municipality is within the green wedge. The Shire’s green wedge is also home to 
many struggling golf courses that could potentially cease operations and would need to be 
repurposed. It would be beneficial that these golf courses be converted into open space for 
recreational purposes rather than residential development. 

3. Background and Stakeholder Engagement Reports 

The draft Strategy makes references to past analyses and stakeholder engagements that 
had been undertaken prior to the Strategy’s drafting. These background and stakeholder 
engagement reports should be available for Council inspection to provide a better 
understanding of how the Strategy had been formulated. 

4. Private Open Space and Planning Practice Note 70: Open Space Strategies 

The draft Strategy appears to apply exclusively to public open space. This is at odds with 
Planning Practice Note 70 (PPN70): Open Space Strategies which advises Council to 
include private open space when assessing the mix of open space assets within the 
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municipality. While not all private open space is suitable, there are some that would be 
suitable for inclusion in an open space strategy. They include major sports and recreational 
fields of private schools, private hospitals and golf courses, significant wetlands with parts 
that are located on private land (e.g. Tootgarook Wetland), private car parks, outdoor areas 
of shopping centres and private vacant land. These spaces may be used on a short-term 
basis to support various activities such as farmers’ markets and community events under 
appropriate funding models. All possible avenues and innovative approaches to ensure the 
availability of suitable open space need to be explored considering that the population of 
metropolitan Melbourne is expected to increase rather substantially. 

Clarification on how the finalised Strategy will interact with DELWP’s PPN70 would also be 
welcomed. 

5. Vision 

The proposed vision ‘Every Melburnian enjoys the best liveability in the world’ is highly 
problematic and poorly articulated. 

Firstly, the liveability definition relied upon in the draft Strategy focuses on the outcomes of 
liveability rather than the components that are essential to achieving it. Secondly, access to a 
quality open space network per se is not sufficient to achieve liveability – other essential 
components would include accessibility to jobs, community services (e.g. education and 
healthcare) and public transport. 

6. Frankston to Mornington Parklands 

This short-term investment priority is related to the Frankston Greenbelt project. As part of 
the objectives of this project, Shire officers have completed scoping works, cultural heritage 
assessments and flora and fauna assessments and received in-principle support from 
stakeholders to be ‘shovel ready’ for the Moorooduc-Mornington Trail. This Trail is part of the 
greater Mornington Peninsula Bay Trail and identified as a top priority among other required 
trails to complete the entire Bay Trail (Attachment 3). It is recommended that the rollout of 
this project is fast-tracked so that the $4.5 million funding can be brought forward to achieve 
its objectives. 

7. Inadequate Investment Priorities for the Mornington Peninsula 

The draft Strategy only contains one investment priority that relates to the Shire. In addition, 
the priority only covers up to Mornington and thereby excludes a very large part of the 
Peninsula. The draft Strategy thus fails to meet its second principle which seeks to ensure 
that ‘access to high-quality and diverse types of open space will be fair and equitable’. It also 
fails to meet the first goal of ‘Improved health and wellbeing’ which seeks to provide 
‘Equitable access to high-quality, safe, connected and diverse open space across 
Melbourne’. 

To address this shortcoming, it is recommended that the completion of the entire Mornington 
Peninsula Bay Trail by removing the remaining linkages identified in the Mornington 
Peninsula Bay Trail – Market and Economic Assessment Report, August 2019 (Attachment 
3) be included in the mid-to-long-term investment plan.  In addition, the Shire wide sporting 
precinct identified as being needed in Council’s Sports Capacity Plan – Volume 1 should be 
included as a high investment priority in the Strategy recognising the critical role sports plays 
in liveability.  
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8. Funding Models 

The funding models outlined in the draft Strategy are agreeable and supportable. 
Nonetheless, the discussion should also include suitable private open space and exploration 
of funding models that create the right incentives to motivate private landowners who have 
large quantities of open space that possess significant environmental values to grant 
restricted public access to these areas. Doing so will increase the net community benefit 
rather than limit the enjoyment of these areas to the private landowner. The use of Trust for 
Nature covenants as instruments to protect and conserve significant natural environments 
should also be explored and included in the discussion. 

9. Information and Research 

The information and research initiatives outlined in the draft Strategy are agreeable and 
supportable. Nonetheless, the mapping of existing open space should also include suitable 
private open space. This would include the Shire’s numerous private golf courses, major 
sports and recreational fields of private schools, and significant waterbodies such as 
Tootgarook Wetland. 

10. Legislation, Standards and Guidelines 

Service Utility Land 

The draft Strategy’s initiative to optimise service utility land as open space through regulatory 
change should be commended. A Shire example that illustrates this issue is the proposal to 
rezone a Melbourne Water property from the Industrial Zone 3 to the Public Conservation 
and Resources Zone (PCRZ) as part of a planning scheme amendment to provide greater 
protection of Tootgarook Wetland. While the site has open space, recreational and 
environmental values, Melbourne Water does not specifically manage the land for these 
purposes and prefers the Public Use Zone 1 (PUZ1) as the alternative zoning. While there is 
no major issue with the PUZ1 alternative, the PCRZ is ultimately a better zoning as far as 
recognising, protecting, maintaining and enhancing the recreational and environmental 
values intrinsic to the site is concerned. 

Open Space Planning and Design Standards and Guidelines 

The draft Strategy’s initiative to review open space planning and design standards and 
guidelines to achieve industry best practice is welcomed. Nonetheless, the standards and 
guidelines should be extended further to include significant wetlands that fall on private land, 
bearing in mind their important role in managing the potential impacts of climate change as 
well as the multi-dimensional benefits of the ecosystem services which they provide. 

International Conventions or Agreements and Commonwealth Legislation 

The draft Strategy’s initiative to review and update open space-related legislation, standards 
and guidelines should also be undertaken in relation to the intent and outcomes of relevant 
international conventions or agreements and Commonwealth legislation. Many of the latter 
are of significant relevance to the protection of wetland flora and fauna. 

Subdivision Act 1988 

The draft Strategy’s initiative to review and update open space-related legislation should also 
cover section 18(1) of the Subdivision Act 1988 to assess its effectiveness in protecting and 
providing sufficient open space to date and into the future. The review should, at least, 
address the following issues: 

 Whether the 5% requirement for open space contributions needs to be increased; and 
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 Whether it is still feasible for open space contributions to be made in cash either 
partially or wholly. 

While cash contributions in lieu of land area may achieve a better outcome under certain 
circumstances, there is concern that the provision is being overused and abused to the 
detriment of future generations. This is because cash contributions are nominal and subject 
to inflation – its purchasing power will keep decreasing while the value of the potential open 
space foregone becomes more valuable. 

OFFICER DIRECT OR INDIRECT INTEREST 

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

CONCLUSION 

A draft Metropolitan Open Space Strategy has been prepared and released by DELWP for 
Council feedback. While it addresses many aspects that are relevant to the preparation of an 
open space strategy, there are still instances where the draft Strategy could be further 
improved and revised to increase its relevance to all of metropolitan Melbourne, including the 
Shire. Specific feedback on the areas where improvements can be made are provided in the 
attached Submission on the draft Strategy. 
 
RECOMMENDATION 

That the Committee endorses the Submission on the draft Metropolitan Open Space 
Strategy as shown in Attachment 1 as feedback on the draft Strategy. 

COMMITTEE DECISION 
 
Moved: Cr Celi 
Seconded: Cr Clark 

That the recommendation be adopted. 
Carried Unanimously
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2.2 Submission to Better Regulation Victoria on the Planning and Building 
Approvals Process Review – Discussion Paper 

 Prepared By Krystal Blizzard, Team Leader – Planning Services  

Authorised By Director – Planning and Building  

Document ID A9377301 

Attachment(s) 1. Discussion Paper – Planning and Building Process 
Review (Better Regulation Victoria)   

2. Mornington Peninsula Shire Council Submission to 
Better Regulation Victoria on Planning and Building 
Process Review    

 
PURPOSE 

The purpose of this report is to seek the Planning Services Committee’s endorsement of the 
attached Mornington Peninsula Shire Council Submission to Better Regulation Victoria on 
Planning and Building Process Review (Attachment 2) to the Planning and Building 
Approvals Process Review Discussion Paper by Better Regulation Victoria (Discussion 
Paper) (Attachment 1) in response to the review of the Planning and Building Approvals 
Process.  

BACKGROUND 

During 2019, a review of the Planning and Building Approval Process was undertaken by the 
Red Tape Commissioner, Anna Cronin at the direction of the Treasurer, the Honourable Tim 
Pallas MP, and the Minister for Planning, the Honourable Richard Wynne MP.  

The Discussion Paper sets out a four-stage framework for understanding the nature of both 
the Planning and Building approval processes and highlights the way in which unnecessary 
delays and costs can impose substantial constraints on the construction sector and notes the 
impact such delays and costs have on both the supply of land, and housing affordability in 
Victoria. 

The review focuses on measures to eliminate unnecessary delays, whilst improving the 
necessary scrutiny that planning and building applications require in order to ensure quality 
outcomes. 

The review examines the root causes as to why planning and building approvals have 
become so complex and time consuming, and, (in many cases) less effective than they 
should be. The Discussion Paper identifies 27 points in the approvals chain where specific 
short and medium-term improvements can be made and makes 102 recommendations for 
proposed improvements.    

Submissions to the suggestions/recommendations are sought by Friday, 15 November 2019, 
however given the limited timeframe that has been provided for submissions to be made, 
Shire officers have requested additional time for the Committee to lodge its response, to 
allow the submission to be considered at this Planning Services Committee Meeting, and 
provide a response on Tuesday, 19 November.  

THE PROPOSED IMPROVEMENTS 

The following is an outline of the key issues identified within the discussion paper and the 
suggested improvements: 
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Strategic Phase 

Issues 

 Planning scheme amendments take too long; 

 No timelines for the Department of Environment, Land, Water and Planning (DELWP) 
‘further review’ of planning scheme amendments; 

 Delays before councils sending planning scheme amendments to Planning Panels 
Victoria (PPV); 

 Councils have 28 days to release Panel report; and 

 Planning scheme amendments abandoned or not exhibited without reasons being 
given. 

Proposed Improvements 

 DEWLP to provide councils a final response within 30 days; 

 A timeline be applied; 

 PPV reports be released within seven days; and 

 Councils to make a formal decision on planning scheme amendments and public 
reasons for abandonment.  

Statutory Phase 

Issues 

 Incomplete applications result in a lot of rework; 

 Time consuming processes, lack of resources at councils, low prioritisation by referral 
authorities; 

 Outdated notifications/advertising methods; 

 Timelines may not recognise complexity; 

 Decisions can be delayed in council processes; 

 Permit holders can get caught up with meeting conditions, causing delays and 
unnecessary costs; and 

 Minor amendments are treated as new applications. 

Proposed improvements 

 Guidance on pre-application processes; 

 Standardising information requirements to reduce requests for further information; 

 Online processing; 
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 Concierge approach (Better Approvals); 

 Concurrent assessment by referrals where possible; 

 VicSmart Plus for low risk applications; 

 ‘Pause’ not stop the statutory clock; 

 Standardise low risk referrals; 

 Use social media for notification and pictures for significant developments; 

 Consider a longer time before ‘failure to determine’ (90 or 120 days?); and 

 Develop guidance for delegation structure for Council consideration.  

Building Phase 

Issues 

 Shortage of building surveyors leading to delays and quality compromises; 

 Delays in receiving the information needed for a building permit; 

 Costly to receive accurate information about construction materials; 

 Building permits required for low risk work are congesting the system; 

 Unauthorised building consultant can provide conflicting advice to surveyor and 
builders; 

 Fragmented accountability for enforcement of building standards; and 

 Potential conflict of interest.  

Proposed Improvements 

 Increase incentives for people to study building surveying; 

 Bridging pathways for builders; 

 New class of building surveyors for low risk work; 

 Central database for storage and retrieval of building records; 

 Electronic submission by surveyors; 

 Councils can access all permits in their area; 

 Exempt decks, mobility access ramps and sheds from building permits; 

 Consumer Affairs Victoria to run a campaign about using registered practitioners; 

 State Building Surveyor to report on the operation of the building permit system; and 
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 Building Act will consider options to improve enforcement and address potential 
conflicts.  

DISCUSSION 

The key improvement themes centre around: 

 Eliminating unnecessary steps; 

 Being clearer about information required; 

 Making better informed decisions; 

 Early engagement and concurrent process; 

 Making decision makers more responsive; and, 

 Using technology to speed up processes.  

The following text summarises the submission at Attachment 2 in response to the discussion 
paper: 

Strategic Phase 

Whilst measures to simplify planning schemes are generally supported, over-simplification 
can risk compromising the performance-based nature of Victoria’s planning system, which is 
designed to produce well-considered planning outcomes based on the exercise of discretion. 

Similarly, consolidation of planning scheme requirements, principles and rules that serve 
similar purposes may reduce transparency and compromise local planning outcomes. The 
perceived inconvenience of multiple controls could be addressed more appropriately through 
best practice drafting and the application of policies and provisions. 

Imposed time limits for State Government to respond to amendment authorisation requests is 
supported, however any measures to further constrain the ability of local government to 
provide a considered response to amendments are strongly opposed. Expediency in process 
should not compromise transparency, particularly when complex planning issues are 
involved. To this end, ‘Ministerial Direction 15: The Planning Scheme Amendment Process’ 
already provides a sufficient framework and should not be amended.  

Planning for sites of strategic importance ought to be timely and well-coordinated with 
delivery of the major infrastructure required to underpin development, while ensuring sound 
planning principles are applied. Clear criteria must be established for the selection of such 
sites to ensure the process is not purely developer-led and local Government and 
communities have certainty and are delivered a net benefit. The Victorian Planning Authority 
(VPA) should be the advisor and facilitator of the process, with a clear and meaningful 
program of council and community engagement with local government to retain decision-
making rights.  

Many delays in the planning system are arguably due to the lack of regard given to local 
policies by the Victorian Civil and Administrative Tribunal (VCAT), which encourages 
proponents to ‘test the boundaries’. This is particularly disappointing where Councils invest 
significant time and rate payer’s money in strategic policy development and gain State 
Government support (often following consideration by a Panel), only to see policy be given 
limited weight in VCAT consideration. 
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Statutory Phase 

The bulk of the proposed changes are considered positive outcomes for the Mornington 
Peninsula Shire (the Shire). The development of Planning Practice Notes (PPN) and further 
guidance to applicants with respect to the Planning Process is a positive initiative.  

It is suggested that the proposed improvements include the review of current PPNs, which 
are outdated and do not necessarily offer clarity to applicants or planners.  

Several suggested improvements seek to encourage customer engagement throughout the 
process and increase in reporting, to assist with identifying further areas of improvement 
within the system. Providing users with regular updates throughout the process is supported 
by the Shire, and forms part of our Planning Services’ on-going commitment to customer 
service. Additionally, further reporting on processes such as Secondary Consent, Condition 1 
Plans and the like would provide for a more well-rounded understanding of the timeframes of 
such processes across each council.  

Additional professional training, standardised forms and improvements to the content and 
readability of advertising/notice documentation are all commendable initiatives to assist with 
a system that has become increasingly complex.  

A significant focus of the Discussion Paper is around pre-application services. It is noted in 
the submission (Attachment 2) that Council’s Planning Services team already offers a 
dedicated pre-application service, and where required, Senior officers (and/or other relevant 
officers such as engineers, traffic and the like) already attend pre-application meetings for 
larger, more complex proposals.  In addition to this service, Council always has one planner 
on ‘Counter Duty’ every day of the week. 

A number of the proposed improvements seek to encourage early engagement with referral 
authorities, with the suggestion that the VPA provide continuous improvement assistance. 
This is supported by the Shire as referrals being engaged early in the design process would 
assist in improving any issues which would result in major design changes.  

One of the proposed improvements suggests an on-line tracking system and it is noted in the 
submission that the Shire already offers such a service, however support is offered for effort 
being made to provide for greater compatibility across all councils in this space.  

The submission notes concern with the types of applications eligible for VicSmart Plus and 
the relaxing of ResCode standards. Without planning considerations, buildings could 
significantly change the backyard realm, neighbourhood/landscape character and many 
other important character qualities, particularly for sites that are sloping and have 
topographical challenges (as is common within our Municipality).  

The submission notes support for a longer statutory timeframe (120 days) for complex 
applications, since the 60-day statutory timeframe has been a long-standing timeframe that 
has not had account for the ever-increasing complexity of the planning system.  

The Discussion Paper states that Planning officers sometimes impose conditions which 
duplicate requirements of other legislation, however also notes that the burden of the full 
range of approvals required for development should be the planner’s responsibility to 
communicate to applicants.  

Whilst Shire officers are always willing to assist applicants in relaying information from 
internal and external referrals, the constant ‘loading up’ of other areas into the planning 
permit process as the means of delivering the message can actually cause further delays to 
the assessment of the planning issues, and see the planner play the role of mediator 
between varying authorities and the applicant. This inevitably leads to the planning 
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application being held up by other processes and issues (outside of the planning process) in 
favour of a more holistic response to the development process. 

Overall, changes to allow for a more efficient planning process are supported however, the 
Shire notes that the impost of resources needs to be further explored (given the Mornington 
Peninsula receives the highest volume of applications across the State). Additionally, further 
information and clarity is required surrounding streamlining of certain applications (VicSmart 
Plus) and their potential to undermine current planning policies.  

Building Phase 

All of the proposed improvements suggested are supported and are long overdue. However, 
whilst some of the proposed exemptions present no issue from a Building Regulatory 
perspective, there may be unintended consequences on Planning Regulations. 

OFFICER DIRECT OR INDIRECT INTEREST 

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

CONCLUSION 

The Shire largely supports the recommended improvements to the Planning and Building 
Approvals Process, particularly in providing efficiencies in the processing of planning and 
building applications, providing clarity to customers and eliminating administrative delays.  

Additional professional training, standardised forms and technology improvements are all 
excellent initiatives to assist with a system that has become increasingly complex.  

However, as identified within the submission, there are some proposed improvements that 
would potentially drain Councils current resources and may ultimately lead to poor planning 
outcomes, which may weaken the current controls of the Mornington Peninsula Planning 
Scheme, similarly over-simplification of the Planning Scheme risks compromising the 
performance-based nature of Victoria’s Planning System which is designed to produce well-
considered planning outcomes based on the exercise of discretion.  

RECOMMENDATION 

That the Planning Services Committee endorses the Mornington Peninsula Shire Council’s 
Submission to Better Regulation Victoria on Planning and Building Approvals Process 
Review in response to the Discussion Paper – Planning and Building Process Review (Better 
Regulation Victoria) (Attachment 1) contained in Attachment 2 to this report. 

