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S TAT E M E N T

OF

INTENT

PURPOSE
The Statement of Intent sets out the policy objectives for the planning and management of activity centres in the
Mornington Peninsula Shire.

THE MORNINGTON PENINSULA SHIRE
Located at the southeastern periphery of the Melbourne metropolitan area the Mornington Peninsula Shire is
Victoria’s most popular holiday destination. The Shire comprises a network of activity centres, which makes an
important contribution to the Shire’s economic base and serves well defined residential communities on the
Peninsula, with some centres also providing important tourism and recreational roles. In particular, the retail and
commercial functions of these centres are important, providing employment opportunities and a range of
retailing, commercial and tourism services.

OBJECTIVES FOR THE ACTIVITY CENTRE HIERARCHY
The Mornington Peninsula Activity Centres Strategy is directed to address a range of economic, amenity, land
use planning, transport and social objectives to optimise net community benefit to the current and future
residents of the Mornington Peninsula Shire. These objectives are: to support and enhance a sustainable hierarchy of activity centres on the Mornington Peninsula;
to ensure that the retail and commercial sector in the Shire remains competitive and continues to provide
opportunities for business development;
to ensure the most accessible and equitable distribution of retail and commercial floorspace across the
Shire for current and future residents;
to provide a network of activity centres which is capable of absorbing new retail and commercial
developments and is responsive to market demand;
to provide a clear land use planning and development framework for each of the major and township
centres in the Shire, and to identify key development opportunities where appropriate;
to recognise the importance of retaining local character and scale in the Shire’s activity centres;
to maintain and enhance the diverse range of roles played by the Shire’s activity centres, including
important tourism and recreational roles; and
to recognise the important social roles played by the Shire’s activity centres and to provide for the inclusion
of further community facilities and services in these areas.
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ACTIVITY CENTRE PERFORMANCE OBJECTIVES
The Mornington Peninsula Activity Centres Strategy provides measures and policies to ensure a balanced and
robust retail/commercial hierarchy. The Strategy is based on the recognition that the maintenance of a
competitive hierarchy of centres is in the best long-term social, economic and environmental interests of the
Mornington Peninsula Shire. The principal objectives for the key categories of centres provided in the hierarchy
are:to consolidate and enhance the current and future roles required for the major centres of Mornington,
Rosebud and Hastings, and to encourage a diversity of activities and housing opportunities at these
centres, consistent with Melbourne 2030 policy;
to ensure that the weekly shopping needs and the diverse range of shopping requirements and the service
and social needs of township areas are provided by a supporting network of township centres consistent
with Melbourne 2030 policy;
to ensure that there is an effective provision of convenience retailing to meet the day-to-day needs of local
residents by supporting a network of local and convenience centres and facilities.
The recommended Strategy proposes a framework that establishes policy principles and objectives and
performance indicators for a diversity of considerations that relate to the planning and management of activity
centres in the Shire. These considerations encompass:activity centre hierarchy;
activity diversity;
physical structure of centres;
consumer demand and land supply;
out-of-centre retailing;
accessibility;
competition and choice;
sustainability;
community and neighbourhood development;
heritage.
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IMPLEMENTATION OBJECTIVES
The Mornington Peninsula Activity Centres Strategy is directed to achieve the following implementation
objectives:to provide a clear policy basis for the strategic management of the existing and future network of centres
that reflects state, metropolitan and municipal planning policies;
to ensure that a robust system of activity centres is encouraged and that market-based changes can be
accommodated consistent with planning policies;
to ensure that amenity, urban design and environmental objectives are met for activity centres through
planning and design guidelines and impact assessment requirements;
to provide a transparent and equitable system of planning and management for the Shire through the
establishment of a clearly structured implementation framework.
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1