COMMITTEE DECISION 
 
Moved: Cr Brooks 
Seconded: Cr Hearn 

That the recommendation be adopted. 
Carried Unanimously
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3 PLANNING SCHEME AMENDMENT REPORTS  

Nil. 
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4 STATUTORY PLANNING REPORTS 

4.1 Planning Permit Application P18/2598 – Moonah Links – Stage 1 Hotel 
Accommodation Units 

 Prepared By Ross Fullerton, Team Leader – Planning Services  

Authorised By Director – Planning and Building  

Document ID A9090478 

Attachment(s) 1. Locality Plan   
2. Aerial Photo   
3. Moonah Links Comprehensive Development Plan   
4. Moonah Links Design Guidelines   
5. Zoning Map   
6. Group C Buildings   
7. Group D Buildings   
8. Group E Buildings   
9. Site Plans   
10. Photo renders   
11. Schedule of materials and finishes   
12. Landscape Plan   
13. Arboricultural Report   
14. Biodiversity Assessment   
15. Traffic Report   
16. Construction Environmental Management Plan   
17. External Referrals   
18. Internal Referrals   
19. Planning Scheme Ordinance    

 Application No. P18/2598 

 Proposal Building and Works to construct 70 Hotel Accommodation 
Units within 12 separate buildings, including vegetation 
removal generally in accordance with the submitted plans 

 Melway Reference 252 F4 

 Zoning Comprehensive Development Zone – Schedule 1 

 Applicant Peninsula International Group Pty Ltd 

 Date of Application 24 December 2018 

 
PURPOSE 

The purpose of this report is to seek the Planning Services Committee’s decision with 
respect to Planning Permit Application P18/2598. The Application seeks approval to develop 
70 hotel accommodation units and associated vegetation removal. The units will be spread 
across 12 separate buildings, each of which will be three storeys in height. 

The Application is considered generally consistent with the approved Comprehensive 
Development Plan and as per clause 37.02-4 the Application is exempt from the notice 
requirements of clause 52(1)(a), (b) and (d) and the review rights of section 82(1) of the 
Planning and Environment Act 1987.  

A critical assessment of the Application has identified that the proposal responds acceptably 
to its context, in terms of landscape, topography, vegetation and built form character. The 
development is also responsive to the content and intent of Moonah Links Comprehensive 
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Development Plan and the Design Guidelines affecting the land. Accordingly, it is 
recommended that the Application be supported, and a permit be issued based on the 
conditions contained in the recommendation section of this report.   

Proposal Buildings and works to construct 70 hotel accommodation units 
contained within 12 separate buildings, including the removal of 
native vegetation generally in accordance with the submitted 
plans 

Zoning and 
Overlays 

Comprehensive Development Zone – schedule 1 (CDZ1);  

Permit Triggers  Clause 37.02-4 (CDZ1) – construct a building or carry out 
works; and 

 Clause 52.17-1 – remove, destroy or lop native vegetation. 

Advertising Exempt 

Submissions No 

Consultation No, given exempt from notice and review rights.  

Key Issues  Response to the Moonah Links Design Guidelines (2019); 

 Alignment with the content and purpose of the Moonah 
Links Comprehensive Development Zone (1999);  

 The response native vegetation, including landscaping; and 

 Management of the buildings.  

Recommendation Permit 

BACKGROUND 

Please refer to: 

 Attachment 3 – Moonah Links Comprehensive Development Plan; and 

 Attachment 4 – Moonah Links Design Guidelines. 

The site of Moonah Links is identified as having a unique set of planning controls. In 1999 
the site was rezoned by the State Government to a Comprehensive Development Zone, 
pursuant to Planning Scheme Amendment C2. The Moonah Links Comprehensive 
Development Plan (MLCDP), an incorporated document under the Mornington Peninsula 
Planning Scheme, was approved on 25 May 1999. The key elements of the MLCDP are: 

 36-hole golf course; 

 The Australian Golf Academy; 

 The Australian Golf Hall of Fame and AGU Museum; 

 Hotel/conference/accommodation centre (maximum of 280 units); 
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 Resort lot development (maximum of 250 dwellings); and 

 Winery/Restaurant.  

To date the Moonah Links site has developed a total of 96 hotel accommodation units under 
Planning Permit P01/2573 leaving a development entitlement within the Incorporated 
Document for a further 184 hotel accommodation units.  

The Moonah Links Design Guidelines and Regulations (the Guidelines) apply to the subject 
land. These Guidelines apply to any building proposed to be constructed at Moonah Links. 
The latest version of the Guidelines is dated March 2019.  

Previous Permits 

Planning Permit P01/2573 was issued on 3 January 2002 and authorised the development of 
a residential hotel with up to 280 accommodation units. The development was undertaken in 
stages with a total of 96 hotel accommodation units being constructed. The permit expired on 
3 January 2012, which meant that new permission was required, in order to develop the hotel 
accommodation capacity on the subject site.  

Planning Permit Application P17/0079 was lodged in June 2017 and sought to construct 180 
hotel accommodation units. This Application was advertised and received a total of 57 
submissions, including 13 letters of support. The Application remains active and has recently 
been amended to represent a second stage of hotel accommodation units, which will be 
reduced to a total of 104 units.  Council is currently awaiting further information from the 
Applicant to further process this Application.  

Existing Conditions 

Please refer to: 

 Attachment 1 – Locality Plan; and 

 Attachment 2 – Aerial Photograph. 

Moonah Links is located in Fingal, approximately 440 metres south of the roundabout 
intersection between Truemans Road and Browns Road. The main entrance to the site is via 
Truemans Road, where there is a 90-metre frontage. The site also has a 288-metre frontage 
to Browns Road, a 1.44-kilometre frontage to Springs Lane and a 291-metre frontage to 
Devonport Drive.  The total area of the Moonah Links land is approximately 229 hectares. 

The subject site has been significantly developed since the gazettal of the MLCDP. Currently 
the site contains two 18-hole championship golf courses, a clubhouse, golf training facilities, 
96 hotel accommodation units and 236 resort lot dwellings. The internal road layout has also 
been constructed. The site also contains golf course maintenance facilities, such as sheds 
and dams.  

The existing hotel accommodation buildings are varied in their construction. For example, 
there are three hotel accommodation buildings located south of the clubhouse, which are two 
storeys in height and are predominately clad with vertical timber. The remaining hotel 
buildings are located in a group just east of the clubhouse and are a mix of two and three 
storey buildings. The external finishes of these eastern group of buildings is a combination of 
render and timber cladding. 

The site is accessed via the sealed roadway known as Peter Thomson Drive that connects to 
Truemans Road. The subject site has a designated right and left turn lane on Truemans 
Road for access to the subject site. 
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The Moonah Links site is located in ‘The Cups’ Region of the Mornington Peninsula. This is a 
natural terrain of rolling sand dunes, stabilised and sheltered from the winds of the Bass 
Strait by Ti-trees and Moonah vegetation communities that are unique to this area. Native 
vegetation occurs in fragmented patches amongst the golf course and developments of the 
subject site.  

Surrounding Land 

Please refer to: 

 Attachment 2 – Aerial photograph; and 

 Attachment 5 – Zoning map.  

The subject site is surrounded by the Green Wedge Zone, which is varied in its land use and 
allotment patterns. The below table summarises the land adjoining or adjacent to the subject 
site: 

Direction Description 

North 266 Browns Road and 280 Truemans Road contain the Shire’s Rye Landfill 
and Resource Recovery Centre, which occurs over two land parcels that 
combined occupies an area of 67 hectares. 

282 Browns Road – contains ‘Hilltonia’ that offers cottage and bed and 
breakfast accommodation on the 14.9-hectare parcel.   

269 Browns Road – contains the ‘Cups Estate’ – a winery and restaurant on a 
11-hectare parcel. 

410 Truemans Road – contains ‘Rye Sand Supply’ on the 23-hectare land 
parcel.  

A range of rural residential properties that vary between two and 10 hectares 
in scale. 

South 160 Sandy Road – St Andrews Beach brewery (formerly a racehorse training 
facility). 

A range of rural residential properties that relatively uniform in their pattern 
than that between 2 and 3 hectares in scale.  

East 451 Truemans Road – contains a dwelling and olive grove on the 15-hectare 
parcel.  

A range of rural residential properties that vary between 2 and 20 hectares in 
scale.  

Significant tracts of native vegetation occur in the surrounding land to the east 
of the subject site.  

West 140 Springs Lane – Peninsula Hot Springs.  

297 Browns Road – a 62-hectare property that contains cleared pastures for 
grazing.  
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PROPOSAL 

Please refer to: 

 Attachment 6 – Group C development plans; 

 Attachment 7 – Group D development plans; 

 Attachment 8 – Group E development plans; 

 Attachment 9 – Site Plan and Elevation; 

 Attachment 10 – Photo Renders; 

 Attachment 11 – Schedule of Materials and Finishes; 

 Attachment 12 – Landscape Plan; 

 Attachment 13 – Arboricultural Report; 

 Attachment 14 – Biodiversity Assessment Report; 

 Attachment 15 – Traffic Report; and 

 Attachment 16 – Construction Environmental Management Plan;  

The proposed development is proposing to construct 70 hotel accommodation units across 
12 separate buildings. The plans show the following details: 

General Layout 

 Buildings are to be arranged in three different groups, ranging from three to five 
buildings; 

 A new access road is being created from Peter Thomson Drive from approximately in 
the location of the existing Golf Academy building;  

 The buildings are located to the east of the existing Golf Course and north-west of the 
practice range;  

 The nearest building to the northern title boundary is D-4, which is setback 7.31 metres 
from this boundary.  

 Each building is proposed to be three storeys in height; 

 Buildings are accessed by via 2.6-metre-wide stone pathways; 

 Each building is proposed to have solar panels on the roof; and 

 Two underground rain water storage tanks are proposed on the site.  

Group C 

 Comprised of four buildings located west of Peter Thomson Drive and accessed via 
new 6.2-metre wide loop driveway constructed of granite; 
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 Each building is to contain six units; 

 The floor plans for each building and level is identical with each floor containing two 
units, each containing three bedrooms with ensuite, a kitchen, dining room, living room 
and multiple balcony areas up to 2.4 metres in width; 

 Maximum building height is 10.2 metres above the natural ground level; 

 Buildings are to be at least 13 metres apart from one another; 

 Excavation and retaining walls are required as follows: 

 C-2 – a cut in the order to 3 metres is proposed west of the building to be 
retained by 2 x 1.5-metre-high retaining walls; 

 A total of 60 car parking spaces are proposed undercover in a subterranean carpark 
located east of the buildings; and 

 Buildings are to be connected by a 2.6 metre stone pedestrian pathway. 

Group D 

 Comprised of three buildings located west of Peter Thomson Drive and accessed via 
new 6.2-metre wide loop driveway constructed of granite; 

 Building D1 and D4 are each to contain 6 units, whilst D-2/D-3 is a double length 
building that would contain 12 units; 

 Building D1 and D4 are 34 metres long and 20.4 metres in width – with a building 
footprint of approximately 693 square metres; 

 Building D2/D3 – is 69.8 metres long and 20.4 metres in width – with a building 
footprint of approximately 1423.92 square metres; 

 The floor plan for D1 and D4 is identical with each floor containing two units, each 
containing three bedrooms with ensuite, a kitchen, dining room, living room and 
multiple balcony areas up to 2.4 metres in width; 

 The double length building of D2/D3 provides for 4 units on each floor with each unit 
containing three bedrooms with ensuite, a kitchen, dining room, living room and 
multiple balcony areas up to 2.4 metres in width; 

 Maximum building height is 9.9 metres above the NGL; 

 Building D4 is separated from building D2/D3 by 9.1 metres whilst building D1 is 
separated from building D2/D3 by 13.4 metres; 

 Excavation and retaining walls are required for multiple buildings, including: 

O D-1 – excavation in the order of 3 metres west of the building that is to be 
retained by a two-tiered retaining wall; and 

o D-4 – fill in the order of 1.7 metres in the north-west corner of the building. 

 A total of 30 open air spaces are proposed south-west of the building group; and 
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 Buildings to be connected by a 2.6 metre stone pedestrian pathway. 

Group E 

 Comprised of five buildings located west of Peter Thomson Drive and accessed via 
new 6.2-metre wide loop driveway constructed of granite; 

 The buildings are to contain the following number of units; 

Building Number of units 

E-1 Five 

E-2 / E-3 Six 

E-4 Three 

E-5 Three 

E-6 Five 

 Buildings E-1, E-4, E-5 and E-6 are 34 metres long and 20.4 metres in width – with a 
building footprint of approximately 693 square metres;  

 Building E-2/E-3 – is 69.8 metres long and 20.4 metres in width – with a building 
footprint of approximately 1423.92 square metres; 

 The floor plans for E-1 and E-6 are identical with the ground floor and first floor each 
containing two units with three bedrooms, three bathrooms, a kitchen, dining room, 
living room and multiple balcony areas up to 2.4 metres in width. The second floor of 
both buildings is a penthouse suite with 4 bedrooms, a kitchen/dining/living room, a 
secondary living room, a rumpus room, study and bar; 

 The double length building of E-2/E-3 provides for 4 double storey units on the ground 
and first floor with each unit containing five bedrooms with ensuite, a kitchen, dining 
room, living room, theatre and multiple balcony areas up to 2.4 metres in width. The 
upper floor is comprised of two penthouse units with each containing three bedrooms 
with ensuite, living room, kitchen/dining/living rooms, rumpus room and bar; 

 The floor plans for E-4 and E-5 are identical with the ground floor and first floor 
contained two double storey units with five bedrooms with ensuite, a kitchen, dining 
room, living room, theatre and multiple balcony areas up to 2.4 metres in width. The 
upper floor is comprised of two penthouse units with each containing three bedrooms 
with ensuite, living room, kitchen/dining/living rooms, rumpus room and bar;

 Maximum building height is 10.2 metres above the NGL; 

 Buildings are to be at least 15 metres apart from one another; 

 Modest excavation and retaining walls are required for the buildings; 

 A total of 54 open air car parking spaces are proposed north of the buildings; and 

 Buildings to be connected by a 2.6 metre stone pedestrian pathway. 
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Vegetation 

 The Application proposes to remove 10 square metres of remnant patch vegetation in 
the north-west corner of E-4. 

NOTIFICATION AND CONSULTATION 

Notification 

The proposal is considered to be generally consistent with the MLCDP and thereby satisfies 
the notice exemption specified under clause 37.02-4 of the Mornington Peninsula Planning 
Scheme, which states: 

An application is exempt from the notice requirements of section 52(1)(a), (b) and (d), the 
decision requirements of section 64(1), (2) and (3) and the review rights of section 82(1) of 
the Act if it is generally consistent with the comprehensive development plan.  

The schedule to this zone may specify that other applications are also exempt from the 
notice requirements of section 52(1)(a), (b) and (d), the decision requirements of section 
64(1), (2) and (3) and the review rights of section 82(1) of the Act. 

Submissions 

None received, as no notice was undertaken as per above.  

Consultation 

No consultation has been hosted by the Council. The Applicant initiated their own information 
session with the Moonah Links community on 17 May 2019.  

REFERRALS 

External Referrals 

Attachment 17 – External Referrals. 

Country Fire Authority (CFA) 

The CFA is not a referral authority under clause 66.03 of the planning scheme but were 
notified to ensure the emergency access to the buildings is satisfactory.  

The CFA has recommended: 

 The golf cart/pedestrian pathways to be widened to 3.5 metres to allow for fire truck 
access; 

 Truck turn around areas provided near D3/D4 and C1/C4 buildings; and 

 Water tanks to be shown. 

Department of Environment, Land, Water and Panning (DELWP) 

DELWP is not a referral authority under clause 66.03 of the planning scheme but were 
notified as the Decision Guidelines for schedule 1 to clause 37.02 seeks out their comments. 

DELWP does not object to the proposal and provides the following commentary: 
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 An ongoing Environment Management Plan for the overall development will ensure 
liking of habitat networks, supplementary planning of indigenous species and best 
practice management of pesticides, fertilisers and water to ensure no degradation to 
the environment.  

Transport for Victoria (TFV) 

 Under clause 66.02-11 of the planning scheme TFV is a determining referral authority 
for any residential building comprising 60 or more lodging rooms; and 

 TFV did not object to the proposal and did not require any conditions to be placed on 
any permit to be issued.  

Internal Referrals 

Attachment 18 – Internal Referrals. 

Economic Development 

The economic impact of the proposed development at Moonah Links (based on a $14.5 
million investment) during the construction phase is as follows: 

Impact 
Summary 

Direct 
Effect 

Supply 
Chain 
Effect 

Consumption 
Effect 

Total 
Effect 

Type 1 
Multiplier 

Type 2 
Multiplier 

Output ($ 
Million) 

$14.500 $13.870 $3.628 $31.997 1.957 2.207 

Employment 
(Jobs) 

17 40 15 72 3.353 4.235 

Wages and 
Salaries ($ 
Million) 

$1.481 $2.930 $0.868 $5.280 2.979 3.565 

Value-
added ($ 
Million) 

$3.113 $5.087 $2.064 $10.265 2.634 3.297 

From a direct increase in output of $14.5 million it is estimated that the demand for goods 
and services would rise by $13.87 million. The total economic impact is about $15.6 million 
with the creation of approximately 17 direct jobs.    

From this direct expansion in the economy, there would be flow-on supply-chain effects in 
terms of local purchases of goods and services, and it is estimated that these impacts would 
result in the gain of a further 55 indirect jobs.  Therefore, total employment, including all 
direct, supply-chain and consumption effects is estimated to increase by up to 72 jobs. 

The types of jobs required during the construction phase are likely to be as follows: project 
managers, builders, carpenters, electricians, plumbers, painters, plasterers, cabinet makers, 
bricklayers, laborers and interior designers. 

The types of jobs that are likely to be required, once the development is operational, are as 
follows: hotel management positions, administrative staff, IT staff, hotel staff, chefs, kitchen 
hands, housekeepers, cleaners and gardeners. 
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The construction of 70 accommodation units as part of a golf course will increase the amount 
of overnight accommodation on the Peninsula and may stimulate an increase in overnight 
stays, although the number is difficult to quantify. 