INTRODUCTION

1.1

BACKGROUND
In February 2004 Ratio Consultants was engaged by the Mornington Peninsula Shire Council to
prepare an Activity Centres Strategy for the Shire. The Mornington Peninsula is currently experiencing
some of the highest rates of population growth and residential development in Victoria. In order to
service the needs of a growing community there is a clear need to provide a system of activity centres
that fulfils a wide range of service, social and recreational roles. In order to achieve this, Council will
develop structure plans for individual centres within the Shire. The Activity Centres Strategy is
directed to provide a policy framework for the management of the existing and evolving system of
centres, and to provide guidance for impact assessments and the preparation of structure plans.
Further impetus for developing an activity centres strategy has been provided by the State
Government planning document Melbourne 2030. Melbourne 2030 is a strategic policy document for
metropolitan Melbourne. It provides specific policy provisions designed to maximise accessibility and
sustainability through a range of mechanisms designed to create higher urban densities. One of these
mechanisms is the ‘activity centres policy’ which encourages a wide range of activities to locate in
existing activity centres. As part of the implementation of Melbourne 2030 Councils are required to
develop structure plans for designated activity centres within their municipalities. It is in this context
that the Activity Centres Strategy for the Mornington Peninsula was developed.
The purpose of this report is threefold:firstly, to set out the principal findings of the floorspace analyses and in-centre surveys
undertaken for the Study;
secondly, to provide an assessment of the retail and commercial floorspace requirements for
the Shire over the periods 2004-2021 and 2021-2031; and
thirdly, to set out a strategy for the planning and management of the existing and evolving retailcommercial system, taking account of state, metropolitan and municipal policies and objectives,
projected population growth in the Shire and the existing and future roles of activity centres
focused to meet the needs of the changing community and visitors to the Shire.

1.2

STUDY OBJECTIVES
In order to address the issues raised in the section above, Council has developed the following aims
and objectives for the Study: “The purpose of the project is to develop (within the context of Melbourne 2030) a strategy to guide, over
the next 15-30 years, the achievement of a network of activity centres on the Mornington Peninsula that:

Provides the growing community on the Mornington Peninsula with a wide range of goods and
services;
Is robust and sustainable; and.
Provides a focus for consolidating the urban settlement pattern.”
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In addition to the Study purpose (above) a number of specific objectives have been formulated to
guide the focus of the Study. These are: -

“To establish a data-base of key attributes for Activity Centres on the Mornington Peninsula that
can be used for future monitoring purposes.
To document the current network of Activity Centres on the Peninsula in terms of: −

Location of Activity Centres on the Peninsula and their likely primary catchments.

−

The current role and function of Activity Centres on the Peninsula.

−

The relationship of the network of Activity Centres to higher order centres outside the
Mornington Peninsula.

To recommend the future form of the network of Activity Centres and the future role and function
of each of the activity centres taking into account: −

The directions, policies and initiatives in Melbourne 2030.

−

The Melbourne 2030 Activity Centres Implementation Plan.

−

How the Mornington Peninsula network of Activity Centres relates to the larger regional
network of higher order centres.

−

Future population growth and socio-economic changes.

−

Current and projected retail expenditure patterns.

−

Current and projected trends in retailing and other commercial services.

−

Increasing acceptance of residential development within activity centres.

The recommendations in relation to the network as a whole and the centres within it should:−

Provide the community with a wide range of goods and services.

−

Provide a focus for consolidating the Peninsula’s urban settlement pattern.

−

Facilitate sustainable opportunities for community interaction and identity.

−

Promote various forms of housing, economic development and employment and improved
non-vehicular and public transport access, in line with the directions, policies and
initiatives of Melbourne 2030.

−

Identify trends and make general recommendations as appropriate on
commercial/business activities that are not likely to be accommodated in the network of
activity centres, eg. restricted retailing, large free-standing fruit and vegetable stores, etc.”
(Project Brief op cit, Page 5)
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1.3

STUDY AREA
The principal study area for this Study is the Mornington Peninsula Shire (refer Figure 1.1). The
activity centres located within the Shire are referred to in this document as the ‘activity centres
system’ or ‘network’. The Study has been directed towards developing a sustainable and accessible
hierarchy of activity centres within this area.
Local Study Areas have also been defined for each of the major and township centres (refer to Table
4.1 for explanations of these terms). These areas have been identified for the purposes of defining the
geographical limits of centres, and are intended to be used to assist in the monitoring and future
structure planning of the major and township centres (refer to Figure Set 4B).

1.4

STUDY PROCESS

The study was undertaken in five inter-related phases, each directed specifically to achieving the
study objectives introduced in Section 1.2. The study phases are set out below.
Phase 1

Project Inception

Phase 1 of the Study was directed towards developing a strong shared understanding of the
objectives, desired outcomes and scheduling for the Study. Specifically the following tasks were
completed: an orientation meeting between Council and the Consultants;
confirmation of work program dates;
handing over of relevant reports, policy documents and other relevant data to the Consultants;
formulation of base maps for the Study; and
identification of key groups, stakeholders and contacts for consultation.
Phase 2

Research, Surveys and Analysis

Phase 2 of the Study was directed towards collecting the primary data required for the Study. The
phase involved undertaking surveys, quantitative data analysis and consultations and comprised the
following tasks:A policy and literature review was undertaken prior to the commencement of data collection and
analysis. This enabled the Consultants to develop a strong contextual understanding of the
Study and the Study area, and the pertinent planning and development issues.
In-centre surveys were undertaken at the major and township centres on the Mornington
Peninsula to determine visitor catchments, visitation patterns to the centres, escape expenditure
from the Shire, and community needs and priorities at each centre;
Site surveys and functional analyses were undertaken at the major and township centres on the
Mornington Peninsula to develop a strategic understanding of the operation of these centres,
how they fit into both the immediate surroundings and the Mornington Peninsula context, and
how they might be improved to enhance their role within the Peninsula’s retail and commercial
system;

RATIO CONSULTANTS PTY LTD
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OF

INTENT

PURPOSE
The Statement of Intent sets out the policy objectives for the planning and management of activity centres in the
Mornington Peninsula Shire.

THE MORNINGTON PENINSULA SHIRE
Located at the southeastern periphery of the Melbourne metropolitan area the Mornington Peninsula Shire is
Victoria’s most popular holiday destination. The Shire comprises a network of activity centres, which makes an
important contribution to the Shire’s economic base and serves well defined residential communities on the
Peninsula, with some centres also providing important tourism and recreational roles. In particular, the retail and
commercial functions of these centres are important, providing employment opportunities and a range of
retailing, commercial and tourism services.

OBJECTIVES FOR THE ACTIVITY CENTRE HIERARCHY
The Mornington Peninsula Activity Centres Strategy is directed to address a range of economic, amenity, land
use planning, transport and social objectives to optimise net community benefit to the current and future
residents of the Mornington Peninsula Shire. These objectives are: to support and enhance a sustainable hierarchy of activity centres on the Mornington Peninsula;
to ensure that the retail and commercial sector in the Shire remains competitive and continues to provide
opportunities for business development;
to ensure the most accessible and equitable distribution of retail and commercial floorspace across the
Shire for current and future residents;
to provide a network of activity centres which is capable of absorbing new retail and commercial
developments and is responsive to market demand;
to provide a clear land use planning and development framework for each of the major and township
centres in the Shire, and to identify key development opportunities where appropriate;
to recognise the importance of retaining local character and scale in the Shire’s activity centres;
to maintain and enhance the diverse range of roles played by the Shire’s activity centres, including
important tourism and recreational roles; and
to recognise the important social roles played by the Shire’s activity centres and to provide for the inclusion
of further community facilities and services in these areas.
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ACTIVITY CENTRE PERFORMANCE OBJECTIVES
The Mornington Peninsula Activity Centres Strategy provides measures and policies to ensure a balanced and
robust retail/commercial hierarchy. The Strategy is based on the recognition that the maintenance of a
competitive hierarchy of centres is in the best long-term social, economic and environmental interests of the
Mornington Peninsula Shire. The principal objectives for the key categories of centres provided in the hierarchy
are:to consolidate and enhance the current and future roles required for the major centres of Mornington,
Rosebud and Hastings, and to encourage a diversity of activities and housing opportunities at these
centres, consistent with Melbourne 2030 policy;
to ensure that the weekly shopping needs and the diverse range of shopping requirements and the service
and social needs of township areas are provided by a supporting network of township centres consistent
with Melbourne 2030 policy;
to ensure that there is an effective provision of convenience retailing to meet the day-to-day needs of local
residents by supporting a network of local and convenience centres and facilities.
The recommended Strategy proposes a framework that establishes policy principles and objectives and
performance indicators for a diversity of considerations that relate to the planning and management of activity
centres in the Shire. These considerations encompass:activity centre hierarchy;
activity diversity;
physical structure of centres;
consumer demand and land supply;
out-of-centre retailing;
accessibility;
competition and choice;
sustainability;
community and neighbourhood development;
heritage.