Engineering 

Waste Management Plan (WMP)  

Foremost is that given the apparent commercial nature of this proposed development the 
Shire does not provide a kerbside collection service.  That and the following matters are 
raised: 

 The WMP should be amended to show the Owner or Owners Corporation 
arranging for private collection of waste, recyclables, green waste bins and hard 
waste from within the property. 

ii. The waste generation calculation should be clarified: 

 If the current 60 hotel units have eight 240 litre recycling bins that are collected 
weekly it equates to 32 litre of recycling waste per unit per week, not 16-litre as 
indicated in Table 3-1. 

ii. It is unknown how representative City of Wyndham waste generation rates, as 
used, are.  The Shire provides a weekly collection of an 80-litre garbage bin and 
a fortnightly collection of a 240-litre recycling bin.  These are considered more 
representative rates for the Shire. 

iii. The Shire will provide, at an additional cost, a 240-litre garbage bin for low 
density residential dwellings.  As the Shire will not service the proposed 
development, this section of the WMP is not applicable. 

iv. Clarify the bin capacity provided compared to the waste generation calculated; 
Garbage 3,360-litre capacity compared to 2,030-litre generated; Recycling 3,360 
litre capacity compared to 2,464 litres* generated.  *There seems to be an error 
see (i) above.  Overall it seems an oversupply.  However, the supplied capacity 
may align with bin sizes more typically provided. 

v. Clarify bin storage arrangements.  The plans show small enclosures at each 
building appearing enough for three bins.  One garbage and two recycling, as 
indicated in the WMP.  Three temporary bin enclosures are shown adjacent to 
the east-west access road.  Are these the collection points or for storage of any 
excess bins? 

vi. Clarify Waste Management arrangements.  The situation may vary depending on 
the level of servicing of the apartments.  For fully serviced apartments hotel 
employees would transfer waste from the apartment to the bins.  Lower servicing 
may see apartment occupiers transfer waste from the apartments to the bins.  
The management arrangement will be different for each case.  Confirm or clarify 
which approach applies to this development. 

vii. Provide a turning circle diagram for the appropriate waste collection truck.  Figure 
6-1 of the WMP shows a turnaround in accordance with Victoria Planning 
Authority Engineering Design and Construction Manual.  However, the 
development plans show a smaller turnaround.  If the smaller turnaround is 
proposed, the WMP shall be amended accordingly and turning circles shall be 
provided in the WMP demonstrating that the appropriate waste truck can turn in 
the smaller turnaround. 



Planning Services Committee 
Minutes 

  18 November 2019

4.1 (Cont.) 

 

Mornington Peninsula Shire Council   30
 

Stormwater Drainage Management Strategy  

The Stormwater Drainage Management Strategy should be revised.  The drainage 
calculations should be based on Water Sensitive Urban Design Engineering Procedures by 
CSIRO for Melbourne Water 2005.   

The Design PSD (Permissible Side Discharge) is not relevant in this case because the site 
does not discharge stormwater. 

The storage calculations are based on a one in five-year storm.  However, they shall be 
based on a one in 100-year storm. 

Two 400 cubic metre underground rainwater tanks are indicated on the plans for irrigation 
and car wash.  These tanks should provide air space capacity to cater for the storage 
volumes determined by the storage calculation.  The volume for reuse may be in addition to 
the required storm storage volume. 

A schematic stormwater layout shall be provided showing indicative alignment of pipes, pits 
and soakwells. 

There are existing drains and soak pits along Peter Thomson Drive that are to be retained or 
relocated as necessary. 

Parking 

 Accessible parking spaces shall be identified on the plans; 

 Parking spaces may be 4.9 metres long and 2.6 metres wide.  However, we do not 
object to the 6.0 metre by 2.8 metre proposed width; 

 Undercover Parking A:  The access aisle is a little wide but compensates for not having 
a designated footpath.  Parking spaces may be smaller if desired; 

 Parking-01:  Access aisle measures 6.0 metres wide (dimensioned at 6.2 metres) and 
should be wider.  However approximately 1.5 metres of manoeuvring space is provided 
behind the parking spaces.  Therefore, the access aisle is satisfactory.  Parking spaces 
may be smaller if desired; 

 Parking-02:  Access aisle measures 6.0 metres wide and should be wider.  However 
approximately 1.5 metres of manoeuvring space is provided behind the parking 
spaces.  Therefore, the access aisle is satisfactory.  Parking spaces may be smaller if 
desired; and 

 Parking-03:  Access aisle measures 6.0 metres wide (dimensioned at 6.2 metres) and 
should be wider.  However approximately 1.5 metres of manoeuvring space is provided 
behind the parking spaces.  Therefore, the access aisle is satisfactory.  Turning area 
for cars is satisfactory.  Parking spaces may be smaller if desired. 

Footpaths 

 Preferred maximum grade on footpaths is 5% (1 in 20); 

 Absolute maximum grade on footpaths is 7% (1 in 14).  Several locations appear 
steeper than this, particularly some of the footpaths from the perimeter footpaths to the 
building pads; 
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 Footpath connectivity between the parking areas and the apartments is poor and 
appears to reply on the road way.  At grade footpath connections should be provided 
between the parking areas and the footpath network including for Parking-A.  Parking-A 
has a 3.0-metre-high stairwell connecting to the internal footpath.  Stairs are unsuitable 
for people with limited mobility; and 

 Plans should be provided showing how pedestrian access is facilitated across the 
greater site between the development(s) and the clubhouse and other Moonah Links 
facilities. 

Roads 

 Final layout and design will require engineering plans presented for approval.  Non-
commentary on stated dimensions and detail in the current plans should not be taken 
as approval because the final design may require further changes; 

 Preferred maximum grade on road is 10% (1 in 10); 

 Absolute maximum grade on roads is 12% (1 in 8.3).  All roads appear to satisfy these 
criteria; 

 Retaining walls should be offset from road kerbs by at least 2.0 metres; and 

 Kerbs at intersections should have a radius of at least 4.0 metres. 

Other Matters 

 The plans should indicate proposed street lighting to be installed, maintained and 
operated at the development’s cost along the proposed roads in the development and 
optionally for pedestrian paths and possible golf cart routes; 

 Revise cut and fill plans.  The footpath near Building E-6 shows as fill, but the 
surrounding landscape spread batter shows as cut.  North-east corner of E-1 shows as 
fill, but the surrounding landscape spread batter shows as cut; 

 On building elevation drawings, the natural surface should be extended beyond the 
building footprint.  This detail would show building platforms grading back to natural 
surface levels; 

 Building elevations should show retaining walls, including heights; and 

 Although not an engineering matter, it might be helpful to show elevations/sections 
east-west and north-south through each building group.  This detail would help to show 
features from building to building including roads, footpaths, undercover parking, cut/fill, 
retaining walls, batters and natural surfaces being preserved. 

The above commentary is able to be addressed via planning permit conditions.  

Natural Systems 

Schedule 1 to the CDZ1 requires that development is compatible with the landscape 
character of the area and has regard to the natural values of the land or natural 
processes.  The landform is a dune field comprised of Pleistocene aeolian sediments mainly 
calcarosols and is highly characteristic of the southern Peninsula.  Wetland areas such as 
the nearby significant Tootgarook Wetland are supplied with water by ground water drainage 



Planning Services Committee 
Minutes 

  18 November 2019

4.1 (Cont.) 

 

Mornington Peninsula Shire Council   32
 

through these (porous) dunes and intensive development may alter the ground water 
hydrology with negative consequences for the wetland; this needs to be examined. 

The biodiversity assessment by Ecology and Heritage Partners is generally fair and I note 
their targeted search for the Leafy Greenhood Orchard at its local flowering time.  It is likely it 
does not occur on the site however I recommend that prior to and during the staged removal 
of vegetation opportunities for further targeted searching are taken during the flowering time 
of the plant.  Given the potential for transitory significant fauna species in the long grass and 
vegetation of the dunes, I recommend that the pre-construction and during construction 
(2.3.1, 2.3.2) fauna requirements of the Construction Environmental Management Plan 
(CEMP) be strengthened or clarified to ensure that the wildlife handler remains on-site 
throughout construction.  

Given the porous nature of the dunes and the very close connection to local aquifers I 
recommend section 2.8 of the Chemical Storage and Operational Failure (CEMP) be 
reworded to emphasise the need for rapid management of potential pollutant spills such as 
oils, fuels, contaminated water and prevent their soaking in to the greatest extent possible 
(the wording of the first dot point mentions watercourses but not potential for polluting 
groundwater which is more pertinent). 

The landscape plan is focussed to creating a garden environment around the built structures. 
It contains some species which should be reconsidered.   

They are not naturally part of the coast-alkaline scrub environment and are also more likely 
to add to fire risk.  Some of the other species are not ideal, while being ornamental and not 
generally weedy. 

Biodiversity Assessment Report 

Section 4.1.2 of this report states that ‘one scattered tree a Moonah (diameter at Breast 
Height (DBH) = 45 centimeter, classed as a Large Tree) occurs within the study area, which 
will not be impacted by the proposed development (Figure 2, plate 5)’. Figure 2 shows the 
location of a scattered tree very close to the building envelope. The report should be revised 
to include a diagram showing the location of this large tree and its tree protection zone in 
relation to the building to clearly demonstrate that this tree will be avoided. 

Section 4.3.1 states that ‘the impact area includes the building corner and one meter from it 
(Figure 2). The buildings constructed on site will not require large excavation trenching 
works, and thus the 1-metre separation distance between the building wall and remaining 
vegetation is adequate’. The adequacy of a 1-metre separation distance between the 
building and vegetation should be reviewed – it is likely that a much wider separation 
distance will be required to ensure existing vegetation is adequately protected during 
construction of the building, particularly given the size of the buildings within the 
development. Where a wider distance is required, then the area impacted, and offset 
requirements will need to be recalculated. 

Construction Environmental Management Plan 

Vegetation Protection 

The CEMP should be revised to include appropriate vegetation protection measures for 
remnant and planted vegetation that has not been identified for removal in the application, 
including establishing ‘no-go zones’ via temporary fencing and signage (or other appropriate 
methods), and Tree Protection Zones in accordance with AS4970-2009 Protection of Trees 
on Development Sites. This section should also include the identification of these protected 
areas on any construction plans. Noting that some of these measures are referred to in the 
‘Best Practice Mitigation Measures’ section of the Biodiversity Assessment report.  
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Weed and Pathogen Management 

Section 2.4 Pest Plant Management should be revised to include measures to minimise the 
risk of spreading plant pathogens, particularly the introduction of Phytophthora 33aculate33c 
to the site. This section should also emphasise/clarify the need for appropriate hygiene 
control measures (e.g. clean of soil and disinfected) for footwear, tools, equipment and 
machinery to occur off site to minimise the risk of introducing plant pathogens and weed 
propagules from other work sites into the Moonah Links property. 

Landscape Plan 

The landscape plan is generally of poor quality. It shows a lack of understanding of local flora 
and ecology of the site, includes poor species selection (e.g. it includes species that cannot 
be grown or planted such as the parasitic mistletoes), lacks important details including the 
quantification of the total area covered and number of plants to be planted. It also contains 
numerous errors. 

Species Selection 

The planting schedule on the landscape plan does include a range of species that are 
indigenous to the local Ecological Vegetation Class (EVC) 858 Coastal Alkaline Scrub that is 
found on the site. However, it also includes a range of other species that are not indigenous 
to the site, Coast Alkaline Scrub EVC, the Mornington Peninsula or Victoria. The use of 
species that are not site indigenous will look out of place and will impact on the natural 
landscape values and coastal character of the site, local ecosystem function and indigenous 
flora and fauna of the area. The use of non-site indigenous species in the landscape plan is 
not consistent with: 

 The vision of the landscape plan – ‘the landscape will aim to provide ‘green moments’ 
throughout the development in the forms strong vegetated character that is directly 
influenced by the landscape and coastal environmental conditions of this setting.’ 

 The recommendations within the Biodiversity Assessment report, that noted that almost 
all of the existing planted vegetation on the site is indigenous in line with the 
management plan for the site and recommended that, ‘As indigenous flora provides 
valuable habitat for indigenous fauna, it is recommended that any landscape plantings 
that are undertaken as part of the proposed works ae conducted using indigenous 
species soured from a local provenance, rather than exotic deciduous trees and 
shrubs’. 

 The purpose of the CDZ1 over the land including ‘to ensure development is compatible 
with the landscape character of the area’ and ‘To ensure use and development has 
regard to natural values of the land or natural processes ‘. 

It is recommended that only species that are indigenous to the local EVC Coastal Alkaline 
Scrub (as per the species indicated in the relevant EVC Profile and ‘Revegetation and 
Landscaping with Indigenous Plants’ guide, both available on the Shire’s website) should be 
used for landscaping and revegetation within the proposed development. Council may 
consider the use of species from other adjacent coastal EVCs if a demonstrated need is 
presented. The landscape plan also needs to be revised to quantify the area and number of 
plants that will be planted within the proposed development. 
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Revegetation 

The landscape plan is focused on landscaped gardens around buildings and infrastructure 
and contains minimal revegetation. To ensure that the existing habitat is retained, 
strengthened and connected, existing revegetation areas should be increased, connected 
and additional revegetation areas included in the landscape plan.  

Senior Arborist 

The Biodiversity Assessment 

 The biodiversity Assessment is considered to a fair assessment of the vegetation and 
conditions currently existing in the site. 

 The Ecologist has identified a number of Best Practice Mitigation Measures at Section 
5.6 of the report which should be implemented and identified documents which should 
be prepared and implemented prior to the commencement of any construction 
activities. Notably the ecologist has identified: 

o The need for a weed management plan be developed; and 

o The need for a fauna management plan which identifies how any displaced fauna 
will be managed to be developed. 

The above two documents appear to have been integrated into the submitted CEMP. 

 That almost all of the existing planted vegetation on the site is indigenous in line with 
the management plan for the site and recommended that: ‘As indigenous flora provides 
valuable habitat for indigenous fauna, it is recommended that any landscape plantings 
that are undertaken as part of the proposed works are conducted using indigenous 
species soured from a local provenance, rather than exotic deciduous trees and 
shrubs’. 

 The report contains an ‘Avoid and Minimise Statement at section 5.7 which describes 
the actions taken to avoid and minimise the impacts on native vegetation and 
biodiversity. I have reviewed this statement and believe it represents a genuine and 
satisfactory response to the application requirements of the native vegetation 
regulations (clause 52.17 and the Guidelines for the removal, destruction and lopping 
of native vegetation. 

 The native vegetation proposed to be removed is described as, one very small (0.001 
hectares of low quality Coastal Alkaline Scrub with the number of scattered trees 
proposed to be removed being reduced from four to zero. 

 The applicant has submitted a NVRR which identifies That no offset is required to be 
sourced because the offset amount, as generated on DELWP’s mapping system, has 
been assessed as 0.000 GHU. This is the result of the avoidance and minimisation 
process and is appropriate. No offset requirements or conditions are applicable in this 
instance. 

Construction Environmental Management Plan 

 The key issues identified in relation to the management of flora and associated fauna 
requires that: 
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o Contractors be engaged to remove the vegetation who have demonstrated 
experience removing vegetation in ecologically sensitive areas that have had a 
fauna salvage requirement; and 

o Suitably qualified wildlife handlers are engaged at key stages to identify and 
mange any displaced fauna. 

 From a vegetation perspective the CEMP is considered to be appropriate and suitable 
for endorsement. A condition should be drafted requiring the CEMP to be implemented 
and complied with; and 

 The CEMP should also be reviewed by the development engineers for their 
feedback/conditions etc. 

Arborist’s Report 

 The Arborist’s Report included with this application which I have reviewed is in fact a 
list of plants which the Arborist has identified as suitable for landscape planting on the 
site. 

 The Arborist has stated that, it is imperative that most of plants used for landscaping in 
the new development, and any proposed revegetation works, be local indigenous 
species. If other plant species are to be considered, they should be Australian natives 
ideally from Victoria. 

 The Arborist has provided an advisory list of plants. Some of these plants are 
indigenous to the local EVC whilst many are not. It is likely that some of the introduced 
species recommended (e.g. Silver Wattle, Black Wattle) have the potential to become 
naturalised (weedy) on the site at a cost to natural regeneration of indigenous species. 
The list submitted by the Arborist is not, in its current form, a document which is 
suitable to be adopted or endorsed with the application. I consider it to be an advisory 
document sourced by the applicant to inform their decision making and development of 
a landscape plan. This list is not appropriate as a final list of suitable plants for this site 
in its current form. I do not support the list off species as proposed. 

Landscape Plan 

 The landscape plan appears to be a ‘Landscape Concept’ or ‘indicative’ landscape 
plan. It contained a list of trees, shrubs, and groundcovers which are proposed to be 
planted. It did not appear to show specific location or numbers of each plant to be 
planted; 

 The species listed on the planting schedule were generally consistent with the 
recommendations of the Arborist and are whilst some species are suitable for 
establishment on the site, many species were not considered to be suitable due to; not 
being indigenous (to the EVC which exists on the site), having the potential to become 
weeds species on the site, not being of a species, type or form which is characteristic 
of the local traditional or established landscape character; and 

 It may be that the low planting densities and locations of the garden beds and 
proposed trees do not adequately respond to the landscaping requirements on this site. 
As the land is very undulating and the landscaping will help to provide screening and 
soften the visual bulk of the buildings, a site visit and some proof testing, might be 
needed to further understand whether any revised ‘Landscaping Plan’ will adequately 
respond to the specific landscaping objectives/requirements associated with this 
development. 
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The Existing Landscape Character and Landscape Requirements on the Site 

 The MLCDP which governs the planting requirements on Moonah Links provides a 
guiding document, objectives and design and management principles in relation to 
vegetation on the site; 

 Overall, I believe that the proposal is consistent with the overall design and land 
management principles which state that: 

o Development will minimise reduction in existing stands of remnant indigenous 
vegetation; and 

o The better quality and significant areas of Coastal Moonah woodland to the south 
of the property and Coast Tea-Tree shrubland along the southern end of 
Devonport Drive will be protected.  

 Landscaping undertaken on the site however needs to ensure that: 

o Linked habitat networks will be retained and strengthened with supplementary 
plantings; 

o Resort lot development will nestle amongst vegetation either existing or planted; 

o Opportunities for revegetation will be optimised and species indigenous to the 
area used predominantly; 

o Planting of new vegetation on private land will be predominantly indigenous 
vegetation and not include environmental pest species; and 

o Development will not be highly visible from adjoining roads. 

 Whilst the requirements of the MLCDP do not specifically state that all planting must be 
indigenous to the EVC the general practice to date, has been to revegetate with 
indigenous species, which has helped to integrate previous development at Moonah 
Links into the existing landscape and maintain and enhance the landscape and 
environmental values of the site over time; 

 It is considered that the planting of vegetation which is not indigenous to the site will 
look ‘out of place’; especially tall growing species such as Messmate Eucalyptus 
Obliqua and Spotted Gum Corymbia 36aculate, and dense evergreen flowering 
species such as Crimson Bottlebrush Callistemon citrinus and Lilly Pilly Syzygium 
smithii. Further to our previous discussion the use of plants which are not indigenous to 
the local EVC is not supported for use in landscaping at Moonah Links in this instance; 

 The local EVC which exists on the site is Coastal Alkaline Scrub (858). A revised 
Landscape Concept Plan will need to be developed which identifies landscape planting 
using a mix of species indigenous to the EVC. A list of these species can be found here 
https://www.mornpen.vic.gov.au/Your-Property/Environment/Flora-Fauna-
Biodiversity/Plants-of-the-Peninsula 

 If, in the long run the suite of plants which is listed in this EVC is not adequate to 
provide the required landscape outcomes and Council wishes to consider additional 
species to supplement the EVC planting, the use of additional species from adjacent 
Evs may provide a suitable pathway. These EVCs include: Coastal Headland Scrub, 
Coast Banksia Woodland, Damp Sands Herb-rich Woodland and Swamp Scrub. 
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Tree Protection 

There will be a requirement to prepare an Arboricultural Impact Assessment and Tree 
Protection Plan or integrate these requirements into the CEMP, but this is likely to be able to 
be required as a condition of permit.  