RATIO CONSULTANTS PTY LTD

V

MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY – FINAL REPORT

IMPLEMENTATION OBJECTIVES
The Mornington Peninsula Activity Centres Strategy is directed to achieve the following implementation
objectives:to provide a clear policy basis for the strategic management of the existing and future network of centres
that reflects state, metropolitan and municipal planning policies;
to ensure that a robust system of activity centres is encouraged and that market-based changes can be
accommodated consistent with planning policies;
to ensure that amenity, urban design and environmental objectives are met for activity centres through
planning and design guidelines and impact assessment requirements;
to provide a transparent and equitable system of planning and management for the Shire through the
establishment of a clearly structured implementation framework.
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1

INTRODUCTION

1.1

BACKGROUND
In February 2004 Ratio Consultants was engaged by the Mornington Peninsula Shire Council to
prepare an Activity Centres Strategy for the Shire. The Mornington Peninsula is currently experiencing
some of the highest rates of population growth and residential development in Victoria. In order to
service the needs of a growing community there is a clear need to provide a system of activity centres
that fulfils a wide range of service, social and recreational roles. In order to achieve this, Council will
develop structure plans for individual centres within the Shire. The Activity Centres Strategy is
directed to provide a policy framework for the management of the existing and evolving system of
centres, and to provide guidance for impact assessments and the preparation of structure plans.
Further impetus for developing an activity centres strategy has been provided by the State
Government planning document Melbourne 2030. Melbourne 2030 is a strategic policy document for
metropolitan Melbourne. It provides specific policy provisions designed to maximise accessibility and
sustainability through a range of mechanisms designed to create higher urban densities. One of these
mechanisms is the ‘activity centres policy’ which encourages a wide range of activities to locate in
existing activity centres. As part of the implementation of Melbourne 2030 Councils are required to
develop structure plans for designated activity centres within their municipalities. It is in this context
that the Activity Centres Strategy for the Mornington Peninsula was developed.
The purpose of this report is threefold:firstly, to set out the principal findings of the floorspace analyses and in-centre surveys
undertaken for the Study;
secondly, to provide an assessment of the retail and commercial floorspace requirements for
the Shire over the periods 2004-2021 and 2021-2031; and
thirdly, to set out a strategy for the planning and management of the existing and evolving retailcommercial system, taking account of state, metropolitan and municipal policies and objectives,
projected population growth in the Shire and the existing and future roles of activity centres
focused to meet the needs of the changing community and visitors to the Shire.

1.2

STUDY OBJECTIVES
In order to address the issues raised in the section above, Council has developed the following aims
and objectives for the Study: “The purpose of the project is to develop (within the context of Melbourne 2030) a strategy to guide, over
the next 15-30 years, the achievement of a network of activity centres on the Mornington Peninsula that:

Provides the growing community on the Mornington Peninsula with a wide range of goods and
services;
Is robust and sustainable; and.
Provides a focus for consolidating the urban settlement pattern.”
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In addition to the Study purpose (above) a number of specific objectives have been formulated to
guide the focus of the Study. These are: -

“To establish a data-base of key attributes for Activity Centres on the Mornington Peninsula that
can be used for future monitoring purposes.
To document the current network of Activity Centres on the Peninsula in terms of: −

Location of Activity Centres on the Peninsula and their likely primary catchments.

−

The current role and function of Activity Centres on the Peninsula.

−

The relationship of the network of Activity Centres to higher order centres outside the
Mornington Peninsula.

To recommend the future form of the network of Activity Centres and the future role and function
of each of the activity centres taking into account: −

The directions, policies and initiatives in Melbourne 2030.

−

The Melbourne 2030 Activity Centres Implementation Plan.

−

How the Mornington Peninsula network of Activity Centres relates to the larger regional
network of higher order centres.

−

Future population growth and socio-economic changes.

−

Current and projected retail expenditure patterns.

−

Current and projected trends in retailing and other commercial services.

−

Increasing acceptance of residential development within activity centres.

The recommendations in relation to the network as a whole and the centres within it should:−

Provide the community with a wide range of goods and services.

−

Provide a focus for consolidating the Peninsula’s urban settlement pattern.

−

Facilitate sustainable opportunities for community interaction and identity.

−

Promote various forms of housing, economic development and employment and improved
non-vehicular and public transport access, in line with the directions, policies and
initiatives of Melbourne 2030.