Urban Design 

The Amended Plans are a significant improvement over the previously considered proposal. 
The design has been adjusted to address the majority of the comments and concerns from 
the Design Advisory Panel. Some of the key improvements include: 

 The built form now better follows the varied contours of the site; 

 The materiality and colour finishes are more sensitive to the surrounding context; and 

 The landscape response to the site is now much more characteristic of the surrounding 
area and the existing high-quality landscape design at Moonah Links.  

Shire officers also agree with the DAP suggestion regarding the ‘opening’ of the ground floor 
balconies to the landscaped surrounds of the site. A positive relationship between a building 
and the surrounding landscape is crucial and these buildings should be encouraged to better 
engage at the ground level with the surrounding landscape.  

Based on the amended plans, Shire officers now support the proposal and would 
recommend the development for approval.  

Design Advisory Panel 

The hotel accommodation unit proposals have been considered multiple times by the DAP, 
including: 

 Site visit of 4 July 2018 and subsequent desktop assessment of P17/0079; 

 24 October 2018 – workshop with permit applicant; and 

 Desktop assessment of final plans of P18/2598 – 25 June 2019. 

Below is their most recent commentary: 

Original DAP comments (October 
2018) 

Updated DAP commentary (June 2019) 
 

The DAP acknowledged the considerable 
progress that the proposal has made 
since the last DAP meeting. The position 
of the buildings relative to the site is 
much better, the way that the buildings sit 
on the land has improved and the use of 
double loaded buildings are also a 
positive improvement. However, there 
are still some further refining and design 
work to be done before the proposal can 
provide the type of design response 
needed for such a significant project and 
site 

Significant progress has been made with the 
siting and articulation of the built form, 
demonstrating a new sensitivity to the site, 
the landscape and architectural 
requirements. 
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The materiality requires further 
consideration. It is at odds with the 
existing materiality on site and what is 
generally expected given the long history 
of careful planning and design on this 
site. The relationship between the 
existing architecture on site and the new 
proposal needs to be established and 
articulated. 

Materials have been reconsidered to now 
incorporate materials of place being stone, 
timber, articulating the buildings and 
connecting them with their setting and 
context. The introduction of the stone 
integrated as part of the building and the 
landscape is also supported.  

Potential to further lighten the upper level 
to help the building forms to read as a 
combination of 2 and 3 storey elements. 
This could be done through materiality or 
colour finish.  

At a detail level a new response is 
required that demonstrates the 
relationship of landscape design and 
architecture. There needs to be a 
recalibration at that level to ensure there 
is an appropriate response to the 
distinctly Australian context of this site. 
There are no strong attempts to 
demonstrate what is happening with the 
proposed scheme in the context of 
Moonah Links or the wider character of 
the Mornington Peninsula. The landscape 
approach needs to be grounded in the 
site and demonstrated as part of the 
proposal. 

The proposal is now capturing the qualities 
of the Peninsula, grounded in the site and 
the broader qualities of the Peninsula. 

 

The buildings need further work to 
adequately respond to the climate of 
each building and the site. There are a 
number of different orientations and 
positions on the site, requiring a response 
to where the sun is coming from (or 
where you want to block it out). This will 
start to create a language through the 
buildings in response to the area as well 
as how they perform from an 
environmental perspective. 

Buildings are now expressing depth and 
usable space connected with the external 
environment, with the sense that this will 
perform better in an environmental sense. 

However, the internal layouts seem odd and 
‘closed off’. The plans do not show details 
regarding indicative joinery and furniture 
layout and how the spaces will function.  

There is a significant amount of glass 
and not a lot of shading provided. This 
gives a very commercial appearance to 
the buildings which is less than 
inappropriate in this setting. A finer grain 
to the materials and form of the 
buildings is required. 

Glazing has been reduced and the use of 
screens and deeper balcony areas 
provides the built form with depth and 
articulation. 

 

Visitors to the site come to enjoy and 
participate in the outdoor environment, 
not to be housed within air-conditioned 
and climate-controlled buildings. The 
buildings should have a deeper 

Balcony areas have been increased and 
‘read’ as part of the architecture.  
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engagement with the external climate 
and environment. This can be achieved 
through large balcony areas or 
improved ground floor connections to 
open space. 

However, ground floor glass balustrades 
should be removed, and the balcony 
extended as part of the landscape. 

 

The existing buildings on the site have a 
‘lightweight’ look and feel to them, 
particularly at the upper levels. This 
should be developed further in the design 
in preference to the proposed heavy and 
monolithic built form with solid concrete, 
glazing and sheer walls. 

The newly proposed building design, 
particularly in option A, expresses a ‘lighter 
weight’ and a deeper quality. 

 

The repetition of the verticality in the 
landscape and existing built form is an 
important element and should be 
incorporated in the proposed design, 
particularly in the context of verticality 
and repetition found in the surrounding 
vegetation clusters (like the Moonah 
woodland). 

 

Verticality has now been expressed 
through both the form and the detail with 
particular effort going toward integrating it 
with the landscape. However, there could 
be an increase to the articulation of the 
parapet. Stepping the heights will help to 
break up the parapet flatness / overall 
mass of the buildings. 

Additionally, providing ground floor plans 
showing internal layouts and immediate 
landscape context would assist in showing 
how the development integrates with the 
landscape.   

The development is lacking a ‘heart’ or 
a pedestrian spine that weaves through 
the site. It is understood that most 
visitors will arrive by vehicle, but there 
should be a connected and inviting path 
network that gives greater focus to 
pedestrians and their experience of the 
site. 

The pedestrian network is now well 
articulated, clear and responsive to the site 
conditions. 

 

There are shared user paths that run 
from the car park, but the DAP 
questions where these paths actually 
lead to? Are there vistas that could be 
emphasised through the pathways? Are 
there paths that lead from somewhere 
important to somewhere else important? 

The structure of the pathway system is 
aligned to reveal views beyond the 
immediacy of the site. 

 

Connections back to the main clubhouse 
should be reinforced and emphasised 
more. These details could be picked up 
on the proposed plan and would assist 
with demonstrating pedestrian 
connections beyond the location of the 
proposed buildings. 

Pathways are connecting into the bigger 
system of the site. 
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The car parking located along the edge 
of the golf course is not an ideal 
outcome. Views to cars from the golf 
course should be avoided. 

Car parking is more sensibly located with 
the contouring of the site and with 
proposed landscape will be obscured from 
view. 

The specifics of the landscaping are 
critical. Planting selections need to be 
considered as part of the site layout and 
assist in integrating the buildings back 
into the dunal landform. 

 

The landscape materials selections, whilst 
preliminary, reflect the coastal nature of the 
development and with some further 
refinement i.e. removal of short-lived 
species such as Acacia dealbata (Silver 
Wattle) and the re-spacing of Xanthorrhoea 
australis from four per square metre to 
something more appropriate in their 
specimen locations will represent as an 
appropriate schedule. 

Having internal gardens within the 
buildings seems at odds with the location. 
This space could be better utilised for a 
potential entry void.  

The new site planning responds to the dunal land formations of the site and sites the 
buildings into this setting successfully. The materials have been recast to include timber, 
stone and with recessive glazing (which when combined with deeper balconies) creates a 
depth to the architecture which was previously lacking. 

Architectural option A best responds to the previous commentary of the DAP. 

Transport and Traffic 

 Shire officers have reviewed the Traffic Impact Assessment prepared by Cardno and 
agree with the report conclusions. Parking and access plans provided for the proposed 
development appear adequate and the local road network should not be adversely 
impacted by any estimated increase in traffic volume exiting from Peter Thomson Drive 
onto Truemans Road and vice versa; 

 Truemans Road is classified as a Collector (B) road, designed to carry higher volumes 
of traffic. Our most recent traffic data for Truemans Road (May 2013) indicates daily 
traffic volumes of less than 1,300 vehicles per day, just north of this intersection; 

 Truemans Road already has a right turn lane into Peter Thomson Drive, and Peter 
Thomson Drive already has left and right turn lanes for exiting onto Truemans Road. 
Therefore, the function of this intersection should cope with any increase in traffic 
volumes due to the proposed development; and 

 It should be noted that Peter Thomson Drive is a private road, not managed or 
maintained by Council. 

PLANNING SCHEME PROVISIONS 

Refer to Attachment 19 for policy detail.  

Permit Triggers 

A Planning Permit is triggered under the following clauses: 
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 Clause 37.02-4 (CDZ1) – construct a building or carry out works; and 

 Clause 52.17-1 – remove, destroy or lop native vegetation. 

State Planning Policy Framework 
Clause 11.05-2: Distinctive Areas of State Significance 

Clause 12.01-1S: Biodiversity 

Clause 12.01-2S: Native Vegetation 

Clause 12.05-2S: Landscapes  

Clause 15.01-1S: Urban Design 

Clause 17.04: Tourism 

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 21.09: Planning for Rural Areas 

Clause 22.08: Integrated recreation and residential development in rural areas 

Zone 

Clause 37.02: Comprehensive Development Zone – Schedule 1 (CDZ1) 

Particular Provisions 

Clause 52.06: Car Parking 

Clause 52.17: Native Vegetation 

Clause 52.47: Planning for Bushfire 

Clause 65: Decision Guidelines 

CONSIDERATION 

As noted in the summary to this report, the key issues from this application are considered to 
be: 

 Response to the Moonah Links Design Guidelines (2015); 

 Alignment with the content and purpose of the Moonah Links Comprehensive 
Development Zone (1999);  

 The response native vegetation, including landscaping; and 
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 Management of the buildings.  

Each of these issues is discussed in detail in the below assessment.  

Response to the Moonah Links Design Guidelines (2019) 

The MLCDP, the Decision Guidelines of the CDZ1 and the Guidelines themselves confirm 
that the Moonah Links Design Guidelines are applicable to all proposed buildings within 
Moonah Links (not just the resort/dwelling lots). A review of the proposal against the 
guidelines identifies that the proposal has positively responded to requirements of this 
document.  

The below table summarises the relevant extracts of the guidelines and provides comment of 
the proposal’s design response.  

Table 1: Compliance with the Design Guidelines 

Guideline Extract Page 
# 

Officer commentary 

The Moonah Links vision is a built 
environment respectful of the coastal 
dunes location. The palette is the region’s 
natural vegetation, textures and colours, 
utilising materials of the coastal 
environment, such as regional stone, 
rendered surfaces, dressed cedar, 
reclaimed hardwood, copper, slate and 
glass. The built forms should be simple, 
elegant, interesting and in harmony with 
the characteristics of each lot, using the 
topography and terrain to the best 
advantage while maximising the visual 
aspect, orientation, environmental 
principles and energy efficiency. 

8 A combination of stone, aged timber, 
render and glazing is proposed to the 
façade of the buildings, which is 
identified as being responsive to the 
dunal landscape and coastal character 
of the Peninsula.  

The proposal features a range of 
façade treatments, which collectively 
are simple in design.  

The layout of buildings has responded 
to the topography of the land and has 
avoided removing existing vegetation.  

The existing flora on each lot must be 
respected by selectively removing only 
that which is necessary and not removing 
protected species such as any Moonah 
trees. Designs must integrate both built 
forms and associated landscaped 
gardens with the existing vegetation. 

 

8 The proposal has avoided the removal 
of native vegetation wherever 
possible. Effectively only 10 square 
metres of vegetation will be impact by 
this development. The layout has 
responded to all significant Moonah 
trees.  

A condition of approval will seek to 
ensure all planting is indigenous and 
integrates with existing stands of 
vegetation.  

The intention is to maintain the visual 
character of the Moonah environment 
through considered and thoughtful 
design. The DRC will not permit 
inappropriate or obtrusive built forms that 
dominate the landscape or do not respect 

8 The existing buildings of Moonah Links 
are a mix of styles, each of which 
responds well to the topography and 
vegetation of the landscape.  

The proposed buildings strike the right 
balance in the landscape by the use of 
responsive materials, minimising 
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the unique character of the Moonah Links 
environment. 

earthworks and avoiding vegetation 
removal. The buildings are well 
spaced and significant planting can 
occur between buildings to soften their 
visual impact.  

Energy efficient building design forms a 
strong link to the topography and 
geographical location of Moonah Links 
and also must be considered when 
designing a house at Moonah Links. 

The DRC therefore excludes mass 
produced housing design types at 
Moonah Links. 

The OCR and Design Philosophy are 
intended to encourage creativity and 
individual expression, to create a 
community conducive to recreation, 
relaxation and the family. 

8 The buildings occur at different 
orientations to respond to the 
underlying topography. The layout of 
buildings ensures the habitable rooms 
receive daylight at different times of 
the day. Additionally, the spacing 
between buildings will ensure the 
proposed buildings do not cause 
shadowing issues internally to the 
development.  

Whilst the footprints of the buildings 
are very similar, the applicant has put 
forward a range of façade alternatives. 
This will ensure each building and/or 
group is unique in its design and shall 
prevent uniformity across the 
development. A condition of approval 
will ensure that this differentiation 
between buildings occurs.   

The ground floors of the building will 
be conditioned to remove unnecessary 
balustrading to ground the buildings 
and integrate them with the landscape.  

The key principle is ‘minimalist’, that is, 
the minimum alteration to the existing 
terrain, including existing indigenous 
vegetation. The philosophy is also to 
create an environmentally sustainable 
development and the Guidelines 
therefore addresses the following 
environmental issues: 

 Vegetation protection, appropriate 
planting and soil stability; 

 Energy efficient building design; 
and 

 Minimising topography disturbance 
and excavation. 

9 The development has been sited to 
minimise excavation by being 
orientated with the contours.  

Vegetation removal has been 
minimised.   

The following are unacceptable: 

 Removal of Moonah Trees; 

 Excessive excavation; and 

11 Each of these design elements have 
been avoided.   
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 High and visible retaining walls. 

Designs must visually address the public 
streets and their potential impact on the 
golf course. 

17 The buildings have been sited off 
secondary road to Peter Thomson 
Drive. The buildings are orientated to 
take advantage of landscape and golf 
course vistas. The buildings have 
connected by stone pathways with 
identifiable entrances points to each 
building.    

The following are unacceptable: 

 Buildings that do not take account 
of the surrounding environment; 

 Forms that are bulky, dominant and 
overpowering; and 

 Display homes and reproduction 
styles. 

17 The DAP commented that the 
buildings are responsive to the dunal 
landscape. The proposed blend of 
material complements this unique 
landform and environment.  

The buildings are three storeys but 
feature elements that will lighten their 
appearance. For example, the use of 
timber screens and pergolas assists in 
reducing the visual mass of the 
buildings.  

The building designs are unique. As 
stated previously, a number of façade 
treatments have been put forward. A 
mix of facades is recommended to 
ensure diversity of built form.  

Lightweight construction materials are 
better suited to the coastal character and 
sloping terrain than more traditional solid 
masonry, tiled roofs and concrete 
constructions. 

17 The buildings are to feature a 
combination of aged timber, stone and 
render, which is responsive to the 
coastal character and natural tones of 
the landscape.  

The following is unacceptable: 

 A freestanding or retaining wall at 
the rear of a lot if visible from the 
adjacent golf course. 

29 No retaining walls are likely to be 
observed from the golf course.   

Alignment with the Content and Purpose of the Moonah Links Comprehensive 
Development Zone (1999) 

The following purposes of CDZ1 are considered relevant to this application: 

 To ensure development is compatible with the landscape character of the area; 

 To ensure use and development has regard to natural values of the land or natural 
processes; and 

 To ensure use and development has regard to the amenity of adjacent properties and 
the surrounding area. 
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The design of the buildings has undergone multiple DAP workshops, which have resulted in 
a design response that is respectful of the landscape character of Moonah Links and the 
existing built form of the site.  

The siting of buildings has minimised the impact on areas of native vegetation. Furthermore, 
the applicant has submitted a detailed CEMP, which seeks to ensure the development 
responds to the natural features of the area during its construction. The Shire’s Natural 
Systems Team and DELWP have provided some useful feedback as to how this plan can be 
further strengthened through: 

 Ensuring a wildlife handler is on-site during construction; 

 Rapid response pollutant spills to prevent ground water contamination; 

 Vegetation Protection measures during construction; 

 Minimise risk of spreading plant pathogens; 

 An ongoing Environment Management Plan for the overall development will ensure 
liking of habitat networks, supplementary planning of indigenous species and best 
practice management of pesticides, fertilisers and water to ensure no degradation to 
the environment.  

 Planting around existing vegetation and linking together patches wherever possible.  

These recommendations will be incorporated into conditions of approval.  

With a development of this scale, it is hard to effectively hide the development. The open 
landscape and undulating topography would result in the buildings being observed from the 
existing Moonah Links resort lots of Kingston Heath and Old Tom Morris Lane.  

Additionally, the buildings would be observed from the adjoining properties to the north of 
Moonah Links. The proposed buildings are well separated, sited at differing levels and 
orientations within the undulating topography, which will assist in breaking up the visual mass 
of the development. Furthermore, the generous spacing between buildings allows for 
significant landscaping to be planted, which shall further soften the visual impact. In this 
regard the amenity of adjoining/adjacent properties is deemed to be respected with this 
proposal.  

The approved MLCDP, an incorporated document of the Mornington Peninsula Planning 
Scheme, contains a number of requirements. The below table outlines the development’s 
response to the MLCDP: 

Table 2: Compliance with MLCDP 

MLCDP Extract Page 
# 

Officer commentary 

Environmental considerations are 
foremost in planning Moonah Links. Flora 
and fauna, groundwater, 
geomorphological and archaeological 
studies have enabled these important 
issues to be properly Incorporated Into the 
development’s design. The key principle 
guiding the design of Moonah Links Is 
‘minimalist’. That is, the minimum 

3 The layout has sited the buildings 
with the contours, which minimises 
the need for extensive earthworks to 
be undertaken. Vegetation has also 
been respected with only very 
modest removal being required.  
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alteration to the existing terrain in 
developing the elements referred to 
above. 

Objectives of the MLCDP: 

 To ensure development is 
compatible with the landscape 
character and amenity of the 
surrounding area; and 

 To ensure use and development has 
regard to natural values of the land 
or natural processes.  

 

4 
The DAP commented the proposal 
responds to the dunal land 
formations of the site and sites the 
buildings into this setting 
successfully. The materials have 
been recast to include timber, stone 
and with recessive glazing (which 
when combined with deeper 
balconies) creates a depth to the 
architecture. 

As stated above, the development 
has responded to natural processes 
by minimising vegetation loss. A 
CEMP has been submitted, which 
can be further strengthened through 
some minor changes to underlying 
detail, which will ensure a more 
comprehensive response to existing 
fauna, habitat linkages and 
management of contamination.  

Overall Design and Land Management 
Principles: 

 Development will minimise direct 
and Indirect modification to the 
natural topography; 

 Development will minimise reduction 
in existing stands of remnant 
Indigenous vegetation; 

 Linked habitat networks will be 
retained and strengthened with 
supplementary plantings; 

 Resort lot development will nestle 
amongst vegetation either existing or 
planted; 

 Opportunities for revegetation will be 
optimised and species indigenous to 
the area used predominantly; 

 Planting of new vegetation on 
private land win be predominantly 
Indigenous vegetation and not 
Include environmental pest species; 

4 The modification to the topography 
is considered to be minimal. There 
are few areas where a cut in the 
order of 3 metres will be required. 
This excavation will be supported by 
a tiered retaining wall, where 
planting can occur between levels to 
further soften the visual impact.  

Only 10 square metres of native 
vegetation will be impacted. 
Landscaping can be required to link 
together existing patches.  

The layout provides for significant 
landscaping to occur between 
buildings. It is recommended that the 
planting be wholly indigenous to 
provide best possible habitat 
networks and response to the 
landscape.  

The development will not be highly 
from adjoining roads.  

The materials, tones and siting of 
the development is responsive to the 
dunal landscape. 
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 Development will not be highly 
visible from adjoining roads; and 

 The materials, colours of and siting 
of development, particularly resort 
lot development, will complement 
the landscape. 

 

The design of the hotel/accommodation 
facilities must be in accordance with the 
Design Guidelines for Moonah Links. 
These Guidelines must state that generally 
the hotel and associated accommodation 
should be no more than three storeys high 
unless it can be demonstrated that no 
significant visual intrusion is caused by 
higher development.  

5 The above assessment highlighted 
that development responds to the 
Design Guidelines. The buildings are 
able proposed to be three storeys 
high and photomontages have 
demonstrated that the buildings will 
sit within the landscape.   

Figure 1 of the MLCDP shows that in 1999 the hotel development was envisaged to occur in 
the northern part of the site near Browns Road (Option 1) or north-west of the practice range 
(Option 2). This Stage 1 proposal is considered to be in a location consistent with Option 2 
and thereby following the MLCDP.  

The unique landscape of Moonah Links was identified from the outset of its development and 
all buildings and works are required to suitably respond to the undulating topography and 
nestle in with the natural vegetation of the area. The proposed development has sought to 
minimise modification of the natural topography and also stands of remnant vegetation. New 
planting of indigenous vegetation between and around the buildings can occur in significant 
quantities, including canopy trees, which will over time soften the visual impact of the built 
form.   

The Response Native Vegetation, Including Landscaping 

The Application seeks approval to remove 10 square metres of remnant patch vegetation, 
which highlights that vegetation removal has been avoided and minimised.  

It is important that existing vegetation (being retained) in proximity of the buildings is 
appropriately protected during construction. This will be a conditional requirement, as to 
ensure incremental loss does not occur.  

The Shire’s Natural Systems Team and Vegetation Officer have provided critical feedback in 
relation to the proposed landscaping. For example, the following points have been raised: 

 Planting schedule to only include species that are indigenous to the EVC 858 – Coastal 
Alkaline Scrub;  

 Landscape plan to quantify the area and number of plants that will be planted; and 

 Planting should strengthen and connect existing vegetation and habitat networks. 

The above commentary has been incorporated into the recommended conditions of this 
report.  

  



Planning Services Committee 
Minutes 

  18 November 2019

4.1 (Cont.) 

 

Mornington Peninsula Shire Council   48
 

Management of the Buildings 

The MLCDP currently caps the number of dwellings to 250, so it is critical that this number is 
not exceeded, and a prohibited planning outcome does not eventuate. 

The Applicant has submitted the “proposed units offer luxury accommodation, including an 
extensive array of internal amenities including fully equipped kitchens, to enable a self-
catered experience where patrons seek a private holiday experience”. Furthermore, the 
MLCDP states that a “component of the hotel accommodation will be in the form of self-
contained condominiums, which may be independently owned on separate titles.” 

Clause 74 of the Planning Scheme contains the following definitions: 

Dwelling: A building used as a self-contained residence which must include: a) a kitchen 
sink; b) food preparation facilities; c) a bath or shower; and d) a closet pan and wash basin. It 
includes out-buildings and works normal to a dwelling. 

Residential hotel: Land used to provide accommodation in serviced rooms for persons 
away from their normal place of residence. If it has at least 20 bedrooms, it may include the 
sale of liquor for consumption on, or off, the premises, function or conference rooms, 
entertainment, dancing, amusement machines, and gambling.  

The existence of a kitchen and/or multiple bedrooms does not necessarily define these 
buildings as dwellings. If the proposed buildings are being occupied by persons away from 
their normal place residence (e.g. tourists) and are being serviced by a single hotel 
enterprise, then they would satisfy the residential hotel definition.  

Shire officers recommend a Section 173 Agreement be placed on the respective titles to 
ensure that the buildings are managed by a single hotel enterprise and occupied by persons 
away from their normal place of residence.  

Furthermore, further subdivision of Moonah Links is not available under the MLCDP, so no 
individual titles could be created by the units.  

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 has been assessed against the relevant policies and 
incorporated documents of the Mornington Peninsula Planning Scheme and the Moonah 
Links Design Guidelines. The above assessment has identified that the proposal has 
responded to its context, in terms of landscape, vegetation and topography. The 
development has been sited to minimise earthworks and vegetation removal. Furthermore, 
the facades feature a combination of aged timber, stone and render in tones that would 
complement the natural landscape. The assessment identifies the development does align 
with the intent of the MLCDP and with the Design Guidelines that underpin all development 
on Moonah Links. Accordingly, it is recommended that the Application be supported, and 
permit be issued as per the conditions contained in the recommendation below.  

RECOMMENDATION 

That the Planning Services Committee being the Responsible Authority under the 
Mornington Peninsula Planning Scheme and the Planning and Environment Act 1987, having 
considered all matters required under Section 60 of the Planning and Environment Act 1987 
hereby resolves that Planning Permit Application P18/2598  for the buildings and works to 
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construct seventy hotel accommodation units, including native vegetation removal at 35-55 
Peter Thomson Drive Fingal; be supported and a Planning Permit be issued subject to the 
following conditions:  

1. Before the developments starts (including vegetation removal), amended plans to the 
satisfaction of the Responsible Authority must be submitted to and approved by the 
Responsible Authority.  When approved, the plans will be endorsed and will then form 
part of the permit.  The plans must be drawn to scale with dimensions and be generally 
in accordance with the plans submitted with the application but modified to show: 

A. All pedestrian pathways be at least 3.5 metres wide and have a load limit of at 
least 15 tonnes. 

B. A turning area for fire fighting vehicles provided between building C-1 and C-4. 

C. Removal of ground floor glass balustrades from all buildings. 

D. A schedule that clearly specifies the façade, materials and colours to be applied 
to each building. 

E. The elevation plans of building E-1 and E-6 to match corresponding floor plans. 

F. All external cladding to be of matte finish. 

G. The roof material and tone to be muted in tone and of low reflectivity. 

H. Building cross-sections to show any portion of roof mounted solar panels that 
exceed the parapet. 

I. An amended Stormwater Management Strategy generally in accordance with the 
Stormwater Management Strategy by ENG Consulting dated 18 January 2019 
but amended to show: 

i. Drainage calculations being based on Water Sensitive Urban Design 
Engineering Procedures by CSIRO for Melbourne Water 2005; 

ii. The drainage calculations being based on the critical duration 1 in 100-year 
storm; 

iii. The volume in the underground storage tanks dedicated to reuse and the 
volume dedicated to temporary stormwater storage; 

iv. A schematic stormwater layout being provided showing indicative alignment 
of pipes, pits and soakwells. 

J. Accessible parking spaces being identified on the plans. 

K. Preferred maximum grade on footpaths being 5% (1 in 20). 

L. Absolute maximum grade on footpaths being 7% (1 in 14).   

M. Improved at grade footpath connectivity being provided between the parking 
areas and the apartments. 

N. Pedestrian access being facilitated between the development(s) and the 
clubhouse and other Moonah Links facilities. 
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O. Preferred maximum grade on roads being 10% (1 in 10). 

P. Absolute maximum grade on roads being 12% (1 in 8.3) 

Q. Retaining walls being offset from road kerbs by at least 2.0 metres. 

R. Kerbs at intersections having a radius of at least 4.0 metres. 

S. Street lights, based on at least category (P) code lighting, being installed, 
maintained and operated at the development’s cost along the proposed roads 
and optionally for pedestrian paths and possible golf cart routes. 

T. Confirmation of cut and fill regions. 

U. Natural surface profile on building elevation drawings being extended beyond the 
building footprint to the intersection of finished surface and natural surface. 

V. Retaining walls, including their height, on building elevations. 

W. Access to any ground floor building or common entry location from surrounding 
roads and footpaths being in accordance with current Australian Standards for 
accessibility. 

X. An Arboricultural Impact Assessment (AIA) and Tree Protection Plan (TPP) – 
(drawing and specification) for all trees on the subject site or adjoining land 
whose Tree Protection Zones (TPZ) fall within the proposed development 
footprint (including any associated buildings and works). The AIA and TPP must 
be prepared by a Level V (AQF) Arborist in accordance with Australian Standard 
AS 4970-2009 Protection of trees on development site and demonstrate how all 
retained trees will be protected during all stages of development. 

Y. An amended landscape plan that incorporates: 

i. 100% of species selection to be indigenous to local EVC 858 – Coastal 
Alkaline Scrub; 

ii. Planting to provide habitat linkages between existing patches of native 
vegetation; 

iii. Planning schedule to include quantities and specific area of planting; 

iv. Vegetation marked for retention to be marked with protection barriers.  

v. All trees must to be installed at a minimum pot size of 250 millimetres and 
height when planted of 1 metre and shrubs installed at a minimum pot size 
of 200 millimetres. 

vi. The provision of notes regarding site preparation, including the removal of 
all weeds, proposed mulch, planting instructions, plant establishment 
procedures and any specific maintenance requirements. 

Z. An amended Construction Environmental Plan (CEMP) that includes: 

i. Appropriate vegetation protection measures for remnant and planted 
vegetation in proximity of buildings; 

ii. A plan identifying protected areas of vegetation; 
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iii. Section 2.4 Plant Pest Management – to contain measures to minimise the 
risk of spreading plant pathogens, particularly the introduction of 
Phytophthora cinnamon. Hygiene control measures (e.g. clean of soil and 
disinfected) for footwear, tools, equipment and machinery to occur off site 
to minimise the risk of introducing plant pathogens and weed propagules 
from other work sites into the Moonah Links property; 

iv. Wildlife handler to remains on-site throughout construction; and 

v. Section 2.8 to emphasise the need for rapid management of potential 
pollutant spills and to prevent soaking into groundwater.  

AA. An amended Waste Management Plan that is generally in accordance with 
submitted Waste Management Plan Report No V161062T by Cardno dated 23 
January 2019, but modified to show: 

 The Owner or Owners Corporation arranging for private collection of waste, 
recyclables, green waste bins and hard waste from within the property; 

ii. Clarification of hotel unit recycling generation rate; 

iii. More representative waste generation rates for residential use in 
Mornington Peninsula Shire; 

iv. Clarification of the bin capacity provided compared to the waste generation 
calculated; 

v. Clarification of bin storage arrangements; 

vi. Clarification of Waste Management arrangements; and 

vii. Swept paths and turning movements demonstrating that the private 
contractor’s garbage collection vehicle(s) can appropriately access the 
collection of bins from the designated bin collection areas and perform a 
turn at the end of the road.  

This plan must be submitted to and be to the satisfaction of the Responsible 
Authority and when approved the plan will become the endorsed waste 
management plan under this permit. 

2. Prior to the commencement of the development (including vegetation removal), an 
Environmental Management Plan (EMP) for the overall development must be 
submitted to and approved by the Responsible Authority. The EMP must contain the 
following: 

A. Measures to link habitat networks, including supplementary planning of 
indigenous species. 

B. Best practice management of pesticides, fertilisers and water to ensure no 
degradation to the environment.  

When approved the EMP will be endorsed and form part of the permit. 

3. The use, layout of the land and all buildings and works as shown on the endorsed 
plans or detailed in the endorsed documents, must not be altered or modified except 
with the written consent of the Responsible Authority. 
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4. After the endorsement of Condition 1 plans and before any works associated with the 
development starts, engineering plans to the satisfaction of the Responsible Authority 
must be submitted to and approved by the Responsible Authority. The plans must be 
drawn to scale with dimensions and two copies must be provided.  Alternatively, plans 
in pdf format may be emailed to devengadmin@mornpen.vic.gov.au. 

The plans must show: 

A. All areas of the development being drained by means of an underground 
drainage system to retain a post development 1 in 100-year storm event for the 
critical storm duration on the property and being based on a soil percolation 
testing report prepared by an appropriately qualified geotechnical consultant. 

B. All surface areas of private open spaces being drained by a minimum 100 
millimetre diameter drainage pipe connected to the storm water system. 

C. A drainage surcharge route within the development to avoid inundation of any 
buildings. 

D. Details, including engineering design of the access roads and car parks within the
site. 

E. Street lighting being provided based on at least category (P) code lighting and 
utilising energy efficient lamps. 

F. Waste bin storage and collection facilities. 

G. Sight distance for vehicles and pedestrians not being unduly restricted by 
buildings, structures, fencing or landscaping works. 

H. Access to any ground floor building or common entry location from surrounding 
roads and footpaths being in accordance with current Australian Standards for 
accessibility.  

5. Before any works associated with the development starts, drainage computations are 
required for the drainage system. 

6. At least 14 days prior to the commencement of any works for this development, a 
project specific Construction Management Plan (CMP) using the standard Construction 
Environmental Management Plan (CEMP) template found on the Mornington Peninsula 
Shire’s website must be submitted to and approved by the Responsible Authority. 
When approved the plans will be endorsed and will then form part of the permit. The 
approved CMP must be implemented to the satisfaction of the Responsible Authority 
prior to and during construction of the works. 

7. Before the initial occupation of the development drainage works within the development 
must be constructed in accordance with approved engineering plans, and to the 
satisfaction of the Responsible Authority. 

8. Before the initial occupation of the development, roads, footpaths, areas set aside for 
the parking of vehicles, street lighting and driveways as shown on the endorsed plans 
must be constructed in accordance with approved engineering plans, surfaced with 
reinforced concrete or asphalt and drained to the satisfaction of the Responsible 
Authority. 
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9. Car spaces, access lanes and driveways must be kept available for these purposes at 
all times. 

10. Prior to the commencement of any works the owner of the land must enter into an 
agreement with the Responsible Authority, pursuant to Section 173 of the Planning and 
Environment Act 1987. This agreement must be registered by the Responsible 
Authority pursuant to Section 181 of the Planning and Environment Act 1987 on the 
title of the subject land prior to the commencement of any works. 

This agreement must provide for: 

A. The liability associated with the waste, recyclables, green waste and hard waste 
management for the development being vested with the Owner or Owners 
Corporation, and for the Owner or Owners Corporation to undertake the 
management of private collections for the development in accordance with an 
endorsed Waste Management Plan. 

B. The development must be managed as a single hotel enterprise in conjunction 
with existing hotel accommodation units of Moonah Links and be occupied by 
persons away from their normal place of residence.  

The agreement is to remain extant for the life of the development at this property.  

The agreement must be executed prior to the commencement of any works for the 
development and all costs relating to the preparation of the agreement are to be borne 
by the Applicant. 

11. The materials and colours of the exterior finish of the permitted buildings must be in 
accordance with the endorsed plans unless with the further permission of the 
Responsible Authority. 

12. Prior to the initial occupation of the any building, external finishes must be completed to 
a professional standard to the satisfaction of the Responsible Authority. 

13. Once the development of any permitted building has commenced, it must be completed 
in accordance with the endorsed plans and once completed, it must be maintained to a 
professional standard to the satisfaction of the Responsible Authority.  

14. Prior to the commencement of works and at all relevant stages during the development 
the actions contained in the approved Construction Environmental Management Plan 
(CEMP) must be implemented, complied with, monitored and reported to the 
satisfaction of the Responsible Authority. 

15. The extent of clearing of vegetation as shown on the endorsed plans must not be 
altered or modified without the consent of the Responsible Authority. 

16. All disturbed surfaces on the land must be revegetated and stabilised to the satisfaction 
of the Responsible Authority. 

17. Prior to the occupation of the development (or other time agreed to in writing by the 
Responsible Authority) the landscaping works shown on the endorsed plans must be 
carried out and completed to the satisfaction of the Responsible Authority. 

18. The landscaping referred to in Condition 16 above must be maintained to the 
satisfaction of the Responsible Authority, including that any dead, diseased or 
damaged plants are to be replaced as soon as practicable. 
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19. Before works start, the permit holder must advise all persons undertaking the 
vegetation removal or works on site of all relevant permit conditions and associated 
statutory requirements or approvals. 

20. A suitably qualified wildlife handler or zoologist is to be present when felling 
trees/removing native vegetation, to ensure wildlife is not harmed. If displaced wildlife 
that cannot be relocated on site to an appropriate location away from the construction 
footprint, or injured wildlife is captured, please contact the Department of Environment, 
Land, Water and Planning on 136 186 for further advice.  

21. The Tree Protection Zones, Recommendations and Tree Protection Measures 
identified in the approved AIA and TPP must be implemented, complied with and 
certified to the satisfaction of the Responsible Authority. 

22. Any pruning of trees on the subject site and adjoining land must be undertaken by a 
qualified arborist in compliance with the procedures and practices described in AS 
4373-2007 Australian Standard pruning of amenity trees. 

23. The owner and occupier of the site must ensure that, prior to the commencement of 
buildings and works, all contractors and tradespersons operating on the site are 
advised of the status of trees to be retained and are advised of any obligations in 
relation to the protection of those trees. 