−

Identify trends and make general recommendations as appropriate on
commercial/business activities that are not likely to be accommodated in the network of
activity centres, eg. restricted retailing, large free-standing fruit and vegetable stores, etc.”
(Project Brief op cit, Page 5)
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1.3

STUDY AREA
The principal study area for this Study is the Mornington Peninsula Shire (refer Figure 1.1). The
activity centres located within the Shire are referred to in this document as the ‘activity centres
system’ or ‘network’. The Study has been directed towards developing a sustainable and accessible
hierarchy of activity centres within this area.
Local Study Areas have also been defined for each of the major and township centres (refer to Table
4.1 for explanations of these terms). These areas have been identified for the purposes of defining the
geographical limits of centres, and are intended to be used to assist in the monitoring and future
structure planning of the major and township centres (refer to Figure Set 4B).

1.4

STUDY PROCESS

The study was undertaken in five inter-related phases, each directed specifically to achieving the
study objectives introduced in Section 1.2. The study phases are set out below.
Phase 1

Project Inception

Phase 1 of the Study was directed towards developing a strong shared understanding of the
objectives, desired outcomes and scheduling for the Study. Specifically the following tasks were
completed: an orientation meeting between Council and the Consultants;
confirmation of work program dates;
handing over of relevant reports, policy documents and other relevant data to the Consultants;
formulation of base maps for the Study; and
identification of key groups, stakeholders and contacts for consultation.
Phase 2

Research, Surveys and Analysis

Phase 2 of the Study was directed towards collecting the primary data required for the Study. The
phase involved undertaking surveys, quantitative data analysis and consultations and comprised the
following tasks:A policy and literature review was undertaken prior to the commencement of data collection and
analysis. This enabled the Consultants to develop a strong contextual understanding of the
Study and the Study area, and the pertinent planning and development issues.
In-centre surveys were undertaken at the major and township centres on the Mornington
Peninsula to determine visitor catchments, visitation patterns to the centres, escape expenditure
from the Shire, and community needs and priorities at each centre;
Site surveys and functional analyses were undertaken at the major and township centres on the
Mornington Peninsula to develop a strategic understanding of the operation of these centres,
how they fit into both the immediate surroundings and the Mornington Peninsula context, and
how they might be improved to enhance their role within the Peninsula’s retail and commercial
system;
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A comparative analysis was undertaken of the floorspace structures of the major, township and
local centres utilising data collected by Council. This enabled the Consultants to develop a
strong understanding of the roles played by each of the centres;
The first round of stakeholder and community consultations was also undertaken as part of
Phase 2 in order to identify key issues impacting upon the activity centres system on the
Mornington Peninsula as well as individual centres;
The key findings from Phase 2 were presented in the Mornington Peninsula Activity Centres Strategy
‘Background Report’ completed by Ratio Consultants in July.
Phase 3

Detailed Assessments

Phase 3 marked the commencement of the detailed assessments required for the development of the
Activity Centres Strategy. It comprised the following key tasks:assessments of the visitor catchments of each of the major and township centres, together with
patterns of inbound and escape expenditures for the Shire;
development of market-based assessments of the demand and supply of retail floorspace
(including bulky goods) and the development of future projections of retail floorspace
requirements. The assessed requirements take account of current permits and applications.
Net additional requirements were identified for the periods 2005-2011, 2011-2016, 2016-2021
and 2021-2031. Retail and bulky goods requirements were assessed for each of these periods
for each of the major centres and for other centres in the respective Statistical Local Areas
(SLAs);
Office and commercial floorspace assessments were prepared for each of the major centres
and for other areas in each of the respective SLAs. Projections of future floorspace
requirements were prepared for the above time periods, taking account of household growth
and likely future changes in the employment and service roles of activity centres;
The detailed analyses also comprised land use and functional assessments of the major and
township centres and a review of needs and priorities identified in the in-centre surveys to
inform the development of a policy and planning framework for the management of activity
centres in the Shire.
Phase 4

Strategy Development

Phase 4 was directed to the formulation of the Activity Centres Strategy. It comprised the following
principal tasks:preparation of a Context and Policy Statement that provides the policy setting for the Activity
Centres Strategy and sets the strategy within the broader perspective of the State Planning
Policy Framework (SPPF), metropolitan policy (Melbourne 2030) and the Mornington Peninsula
Municipal Strategy Statement (MSS);
preparation of a Strategy Policy Framework to define and direct the application of policy for the
Activity Centres Strategy. The Strategy Policy Framework sets out the major policy areas
addressed by the Strategy, planning principles and policy objectives for each of the policy areas
and performance indicators for each policy area;
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10

MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY – FINAL REPORT

preparation of an implementation and management framework that provided guidance for the
future planning and management of activity centres in relation to:
−

structure and development planning;

−

consumer demand and land supply;

−

impact assessment guidelines for planning and rezoning applications;

−

monitoring and cyclical review.