24. Within areas of native vegetation being retained and any tree protection zone 
associated with the permitted development, the following is prohibited (unless with the 
further written consent of the Responsible Authority: 

A. Any vehicle or pedestrian access, trenching or soil excavation. 

B. Storage or dumping of any soils, materials, equipment, vehicles, machinery or 
waste products. 

C. Entry or exit pits for underground services. 

D. Any other actions or activities that may result in adverse impacts to retained 
vegetation.  

25. All sewerage and sullage waste must be discharged into a reticulated sewerage 
system to the satisfaction of the Responsible Authority prior to the occupation of any 
permitted building. 

26. Noise from refuse collection and deliveries to the site must comply with Environment 
Protection Authority 1254 – Noise Control Guidelines. 

27. Noise levels emanating from the land must not exceed those set out in State 
Environment Protection Policies N-1 (Control of Noise from Commerce, Industry and 
Trade). 

28. Air conditioning and other fixed plant or equipment must be designed and installed to 
comply with relevant State Environment Protection Policies and prevent any noise 
nuisance beyond the boundaries of the land. 

29. The amenity of the area must not be adversely affected by the use or development as 
a result of:  

A. Transport of materials, goods or commodities to or from the land. 
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B. Appearance of any building, works, stored goods or materials. 

C. Emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, steam, 
soot, ash, dust, waste water, waste products, grit or oil.  

To the satisfaction of the Responsible Authority. 

30. Any roof mounted equipment or services not shown on the endorsed plans require 
further approval by the Responsible Authority.  

31. This permit will expire if either one of the following applies: 

A. The development has not commenced within three years of the date of this 
permit. 

B. The development has not been completed within five years of the date of this 
permit. 

 In accordance with Section 69 of the Planning and Environment Act 1987, an 
application may be submitted to the Responsible Authority for an extension of the 
periods referred to in this condition. 
 

Deputations 

 Mr Nevan Wadeson, Tract Consulting (on behalf of Applicant). 

COMMITTEE DECISION 
 
Moved: Cr Gill 
Seconded: Cr Brooks 

That the Planning Services Committee being the Responsible Authority under the 
Mornington Peninsula Planning Scheme and the Planning and Environment Act 1987, 
having considered all matters required under Section 60 of the Planning and 
Environment Act 1987 hereby resolves that Planning Permit Application P18/2598  for 
the buildings and works to construct seventy hotel accommodation units, including 
native vegetation removal at 35-55 Peter Thomson Drive Fingal; be supported and a 
Planning Permit be issued subject to the following conditions:  

1. Before the developments starts (including vegetation removal), amended plans 
to the satisfaction of the Responsible Authority must be submitted to and 
approved by the Responsible Authority.  When approved, the plans will be 
endorsed and will then form part of the permit.  The plans must be drawn to 
scale with dimensions and be generally in accordance with the plans submitted 
with the application but modified to show: 

A. All pedestrian pathways be at least 3.5 metres wide and have a load limit of 
at least 15 tonnes. 

B. A turning area for fire fighting vehicles provided between building C-1 and 
C-4. 

C. Removal of ground floor glass balustrades from all buildings. 

D. A schedule that clearly specifies the façade, materials and colours to be 
applied to each building. 
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E. The elevation plans of building E-1 and E-6 to match corresponding floor 
plans. 

F. All external cladding to be of matte finish. 

G. The roof material and tone to be muted in tone and of low reflectivity. 

H. Building cross-sections to show any portion of roof mounted solar panels 
that exceed the parapet. 

I. An amended Stormwater Management Strategy generally in accordance 
with the Stormwater Management Strategy by ENG Consulting dated 18 
January 2019 but amended to show: 

i. Drainage calculations being based on Water Sensitive Urban Design 
Engineering Procedures by CSIRO for Melbourne Water 2005; 

ii. The drainage calculations being based on the critical duration 1 in 
100-year storm; 

iii. The volume in the underground storage tanks dedicated to reuse and 
the volume dedicated to temporary stormwater storage; 

iv. A schematic stormwater layout being provided showing indicative 
alignment of pipes, pits and soakwells. 

J. Accessible parking spaces being identified on the plans. 

K. Preferred maximum grade on footpaths being 5% (1 in 20). 

L. Absolute maximum grade on footpaths being 7% (1 in 14).   

M. Improved at grade footpath connectivity being provided between the 
parking areas and the apartments. 

N. Pedestrian access being facilitated between the development(s) and the 
clubhouse and other Moonah Links facilities. 

O. Preferred maximum grade on roads being 10% (1 in 10). 

P. Absolute maximum grade on roads being 12% (1 in 8.3) 

Q. Retaining walls being offset from road kerbs by at least 2.0 metres. 

R. Kerbs at intersections having a radius of at least 4.0 metres. 

S. Street lights, based on at least category (P) code lighting, being installed, 
maintained and operated at the development’s cost along the proposed 
roads and optionally for pedestrian paths and possible golf cart routes. 

T. Confirmation of cut and fill regions. 

U. Natural surface profile on building elevation drawings being extended 
beyond the building footprint to the intersection of finished surface and 
natural surface. 

V. Retaining walls, including their height, on building elevations. 
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W. Access to any ground floor building or common entry location from 
surrounding roads and footpaths being in accordance with current 
Australian Standards for accessibility. 

X. An Arboricultural Impact Assessment (AIA) and Tree Protection Plan (TPP) 
– (drawing and specification) for all trees on the subject site or adjoining 
land whose Tree Protection Zones (TPZ) fall within the proposed 
development footprint (including any associated buildings and works). The 
AIA and TPP must be prepared by a Level V (AQF) Arborist in accordance 
with Australian Standard AS 4970-2009 Protection of trees on development 
site and demonstrate how all retained trees will be protected during all 
stages of development. 

Y. An amended landscape plan that incorporates: 

i. 100% of species selection to be indigenous to local EVC 858 – Coastal 
Alkaline Scrub; 

ii. Planting to provide habitat linkages between existing patches of 
native vegetation; 

iii. Planning schedule to include quantities and specific area of planting; 

iv. Vegetation marked for retention to be marked with protection barriers. 

v. All trees must to be installed at a minimum pot size of 250 millimetres 
and height when planted of 1 metre and shrubs installed at a 
minimum pot size of 200 millimetres. 

vi. The provision of notes regarding site preparation, including the 
removal of all weeds, proposed mulch, planting instructions, plant 
establishment procedures and any specific maintenance 
requirements. 

Z. An amended Construction Environmental Plan (CEMP) that includes: 

i. Appropriate vegetation protection measures for remnant and planted 
vegetation in proximity of buildings; 

ii. A plan identifying protected areas of vegetation; 

iii. Section 2.4 Plant Pest Management – to contain measures to minimise 
the risk of spreading plant pathogens, particularly the introduction of 
Phytophthora cinnamon. Hygiene control measures (e.g. clean of soil 
and disinfected) for footwear, tools, equipment and machinery to 
occur off site to minimise the risk of introducing plant pathogens and 
weed propagules from other work sites into the Moonah Links 
property; 

iv. Wildlife handler to remains on-site throughout construction; and 

v. Section 2.8 to emphasise the need for rapid management of potential 
pollutant spills and to prevent soaking into groundwater.  



Planning Services Committee 
Minutes 

  18 November 2019

4.1 (Cont.) 

 

Mornington Peninsula Shire Council   58
 

AA. An amended Waste Management Plan that is generally in accordance with 
submitted Waste Management Plan Report No V161062T by Cardno dated 
23 January 2019, but modified to show: 

 The Owner or Owners Corporation arranging for private collection of 
waste, recyclables, green waste bins and hard waste from within the 
property; 

ii. Clarification of hotel unit recycling generation rate; 

iii. More representative waste generation rates for residential use in 
Mornington Peninsula Shire; 

iv. Clarification of the bin capacity provided compared to the waste 
generation calculated; 

v. Clarification of bin storage arrangements; 

vi. Clarification of Waste Management arrangements; and 

vii. Swept paths and turning movements demonstrating that the private 
contractor’s garbage collection vehicle(s) can appropriately access 
the collection of bins from the designated bin collection areas and 
perform a turn at the end of the road.  

This plan must be submitted to and be to the satisfaction of the 
Responsible Authority and when approved the plan will become the 
endorsed waste management plan under this permit. 

AB. The submission of an Environmental, sustainability Design (ESD) Report by 
a suitably qualified consultant to the Responsible Authority.  Once 
approved the report will form a part of this Permit.  The report must include: 

i. Electric vehicle charging stations. 

ii. Any other design measures required for the buildings. 

2. Prior to the commencement of the development (including vegetation removal), 
an Environmental Management Plan (EMP) for the overall development must be 
submitted to and approved by the Responsible Authority. The EMP must contain 
the following: 

A. Measures to link habitat networks, including supplementary planning of 
indigenous species. 

B. Best practice management of pesticides, fertilisers and water to ensure no 
degradation to the environment.  

When approved the EMP will be endorsed and form part of the permit. 

3. The use, layout of the land and all buildings and works as shown on the 
endorsed plans or detailed in the endorsed documents, must not be altered or 
modified except with the written consent of the Responsible Authority. 

4. After the endorsement of Condition 1 plans and before any works associated 
with the development starts, engineering plans to the satisfaction of the 
Responsible Authority must be submitted to and approved by the Responsible 
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Authority. The plans must be drawn to scale with dimensions and two copies 
must be provided.  Alternatively, plans in pdf format may be emailed to 
devengadmin@mornpen.vic.gov.au. 

The plans must show: 

A. All areas of the development being drained by means of an underground 
drainage system to retain a post development 1 in 100-year storm event for 
the critical storm duration on the property and being based on a soil 
percolation testing report prepared by an appropriately qualified 
geotechnical consultant. 

B. All surface areas of private open spaces being drained by a minimum 100 
millimetre diameter drainage pipe connected to the storm water system. 

C. A drainage surcharge route within the development to avoid inundation of 
any buildings. 

D. Details, including engineering design of the access roads and car parks 
within the site. 

E. Street lighting being provided based on at least category (P) code lighting 
and utilising energy efficient lamps. 

F. Waste bin storage and collection facilities. 

G. Sight distance for vehicles and pedestrians not being unduly restricted by 
buildings, structures, fencing or landscaping works. 

H. Access to any ground floor building or common entry location from 
surrounding roads and footpaths being in accordance with current 
Australian Standards for accessibility.  

5. Before any works associated with the development starts, drainage 
computations are required for the drainage system. 

6. At least 14 days prior to the commencement of any works for this development, a 
project specific Construction Management Plan (CMP) using the standard 
Construction Environmental Management Plan (CEMP) template found on the 
Mornington Peninsula Shire’s website must be submitted to and approved by the 
Responsible Authority. When approved the plans will be endorsed and will then 
form part of the permit. The approved CMP must be implemented to the 
satisfaction of the Responsible Authority prior to and during construction of the 
works. 

7. Before the initial occupation of the development drainage works within the 
development must be constructed in accordance with approved engineering 
plans, and to the satisfaction of the Responsible Authority. 

8. Before the initial occupation of the development, roads, footpaths, areas set 
aside for the parking of vehicles, street lighting and driveways as shown on the 
endorsed plans must be constructed in accordance with approved engineering 
plans, surfaced with reinforced concrete or asphalt and drained to the 
satisfaction of the Responsible Authority. 
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9. Car spaces, access lanes and driveways must be kept available for these 
purposes at all times. 

10. Prior to the commencement of any works the owner of the land must enter into 
an agreement with the Responsible Authority, pursuant to Section 173 of the 
Planning and Environment Act 1987. This agreement must be registered by the 
Responsible Authority pursuant to Section 181 of the Planning and Environment 
Act 1987 on the title of the subject land prior to the commencement of any 
works. 

This agreement must provide for: 

A. The liability associated with the waste, recyclables, green waste and hard 
waste management for the development being vested with the Owner or 
Owners Corporation, and for the Owner or Owners Corporation to 
undertake the management of private collections for the development in 
accordance with an endorsed Waste Management Plan. 

B. The development must be managed as a single hotel enterprise in 
conjunction with existing hotel accommodation units of Moonah Links and 
be occupied by persons away from their normal place of residence.  

The agreement is to remain extant for the life of the development at this property. 

The agreement must be executed prior to the commencement of any works for 
the development and all costs relating to the preparation of the agreement are to 
be borne by the Applicant. 

11. The materials and colours of the exterior finish of the permitted buildings must 
be in accordance with the endorsed plans unless with the further permission of 
the Responsible Authority. 

12. Prior to the initial occupation of the any building, external finishes must be 
completed to a professional standard to the satisfaction of the Responsible 
Authority. 

13. Once the development of any permitted building has commenced, it must be 
completed in accordance with the endorsed plans and once completed, it must 
be maintained to a professional standard to the satisfaction of the Responsible 
Authority.  

14. Prior to the commencement of works and at all relevant stages during the 
development the actions contained in the approved Construction Environmental 
Management Plan (CEMP) must be implemented, complied with, monitored and 
reported to the satisfaction of the Responsible Authority. 

15. The extent of clearing of vegetation as shown on the endorsed plans must not be 
altered or modified without the consent of the Responsible Authority. 

16. All disturbed surfaces on the land must be revegetated and stabilised to the 
satisfaction of the Responsible Authority. 

17. Prior to the occupation of the development (or other time agreed to in writing by 
the Responsible Authority) the landscaping works shown on the endorsed plans 
must be carried out and completed to the satisfaction of the Responsible 
Authority. 



Planning Services Committee 
Minutes 

  18 November 2019

4.1 (Cont.) 

 

Mornington Peninsula Shire Council   61
 

18. The landscaping referred to in Condition 16 above must be maintained to the 
satisfaction of the Responsible Authority, including that any dead, diseased or 
damaged plants are to be replaced as soon as practicable. 

19. Before works start, the permit holder must advise all persons undertaking the 
vegetation removal or works on site of all relevant permit conditions and 
associated statutory requirements or approvals. 

20. A suitably qualified wildlife handler or zoologist is to be present when felling 
trees/removing native vegetation, to ensure wildlife is not harmed. If displaced 
wildlife that cannot be relocated on site to an appropriate location away from the 
construction footprint, or injured wildlife is captured, please contact the 
Department of Environment, Land, Water and Planning on 136 186 for further 
advice.  

21. The Tree Protection Zones, Recommendations and Tree Protection Measures 
identified in the approved AIA and TPP must be implemented, complied with and 
certified to the satisfaction of the Responsible Authority. 

22. Any pruning of trees on the subject site and adjoining land must be undertaken 
by a qualified arborist in compliance with the procedures and practices 
described in AS 4373-2007 Australian Standard pruning of amenity trees. 

23. The owner and occupier of the site must ensure that, prior to the commencement 
of buildings and works, all contractors and tradespersons operating on the site 
are advised of the status of trees to be retained and are advised of any 
obligations in relation to the protection of those trees. 

24. Within areas of native vegetation being retained and any tree protection zone 
associated with the permitted development, the following is prohibited (unless 
with the further written consent of the Responsible Authority: 

A. Any vehicle or pedestrian access, trenching or soil excavation. 

B. Storage or dumping of any soils, materials, equipment, vehicles, machinery 
or waste products. 

C. Entry or exit pits for underground services. 

D. Any other actions or activities that may result in adverse impacts to 
retained vegetation.  

25. All sewerage and sullage waste must be discharged into a reticulated sewerage 
system to the satisfaction of the Responsible Authority prior to the occupation of 
any permitted building. 

26. Noise from refuse collection and deliveries to the site must comply with 
Environment Protection Authority 1254 – Noise Control Guidelines. 

27. Noise levels emanating from the land must not exceed those set out in State 
Environment Protection Policies N-1 (Control of Noise from Commerce, Industry 
and Trade). 

28. Air conditioning and other fixed plant or equipment must be designed and 
installed to comply with relevant State Environment Protection Policies and 
prevent any noise nuisance beyond the boundaries of the land. 
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29. The amenity of the area must not be adversely affected by the use or 
development as a result of:  

A. Transport of materials, goods or commodities to or from the land. 

B. Appearance of any building, works, stored goods or materials. 

C. Emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, 
steam, soot, ash, dust, waste water, waste products, grit or oil.  

To the satisfaction of the Responsible Authority. 

30. Any roof mounted equipment or services not shown on the endorsed plans 
require further approval by the Responsible Authority.  

31. This permit will expire if either one of the following applies: 

A. The development has not commenced within three years of the date of this 
permit. 

B. The development has not been completed within five years of the date of 
this permit. 

In accordance with Section 69 of the Planning and Environment Act 1987, an 
application may be submitted to the Responsible Authority for an extension of 
the periods referred to in this condition. 

 
Carried Unanimously
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4.2 Planning Application P19/0716 – Use and Development of a Renewable Energy 
Facility (Solar Farm) – 21 Collins Road, Dromana 

 Prepared By Rory MacDonald, Senior Planner  

Authorised By Director – Planning and Building  

Document ID A9378375 

Attachment(s) 1. Locality Maps   
2. Assessed Plans   
3. Supporting Reports and Documents   
4. DELWP Solar Facility Guidelines   
5. Objection (confidential)    

 Application No. P19/0716 

 Proposal The use and development of land for a renewable energy 
facility (solar farm) and associated works in accordance with 
the endorsed plans 

 Melway Reference 160 D8 

 Zoning Green Wedge Zone – schedule 3 (GWZ3) 

 Applicant Prossor Town Planning 

 Date of Application 17 April 2019 

 
PURPOSE 

The purpose of this report is to seek the Planning Services Committee’s decision regarding 
Planning Application P19/0716 to use and develop land for a solar farm with associated 
works. 

Proposal The use and development of land for a renewable energy facility 
(solar farm) and associated works in accordance with the 
endorsed plans. 

Zoning and 
Overlays 

Green Wedge Zone – schedule 3 (GWZ3) 

Environmental Significance Overlay – schedule 6 (ESO6) 

Environmental Significance Overlay – schedule 17 (ESO17) 

Environmental Significance Overlay – schedule 19 (ESO19) 

Environmental Significance Overlay – schedule 28 (ESO28) 

Bushfire Management Overlay (BMO) 

Vegetation Protection Overlay – schedule 2 (VPO2) 

Permit Triggers Clause 35.04 – GWZ3 – a Permit is required to use the land for a 
renewable energy facility (section 2 use); a permit is required to 
construct a building or carry out works associated with a Section 2 
use. 

Clause 42.01 – ESO6 – a Permit is required to construct a 
building or construct or carry out works. 
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BACKGROUND 

Previous Permits 

There are no previous planning permits relevant to the assessment of the current application. 

Existing Conditions 

The subject site is a lot of 40.5 hectares, located at the intersection of Nepean Highway and 
Collins Road – directly opposite Dromana Industrial Estate. 

The site is irregular in shape, currently in use for cattle grazing with an existing single storey 
dwelling located centrally on the property.  Scattered vegetation and several bodies of water 
(both man-made and natural) are present in the northern half of the site. 

The south-west corner of the lot, where the use/development is proposed, comprises an 
open area of grazing land. 

It is noted that an area of cultural heritage sensitivity associated with Sheepwash Creek runs 
through the centre of the site.  The area proposed for use/development is outside this area, 
therefore there is no requirement for a Cultural Heritage Management Plan (CHMP) in 
accordance with the Aboriginal Heritage Act 2006. 

The remaining Overlays listed above do not affect the area of the 
subject site proposed for use/development, and no permit is 
required for the works under the BMO, as it is not one of the 
specified uses listed under the Overlay.  

Advertising The Application was advertised in the following manner: 

 Letters to surrounding properties; 

 Two signs – one displayed immediately on the Collins road 
reserve immediately to the south of the subject site, and one 
at the junction between Boundary Road and Collins Road; 
and 

 A notice published in the Mornington Peninsula Leader. 

Submissions One objection has been received. 

Consultation No formal consultation has been undertaken post advertising. 

Key Issues  Appropriateness of the land use in the context of Green 
Wedge policy objectives; 

 Appropriateness of the land use with respect to surrounding 
land uses; 

 Landscape/visual impact; 

 Environmental impact; and 

 Off-site amenity impacts. 

Recommendation That the Application be approved subject to conditions. 
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Surrounding Land 

The land surrounding the subject site has a varied character with a mixture of uses, including 
the Dromana Industrial Estate to the west, the Nepean Highway with a holiday village beyond 
to the north and a mixture of Green Wedge lots with agricultural and dwelling uses to the 
south and east.  Please see Attachment 1 for an aerial photograph, Zoning map and Melway 
map. 

PROPOSAL 
 
The proposal is comprised of the following elements: 

 A four Megawatt peak solar farm consisting of 12,768 individual modules orientated 
east/west; 

 A 140 square metre inverter and transformer station; 

 Two Colorbond equipment/machinery sheds (20 metres length x 7 metres width x 4 
metres height); 

 Two 27,000 litre rainwater tanks (3.4 metres diameter x 3.1 metres height); 

 A 22 kilovolt (kV) Main Switchboard (MSB) connection station; 

 The construction of a new vehicular site access from Collins Road; 

 1.8-metre-high chain link security fencing; and 

 Fruit tree planting for screening purposes. 

The submitted plans also show four ‘controlled environment farming units’.  These additional 
structures are directly associated with the agricultural use of the land (rather than the 
renewable energy facility), and in that regard do not trigger a planning permit (since this 
component of the proposed works are associated with a section 1 land use). 

Please see Attachment 2 for a full set of assessed plans. 

NOTIFICATION AND CONSULTATION 

Notification 

Pursuant to section 52 of the Planning and Environment Act 1987, notice was given of the 
Application in the following manner: 

 Letters to surrounding properties; 

 Two signs – one displayed immediately on the Collins Road Reserve immediately to 
the south of the subject site, and one at the junction between Boundary Road and 
Collins Road; and 

 A notice published in the Mornington Peninsula Leader. 

The advertising period concluded on 29 October 2019. 

Submissions 

One objection has been received, raising the following concerns: 
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 Landscape/visual impact; 

 Requirement for a CHMP; and 

 Inconsistency in planning approvals on rural land. 

Consultation 

No formal consultation has been undertaken. 

REFERRALS 

External referrals 

N/A – none undertaken. 

Internal Referrals 

Development Engineering 

The Mornington Peninsula Shire’s (the Shire’s) Development Engineering Team did not raise 
any objections to the proposal, subject to the imposition of conditions relating to: 

 The provision of an asphalt or reinforce concrete surfaced vehicle crossing; 

 Submission of detailed engineering plans; and 

 The submission of a Construction Environmental Management Plan. 

Climate Change, Energy and Water 

The Shire’s Climate Change, Energy and Water Unit responded in support of the Application. 

PLANNING SCHEME PROVISIONS 

Permit Triggers 

A Planning Permit is required pursuant to the following clauses of the Planning Scheme: 

35.04 Green Wedge Zone – Schedule 3 (GWZ3) 

 A Planning Permit is required to use land for a Section 2 use.  A ‘renewable energy 
facility’ is a section 2 use within the Green Wedge Zone. 

 A Planning Permit is required to construct a building or carry out works associated with 
a section 2 use. 

42.01 Environmental Significance Overlay – Schedule 6 (ESO6) 

 A Planning Permit is required to construct a building or construct or carry out works. 

State Planning Policy Framework 

Clause 11.03-5S – Distinctive Areas and Landscapes 

Mornington Peninsula Localised Planning Statement 
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Clause 12.01 – Biodiversity 

Clause 12.05 – Significant Environments and Landscapes 

Clause 13.07-1S – Land Use Compatibility  

Clause 14.01 – Agriculture 

Clause 15.01-6S – Design for Rural Areas 

Clause 15.02-1S – Energy and Resource Efficiency  

Clause 19.01-1S – Energy Supply 

Clause 19.01-2S – Renewable Energy 

Local Planning Policy Framework 

Clause 21.09 – Planning for Rural Areas 

Clause 22.14 – Mornington Peninsula Land Units 

Particular Provisions 

Clause 51.02 – Metropolitan Green Wedge Land: Core Planning Provisions 

Clause 52.06 – Car Parking 

Clause 53.13 – Renewable Energy Facility (other than Wind Energy Facility) 

Other 

Solar Energy Facilities – Design and Development Guideline (Department of Environment, 
Land, Water and Planning (DELWP), 2019) (Attachment 4) 

Mornington Peninsula Green Wedge Management Plan (Mornington Peninsula Shire 
Council, 2019) 

CONSIDERATION 

The key issues in the assessment of this proposal are considered to be: 

 Is the land use appropriate in the context of the relevant planning policy? 

 Is the land use appropriate in the context of the existing and surrounding land uses? 

 Is the development appropriate in the context of the landscape and environment? 

 Will the proposal give rise to unacceptable amenity impacts? 

 What conditions should be imposed on any permit granted? 
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Strategic Policy Context  

Public Policy 

Commercial solar electricity generation is an emerging land use in Victoria, supporting the 
Victorian Government target of 25% renewable energy generation by 2020 and 40% by 
2025.  The 2017 Renewable Energy Action Plan seeks to support the growth of this sector, 
empower communities and consumers and modernise the energy system.   

In support of these targets and commitments, it is a key objective of the Victorian 
Government to accelerate the development of well-sited and well-designed renewable 
energy generation facilities in Victoria.   Having regard to this, and as set out in the Solar 
Energy Facilities – Design and Development Guideline (DELWP, 2019): 

A solar energy facility should not lead to: 

 The loss or interruption of supply to the immediate or broader electricity transmission 
network; 

 The loss of vegetation, habitat or species of environmental importance; 

 The loss of cultural heritage or landscape values of significance; 

 The loss of productive, state-significant agricultural land; and 

 Increased exposure of the area to fire, flood or other natural or environmental hazard. 

This guideline document was developed by the Victorian Government and introduced as a 
Decision Guideline for renewable energy facilities (other than wind energy facilities) by 
Amendment VC161.  Reference will be made to the document throughout this report. 

Planning Policy 

The Strategic Planning Policy objectives set out in the Planning Scheme echo the wider 
public policy context.  A balance must be achieved between the facilitation of the growth of 
the renewable energy sector, other relevant planning policy objectives and site values. 

VPP clauses 15.02-1S, 19.01-1S and 19.01-2S of the Planning Scheme set out specific 
strategies promoting the use of renewable energy technologies in the provision of new 
energy infrastructure to assist in a transition towards a lower carbon economy. 

The relevant Local Planning Policies (clauses 21.09 and 22.14) are focused on the 
preservation of environmental values and supporting appropriate sustainable land use within 
rural areas. 

A detailed assessment against these principles can be found below. 

  



Planning Services Committee 
Minutes 

  18 November 2019

4.2 (Cont.) 

 

Mornington Peninsula Shire Council   69
 

Land Use 

Renewable Energy 

The Planning Scheme sets out specific strategies and objectives promoting the use of 
renewable energy technologies in the provision of new energy infrastructure: 

Clause 15.02-1S – Energy and Resource Efficiency 

 Improve efficiency in energy use through greater use of renewable energy technologies 
and other energy efficiency upgrades. 

Clause 19.01 – Energy 

 Support transition to a low-carbon economy with renewable energy and greenhouse 
emission reductions including geothermal, clean coal processing and carbon capture 
and storage; and 

 Facilitate renewable energy development in appropriate locations. 

The location of the solar farm is entirely appropriate from an infrastructure perspective.   

There are 22 kilo-volt amperes overhead powerlines within Collins Road and a United 
Energy sub-station within the Dromana Industrial Estate, a short distance from the panels.  
This means that there are no significant infrastructure upgrades or alterations necessary to 
connect the panels to the electricity power network.  The value of this is noted in the Solar 
Energy Facilities – Design and Development Guideline (DELWP, 2019): 

In Victoria, the best solar resources are not always located in close proximity to suitable 
network infrastructure, and existing network infrastructure can become constrained at 
specific locations with increasing connections and generation. 

Proximity to the existing electricity network and spare connection capacity available at the 
anticipated connection point are highly important considerations for solar energy facilities. 

A letter of support from United Energy has been provided with the application documentation. 

The provision of infrastructure/buildings will be limited to the panels themselves, a 140 
square metre inverter and transformer station, two Colorbond equipment/machinery sheds 
(20 metres length x 7 metres width x 4 metres height), two x 27,000 litre rainwater tanks (3.4 
metres diameter x 3.1 metres height) and a 22kV MSB connection station. 

Green Wedge Objectives 

The subject site is located within the Green Wedge Zone, within which sustainable land 
management and the promotion of productive agriculture are key policy aims set out in State 
and Local policy, along with the specific Zoning provisions: 

Clause 14.01-1S – Protection of Agricultural Land 

In considering a proposal to use, subdivide or develop agricultural land, consider the: 

 Desirability and impacts of removing the land from primary production, given its 
agricultural productivity. 
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Mornington Peninsula Localised Planning Statement 

Objective: 

 Promoting sustainable agricultural use of rural land. 

Clause 21.09 – Planning for Rural Areas 

Objective: 

 To support the use of rural land for farming to the maximum extent that is 
environmentally sustainable and consistent with maintaining landscape character. 

Clause 22.14 – Mornington Peninsula Land Units 

Objective: 

 To promote sustainable use and development of rural land. 

Clause 35.04 – Green Wedge Zone 

Objectives: 

 To provide for the use of land for agriculture. 

 To encourage use and development that is consistent with sustainable land 
management practices. 

Given this policy context, the promotion of appropriately sited renewable energy technologies 
must be balanced against the primary land use aims of the Green Wedge Zone. 

The subject site is a lot of 40 hectares, currently in use for cattle grazing with a single storey 
dwelling located relatively centrally on the property.  The panels are proposed to be located 
in an irregularly-shaped southern section of the site which can be neatly separated from the 
much larger rectangular block which constitutes the remainder of the site.  The panels and 
associated equipment will take up an area of 2.25 hectares (approximately 5% of the site 
area).  The Application also includes indicative plans which show four ‘controlled 
environment farming units’ within the solar farm area, which are intended to demonstrate that 
this part of the site will not be lost entirely to productive agriculture.   

Land Use Policy Balance 

The key in assessing the land use component of the proposal is striking the balance between 
the primary aims of the Green Wedge Zone to support sustainable land management and 
productive agriculture and the promotion of renewable energy infrastructure in appropriate 
locations.  It is considered, for the following reasons, that this balance is achieved by the 
current proposal and that the proposed solar farm is an appropriate use in the context of the 
subject site and relevant planning policy: 

 The proposed use will support public and planning policy objectives to encourage and 
promote renewable energy infrastructure; 

 The site is extremely well-located with respect to infrastructure connections, allowing a 
straightforward connection to the electricity network with minimal impacts; 

 The site is well-located with respect to access to sunlight; 
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 The overwhelming majority of the land on the subject site (95% of site area) will remain 
available for productive agricultural use; and 

 The infrastructure is non-permanent and can readily be removed from the site in the 
future, allowing a simple transition back to an agricultural use if the circumstances 
change. 

Overall, it is considered that the use of land for a renewable energy facility of the type 
proposed is appropriate and acceptable, having regard to the applicable planning policy.  It 
represents an appropriate location for a renewable energy facility which will not undermine 
the primary aims and objectives of the Green Wedge Zone. 

Landscape/Visual Impact 

The relevant State and Local planning policy, along with the applicable Zoning and Overlay 
provisions, set out objectives and aims which seek to preserve scenic and landscape values 
in the vicinity of the subject site: 

Clause 15.01-6S – Design for Rural Areas 

Objective: 

 Ensure that siting, scale and appearance of development protects and enhances rural 
character; and 

 Site and design development to minimise visual impacts on surrounding natural 
scenery and landscape features including ridgelines, hill tops, waterways, lakes and 
wetlands. 

Clause 35.04 – Green Wedge Zone 

Objective: 

 To protect, conserve and enhance the cultural heritage significance and the character 
of open rural and scenic non-urban landscapes. 

Clause 42.01 – Environmental Significance Overlay (schedule 6) 

Objectives: 

 To promote siting and design of buildings and works that is responsive to the open 
rural landscape character and vistas of this area, and that maintains the scenic value of 
roads and recreation routes. 

 To protect the landscape values of the area. 

The proposed development is located in an area of the site which is relatively flat, with a fall 
of approximately five metres from north-west to south-east across approximately 275 metres.  
The wider context is that of a flat, open landscape with scattered blocks of vegetation to the 
south and east with the Industrial Estate and Dromana Township constituting a significantly 
more built-up and urban character to the north and west. 

The solar panels and associated structures are extremely low-profile with the panels having 
a maximum height of 1.4 metres above ground level (associated chain-link security fencing 
around the boundaries will reach 1.8 metres).  The facility will not be prominent in any 
immediate context, being well-screened from the western boundary by vegetation and 
benefiting from generous setbacks to any other occupied land in all other directions (a 
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Melbourne Water pipeline borders the solar farm area to the east and south with significant 
setbacks to buildings beyond).   

In the wider context, the low-profile nature of the panels combined with intervening 
topography and vegetation will ensure there is no significant adverse impact upon the 
landscape and the scenic values of the area.  It is anticipated that there may be a degree of 
visibility of the solar farm from elevated locations in Arthurs Seat State Park and surrounding 
areas from the south, however these will be intermittent, long-range views which would not 
disrupt any principal outlooks (which would be to the coast). 

As included within the submitted plans, additional screening is proposed to the north, south 
and east to further mitigate any visual impact.  Further details regarding the specific 
species/quantities of such planting will be required via a condition of permit.   

Overall, it is considered that the landscape/visual impact of the proposal will not be 
significant and will not undermine any of the relevant objectives of the Planning Scheme in 
this regard. 

Environmental Impact 

The relevant State and Local Planning Policy, along with the applicable Zoning and Overlay 
provisions, set out objectives and aims which seek to preserve, protect and enhance 
environmental and biodiversity values: 

Clause 12.05-1S – Environmentally Sensitive Areas 

Objective: 

 To protect and conserve environmentally sensitive areas. 

Clause 21.09-1 – Conserving environmental values 

Objective: 

 To maintain and enhance the natural values and ecological systems of the Peninsula. 

Clause 35.04 – Green Wedge Zone 

Objective: 

 To protect and enhance the biodiversity of the area. 

With respect to the area proposed for development, it is subject to Environmental 
Significance Overlay (Schedule 6) which recognises the environmental significance of 
Kangeron Basin and sets out objectives and requirements which seek to protect its 
environmental values (alongside landscape values which are addressed above): 

Objective: 

 To protect and conserve the environmental systems, biodiversity, native vegetation, 
habitat areas, land and soil stability, drainage patterns and stream quality of this area. 

The proposal, although large in terms of footprint, will have limited environmental impact.  
There are no substantial infrastructure upgrades required and the area proposed for 
development is comprised solely of agricultural land which has been heavily grazed.  No 
vegetation removal is required to facilitate the proposal and there are no other environmental 
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features of any significance which will be impacted.  The proposed access will be located at 
a gap in the roadside vegetation. 

It is also noted that the panels are attached to poles that are readily moveable, ensuring that 
there will be no irreversible change to the environment of the site should the panels be 
removed in the future.  

It is considered that the proposed development can be accommodated without significant 
adverse environmental effects and is consistent with the objectives of the relevant provisions 
of the Planning Scheme in this regard. 

Amenity Impacts  

It must be ensured, in assessing a proposed use/development of this scale, that wider 
community amenity impacts are considered, in addition to the specific environmental and 
landscape impacts.  This duty is set out in clauses 13.07-1S and 19.01-2S of the Planning 
Scheme: 

Clause 19.01-2S – Renewable Energy 

Strategy: 

 Considering the need to minimise the effects of a proposal on the local community and 
environment. 

Clause 13.07-1S – Land Use Compatibility 

Objective: 

 To safeguard community amenity while facilitating appropriate commercial, industrial or 
other uses with potential off-site effects. 

It is established above that the proposed land use is considered to be acceptable with 
respect to the applicable planning policy and the particular circumstances of the subject land.  
It is also established that there is no unacceptable impact upon the landscape or scenic 
views.   

Other potential off-site effects would include emissions such as noise, odour etc., none of 
which are a concern in the assessment of the current proposal due to the nature of the 
facility and the setbacks from adjacent residential properties.   

However, there are specific additional potential amenity effects which must be addressed 
when assessing a solar farm – these impacts are noted in Clause 53.13 of the Planning 
Scheme, the Solar Energy Facilities – Design and Development Guideline DELWP, 2019 
and recent Victorian Civil and Administrative Tribunal (VCAT) proceedings (see Powervault 
Mildura Solar Generator One Pty Ltd v Mildura Rural CC [2019] VCAT 1473 for example).  
These specific impacts include: 

 Glint and glare; 

 The heat island effect; and 

 Electromagnetic interference. 

With respect to glint and glare, the Applicant has provided a supplementary report with the 
application (Attachment 3).  This report concludes that there will be no significant adverse 
effects from glint and glare due to the shallow pitch of the panels, vegetation screening, the 
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shallow angle of the panels and the low-lying location of the site.  Shire officers agree with 
this assertion and it is considered that sufficient information has been provided to establish 
that there will be no unreasonable amenity impacts as a result of glint and glare. 

The ‘heat island effect’ describes the transfer of heat from built form to its surrounds, where 
the ambient temperature around the built form is higher than that of surrounding vegetated 
areas, particularly at night.  In accordance with published scientific evidence, it has been 
demonstrated that no solar energy facility will increase temperature beyond 30 metres of a 
solar array.  There are no sensitive uses (i.e. horticultural or cropping activities) or buildings 
within 30 metres of the proposed array, and therefore it is considered that the heat island 
effect will not give rise to unreasonable amenity impacts.  This 30 metre buffer is 
recommended with the aforementioned DELWP Guidelines and has been consistently 
applied in previous VCAT proceedings. 

Electromagnetic radiation is produced by electrical equipment and must be considered where 
high-voltage power lines or substations are being proposed.  In the case of the current 
proposal there is no proposal for infrastructure of this type; connections to existing 
infrastructure can be achieved.  As such, there will be no unreasonable amenity impacts in 
this regard. 

Overall, it is considered that there will be no unreasonable amenity impacts as a result of the 
proposal, having regard to the applicable provisions of the Planning Scheme and other 
relevant guidance. 

Clause 53.13 – Renewable Energy Facility (other than wind energy facility) 

Clause 53.13 of the Planning Scheme sets out specific requirements for any application 
which proposes the use or development for a renewable energy facility (other than a wind 
energy facility). 

All of the application requirements set out in this clause have been satisfied, where 
appropriate.  The Decision Guidelines are set out as follows: 

 The Municipal Planning Strategy and the Planning Policy Framework; 

 The effect of the proposal on the surrounding area in terms of noise, glint, light spill, 
vibration, smell and electromagnetic interference; 

 The impact of the proposal on significant views, including visual corridors and 
sightlines; 

 The impact of the proposal on strategically important agricultural land, particularly 
within declared irrigation districts; 

 The impact of the proposal on the natural environment and natural systems; 

 The impact of the proposal on the road network; and 

 Solar Energy Facilities Design and Development Guideline (DELWP, 2019). 

Each of these Decision Guidelines has been addressed earlier in this report and all are 
considered to be satisfied.  The proposal is therefore entirely consistent with clause 53.13 of 
the Planning Scheme. 

  



Planning Services Committee 
Minutes 

  18 November 2019

4.2 (Cont.) 

 

Mornington Peninsula Shire Council   75
 

Clause 52.06 – Car parking 

Clause 52.06 applies to a new use and stipulates that the number of car parking spaces 
required under clause 52.06-5 must be provided to the satisfaction of the Responsible 
Authority prior to that use commencing. 

Clause 52.06-5 does not set out a specific parking requirement for a renewable energy 
facility, therefore the level of car parking for the new use must be to the satisfaction of the 
Responsible Authority (in accordance with clause 52.06-6). 

The solar farm will not require a full-time presence on site and there will be no provision for 
visitors to the facility.  The requirement for vehicle access and parking is therefore limited to 
maintenance.  A substantial area of compacted stone has been provided which will 
comfortably allow for the manoeuvring and parking of maintenance vehicles.  It is considered 
that this provides a sufficient parking area for the proposed use and the level of parking will 
be to the satisfaction of the Responsible Authority.  This renders the proposal consistent with 
clause 52.06 of the Planning Scheme. 

Response to Objections 

One objection has been received, raising the following concerns: 

 Landscape/visual impact; 

 Requirement for a CHMP; and 

 Inconsistency in planning approvals on rural land. 

Each of these matters has been comprehensively addressed in the consideration section of 
this report. For completeness, it is confirmed that: 

 The landscape/visual impact of the proposal is considered to be acceptable; 

 The area proposed for use/development is outside this area covered by cultural 
heritage sensitivity, therefore there is no requirement for a CHMP in accordance with 
the Aboriginal Heritage Act 2006; and 

 The proposal is considered to be an appropriate use and development of rural land, 
having regard to the circumstances of the site, and the relevant provisions of the 
Planning Scheme. 

OFFICER DIRECT OR INDIRECT INTEREST 

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

CONCLUSION 

The proposal is entirely consistent with all applicable provisions of the Planning Scheme and 
other relevant guidance.  The proposed use and development of a renewable energy facility 
(solar farm) is considered to be an appropriately located facility which will positively 
contribute towards a low-carbon energy transition without causing unreasonable adverse 
impacts upon landscape, environment or the primary objectives of the Green Wedge Zone. 
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RECOMMENDATION 

That the Planning Services Committee resolves to approve Planning Application P19/0716 at 
21 Collins Road, Dromana for the ‘Use and development of land for a renewable energy 
facility (solar farm) and associated works in accordance with the endorsed plans’, subject to 
the following conditions: 

Amended Plans 

1. Prior to the endorsement of plans, amended plans and documents to the satisfaction of 
the Responsible Authority must be submitted to and approved by the Responsible 
Authority. When approved, and endorsed accordingly, these plans and documents will 
form part of this permit. Plans are to be dimensioned and drawn to scale. The plans 
must be generally in accordance with submitted plans, but modified to show:  

A. Detailed plans of the proposed ‘Inverter and Transformer Station’ and ’22 kilovolt 
Main Switchboard Connection Station’. 

B. The ‘Master Plan’ updated to include details of any proposed external lighting. 

C. A detailed landscaping scheme, which must show: 

i. A planting schedule of all proposed trees, shrubs and ground covers, 
including botanical names, common names, pot sizes, sizes at maturity and 
quantity of each plant; and 

ii. The retention of the ‘existing planting buffer along Collins Road’. 

D. An asphalt or reinforced concrete surfaced vehicle crossing. 

Approved Development Not Altered 

2. The approved development, including the materials of construction, on the endorsed 
plans must not be altered or modified without the written consent of the Responsible 
Authority. 

Colours/Materials 

3. The materials and colours of the exterior finish of all approved structures must be in 
accordance with the endorsed plans unless with the further permission of the 
Responsible Authority. 

Finishes 

4. Prior to the commencement of the use, external building finishes must be completed to 
a professional standard to the satisfaction of the Responsible Authority. 

Amenity 

5. Outdoor lighting must be designed, baffled and located to the satisfaction of the 
Responsible Authority to prevent any adverse effect on adjoining land. 

6. Goods and materials associated with the use hereby approved must be stored within 
buildings. 
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Disturbed Surfaces 

7. All disturbed surfaces on the land resulting from the development must be revegetated 
and stabilised to the satisfaction of the Responsible Authority. 

Landscaping 

8. Prior to the commencement of the use (or other time agreed to in writing by the 
Responsible Authority) the landscaping works shown on the endorsed plans must be 
carried out and completed to the satisfaction of the Responsible Authority. 

9. The landscaping referred to in Condition 8 above must be maintained to the 
satisfaction of the Responsible Authority, including that any dead, diseased or 
damaged plants are to be replaced as soon as practicable. 

Engineering Plans 

10. After the endorsement of Condition 1 plans and before any works associated with the 
development starts, engineering plans to the satisfaction of the Responsible Authority 
must be submitted to and approved by the Responsible Authority. The plans must be 
drawn to scale with dimensions and two copies must be provided.  Alternatively, plans 
in pdf format may be emailed to devengadmin@mornpen.vic.gov.au. 

The plans must show: 

A. An asphalt or reinforced concrete surfaced vehicular crossing to Council 
standards. 

B. The existing speed limit signs in Collins Road being relocated to the satisfaction 
of the Responsible Authority. 

C. Sight distances for vehicles exiting the property being in accordance with relevant 
standards for the existing speed limit in Collins Road. 

11. At least 14 days prior to the commencement of any works for this development, a 
project specific Construction Management Plan (CMP) using the standard Construction 
Environmental Management Plan (CEMP) template found on the Mornington Peninsula 
Shire’s website must be submitted to and approved by the Responsible Authority. 
When approved the plans will be endorsed and will then form part of the permit. The 
approved CMP must be implemented to the satisfaction of the Responsible Authority 
prior to and during construction of the works.  

12. Before the land use commences, the vehicle crossing as shown on the endorsed plans 
must be constructed in accordance with approved engineering plans and surfaced with 
asphalt or reinforced concrete to the satisfaction of the Responsible Authority. 

13. Before the land use commences, areas set aside for the parking of vehicles and 
driveways as shown on the endorsed plans must be constructed in accordance with 
approved engineering plans and surfaced with crushed rock to the satisfaction of the 
Responsible Authority. 

Expiry 

14. This permit will expire if either one of the following applies: 

A. The development is not completed within four years of the date of this permit. 
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B. The use is not commenced within four years of the date of this permit. 

In accordance with section 69 of the Planning and Environment Act 1987, an 
application may be submitted to the Responsible Authority for an extension of the 
periods referred to in this condition. 

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 as it contains 
personal submitter details. 

Deputations 

 Mr John Plumridge, Chairman Dromana Industrial Association (Submitter). 

 Ms Jackie Prossor, Prossor Town Planning (on behalf of Applicant). 

COMMITTEE DECISION 
 
Moved: Cr Gill 
Seconded: Cr Brooks 

That the Planning Services Committee resolves to approve Planning Application 
P19/0716 at 21 Collins Road, Dromana for the ‘Use and development of land for a 
renewable energy facility (solar farm) and associated works in accordance with the 
endorsed plans’, subject to the following conditions: 

Amended Plans 

1. Prior to the endorsement of plans, amended plans and documents to the 
satisfaction of the Responsible Authority must be submitted to and approved by 
the Responsible Authority. When approved, and endorsed accordingly, these 
plans and documents will form part of this permit. Plans are to be dimensioned 
and drawn to scale. The plans must be generally in accordance with submitted 
plans, but modified to show:  

A. Detailed plans of the proposed ‘Inverter and Transformer Station’ and ’22 
kilovolt Main Switchboard Connection Station’. 

B. The ‘Master Plan’ updated to include details of any proposed external 
lighting. 

C. A detailed landscaping scheme, which must show: 

i. A planting schedule of all proposed trees, shrubs and ground covers, 
including botanical names, common names, pot sizes, sizes at 
maturity and quantity of each plant; and 

ii. The retention of the ‘existing planting buffer along Collins Road’. 

D. An asphalt or reinforced concrete surfaced vehicle crossing. 

E. A Decommissioning Plan, which must include: 

i. Who will be responsible for decommissioning the facility; 
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ii. The processes, plans and procedures for removing all built from and 
restoring the land to its pre-developed natural state; 

iii. Where the panels and other equipment will be disposed and if they 
can be recycled; 

iv. The timeline for the decommissioning work; and 

v. How the Responsible Authority will be informed that 
decommissioning has been completed. 

Approved Development Not Altered 

2. The approved development, including the materials of construction, on the 
endorsed plans must not be altered or modified without the written consent of 
the Responsible Authority. 

Colours/Materials 

3. The materials and colours of the exterior finish of all approved structures must 
be in accordance with the endorsed plans unless with the further permission of 
the Responsible Authority. 

Finishes 

4. Prior to the commencement of the use, external building finishes must be 
completed to a professional standard to the satisfaction of the Responsible 
Authority. 

Amenity 

5. Outdoor lighting must be designed, baffled and located to the satisfaction of the 
Responsible Authority to prevent any adverse effect on adjoining land. 

6. Goods and materials associated with the use hereby approved must be stored 
within buildings. 

Disturbed Surfaces 

7. All disturbed surfaces on the land resulting from the development must be 
revegetated and stabilised to the satisfaction of the Responsible Authority. 

Landscaping 

8. Prior to the commencement of the use (or other time agreed to in writing by the 
Responsible Authority) the landscaping works shown on the endorsed plans 
must be carried out and completed to the satisfaction of the Responsible 
Authority. 

9. The landscaping referred to in Condition 8 above must be maintained to the 
satisfaction of the Responsible Authority, including that any dead, diseased or 
damaged plants are to be replaced as soon as practicable. 

Engineering Plans 

10. After the endorsement of Condition 1 plans and before any works associated 
with the development starts, engineering plans to the satisfaction of the 
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Responsible Authority must be submitted to and approved by the Responsible 
Authority. The plans must be drawn to scale with dimensions and two copies 
must be provided.  Alternatively, plans in pdf format may be emailed to 
devengadmin@mornpen.vic.gov.au. 

The plans must show: 

A. An asphalt or reinforced concrete surfaced vehicular crossing to Council 
standards. 

B. The existing speed limit signs in Collins Road being relocated to the 
satisfaction of the Responsible Authority. 

C. Sight distances for vehicles exiting the property being in accordance with 
relevant standards for the existing speed limit in Collins Road. 

11. At least 14 days prior to the commencement of any works for this development, a 
project specific Construction Management Plan (CMP) using the standard 
Construction Environmental Management Plan (CEMP) template found on the 
Mornington Peninsula Shire’s website must be submitted to and approved by the 
Responsible Authority. When approved the plans will be endorsed and will then 
form part of the permit. The approved CMP must be implemented to the 
satisfaction of the Responsible Authority prior to and during construction of the 
works.  

12. Before the land use commences, the vehicle crossing as shown on the endorsed 
plans must be constructed in accordance with approved engineering plans and 
surfaced with asphalt or reinforced concrete to the satisfaction of the 
Responsible Authority. 

13. Before the land use commences, areas set aside for the parking of vehicles and 
driveways as shown on the endorsed plans must be constructed in accordance 
with approved engineering plans and surfaced with crushed rock to the 
satisfaction of the Responsible Authority. 

14. In the event of the hereby approved facility no longer being operational, it must 
be decommissioned in accordance with the endorsed Decommissioning Plan. 

Expiry 

15. This permit will expire if either one of the following applies: 

A. The development is not completed within four years of the date of this 
permit. 

B. The use is not commenced within four years of the date of this permit. 

In accordance with section 69 of the Planning and Environment Act 1987, an 
application may be submitted to the Responsible Authority for an extension of 
the periods referred to in this condition. 
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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 as it contains personal submitter details.. 

Carried Unanimously
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4.3 Quarterly Report on VicSmart Applications (July to September 2019) 

 Prepared By Lucas Gardiner, Planning Services Manager  

Authorised By Director – Planning and Building  

Document ID A9377352 

Attachment(s) 1. VicSmart Statstics (July to September 2019)    

 
PURPOSE 

The purpose of this report is to provide the Planning Services Committee with an update on 
the applications that have been submitted under VicSmart provisions this past quarter 
(Quarter 1 – July to September 2019). 

BACKGROUND 

The VicSmart provisions were introduced into the Victoria Planning Provisions (VPP) via 
Amendment VC114 on 19 September 2014 by the former Liberal State Government.  This 
introduced specific clauses within all Planning Schemes in Victoria and also amended the 
Planning and Environment Regulations to prescribe 10 business days for Council to make a 
decision, five business days to request further information and the requirement to identify 
these applications within the Planning Register as a VicSmart Application.  

VicSmart provides a shorter planning permit process for simple and straightforward 
applications. Key characteristics of the VicSmart system include: 

 A 10 statutory-day timeframe in which Council should determine applications; 

 Exemption from third party notification and review rights; 

 Assessment against a narrow and specific set of decision guidelines; and 

 Applicants are expected to obtain any relevant referral advice before lodging. 

The type (or classes) of applications that can be processed under VicSmart are listed in 
clause 92 of the Victorian Planning Provisions, with specific details such as application 
information requirements and specific decision guidelines contained in clause 93. 

DISCUSSION 

A total of 81 applications were decided this past quarter (July to September 2019 – see 
Attachment 1). Of the 81 applications: 

 Seventy-five were decided within 10 days (10 days being the statutory timeframe within 
which to consider and decide an application under VicSmart); 

 Twenty-three applications were for fences; 

 Twelve were for an outbuilding, bungalow, carport or shed; 

 Fifteen were for the removal of vegetation; 

 Eleven were dwelling additions; 

 Nine were subdivisions and boundary realignments; 
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 Six were for a deck or pergola; 

 Three were for buildings and works associated with industry/commercial; and 

 Two were for crossovers. 

CONSIDERATION 

Shire officers have undertaken an assessment of the planning permit applications for the 
past quarter. As noted above, the applications were for outbuildings, garages or carports, 
removal of dead or non-native vegetation (single tree), fences and decks or verandahs. In all 
instances the applications have been lodged with the relevant information including 
supporting referral authority consents and the level of complexity being low. Of the 81 
applications received during the quarter, 70 were approved, four were refused, two were 
withdrawn, one lapsed and four were deemed not to trigger a permit.  

As with decisions made in previous quarters, the majority of applications assessed under the 
provisions of VicSmart continue to be for fences and sheds and single tree removal.  Of 
particular note, the majority of these applications are in townships and settlements with only 
two being for land within the Shire’s Green Wedge areas (proposing removal of a single tree  
and a deck).  

Shire officers have compared the number of applications received and assessed under 
VicSmart to other municipalities. The comparison identified in the last quarter that of the 79 
councils that reported in the last quarter, Mornington Peninsula was equal fifth (with 
Maroondah and Ballarat), behind the Cities of Whitehorse (165), Banyule (107), Monash (96) 
and Glen Eira (98).  

The above comparative analysis and those of previous quarters over the 2017/2018 and 
2018/2019 financial years indicates that the Mornington Peninsula Shire is maintaining a 
relatively consistent number of VicSmart applications per quarter, with the average being 87 
per quarter over the past two financial years.  

OFFICER DIRECT OR INDIRECT INTEREST 

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

CONCLUSION 

The above statistics represent a small percentage (14%) of the total number of applications 
received by Planning Services this past quarter. The applications have all been of a minor 
nature, with most undertaken within the 10-day timeframe as required under the provisions of 
VicSmart. 

RECOMMENDATION 

That the Planning Services Committee notes the contents of this report regarding the 
VicSmart Applications determined for the past quarter (July to September 2019). 

COMMITTEE DECISION 
 
Moved: Cr Celi 
Seconded: Cr Clark 

That the recommendation be adopted. 
Carried Unanimously
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5 NOTICES OF MOTION 

Notices of Motion must be received three clear business days prior to a meeting.   

Nil. 

  



Planning Services Committee 
Minutes 

  18 November 2019 

 

 

Mornington Peninsula Shire Council   85
 

6 URGENT BUSINESS 

6.1 Rye Urban Design Guidelines (Cr Fraser) 

Cr Fraser sought leave of the Committee to introduce an item of Urgent Business regarding 
the Rye Urban Design Guidelines. 

PROCEDURAL MOTION 

Moved: Cr Fraser 
Seconded: Cr Payne  

That Cr Fraser be granted leave of the Committee to introduce this item of Urgent 
Business. 

Carried
COMMITTEE DECISION 

Moved: Cr Fraser 
Seconded: Cr Payne 

1. That the Community ‘Drop in’ Session on the Rye Urban Design Guidelines 
scheduled for Thursday, 21 November 2019 be scheduled to a later date. 

2. A meeting of Strategic Planners, Planners and relevant consultants be scheduled 
by Management at the earliest opportunity. 

Carried
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7 CONFIDENTIAL ITEMS   

Nil. 
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8 MEETING CLOSE 

 

 

 

 

 

 

 

 

 

 

 

As there was no further business, the meeting closed at 8.24pm 

 

 

 

 

 

 

 

 

Confirmed this 16th day of December 2019 

…………………………………………………. 
Deputy Mayor, Cr Kate Roper, Chairperson - Planning Services Committee 
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