Phase 5

Strategy Resolution

In the final phase of the Study, the Activity Centres Strategy was resolved through the following
tasks:review of the draft Activity Centres Strategy by officers of Council and the Department of
Sustainability and Environment (DSE);
review of submissions to the draft Strategy made by industry stakeholders;
corrections and modifications of the draft Strategy to reflect issues identified by Council and
DSE and submissions by stakeholders. The principal changes to the draft Strategy effectively
further orientated the Strategy to a market-based and performance-based system and
maximised flexibility for evolutionary change within the policy framework established by the
Context and Policy Statement;
final presentations to the Steering Committee and Council.

1.5

STUDY OUTCOMES
The principal outcomes of the Study comprise the following:a policy and contextual review;
existing conditions review;
consultation proceedings;
detailed assessment of the structure and function of existing major and township centres;
an analysis of current patterns of visitation to activity centres and patterns of escape
expenditure;
an assessment of future retail and commercial floorspace and land requirements for the major
activity centres and for other areas within each of the SLAs of the Mornington Peninsula (for
2005-2031, with projections of requirements provided for component periods;
Context and Policy Statement for the Activity Centres Strategy;
Strategy Policy Framework for the Activity Centres Strategy;
Implementation and Management Framework;
recommended actions and priorities for Council.
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2

POLICY CONTEXT
The Mornington Peninsula Activity Centres Strategy (MPACS) was undertaken within an established
context clearly defined by policy, settlement and environment, and current and future consumer
demand. The purpose of this section is to identify the scope and significant themes established by
the policy context and its influence in shaping the outcomes of the MPACS.

2.1

STATE PLANNING POLICY FRAMEWORK (SPPF)
The form and structure of the MPACS was significantly influenced and directed by state, metropolitan
and local policy (that in turn reflected the history and unique characteristics of the Peninsula). The
State Planning Policy Framework (SPPF) provides the overarching principles for land use planning
and development, environmental management and sustainable economic activity in Victoria. It also
provides direction for metropolitan, regional and municipal planning.
The SPPF provides policy principles and objectives in relation to the key areas and concerns for land
use planning, environmental management and sustainable economic activity. These areas
encompass:settlement
environment
management of resources and infrastructure
economic well-being
social needs
regional co-operation.
Settlement
Planning is required to “anticipate and respond to the needs of existing and future communities
through provision of zoned and serviced land for housing, employment, recreation and open space,
commercial and community facilities and infrastructure. Planning is to recognise the need for and as
far as practicable contribute towards:
Health and safety
Diversity of choice
Adaptation in response to changing technology
Economic viability
A high standard of urban design and amenity
Energy efficiency
Prevention of pollution to land, water and air
Protection of environmentally sensitive areas and natural resources
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Accessibility
Land use and transport integration” (Refer Mornington Peninsula Planning Scheme, MPPS,
Clause 11.03-1)
Environment
The SPPF draws attention to internationally established environments and resource management
principles for ecologically sustainable development. It is noted that there are a wide range of
environment protection policies that exist under state legislation. These are directed to ensure that
“planning is to contribute to the protection of air, land and water quality and the conservation of natural
ecosystems, resources, energy and cultural heritage. In particular planning should:Adopt a best practice environmental management and risk management approach which aims
to avoid or minimise environmental degradation and hazards
Prevent environmental problems created by siting incompatible land uses close together
Help to protect the health of ecological systems and biodiversity they support (including
ecosystems, habitats, species and genetic diversity).
Protect areas and sites with significant historic, architectural, aesthetic, scientific and cultural
values” (Refer MPPS, Clause 11.03-2)
The SPPF provides policy direction for planning and resource management to address:Water quality protection (Refer MPPS, op. cit., 15.01-2)
Preparation of regional catchment strategies (Refer MPPS, 15.01-3)
Flood plain management (Refer MPPS, 15.02)
Air quality (Refer MPPS, 15.04)
Noise abatement (Refer MPPS, 15.05)
Soil contamination
The protection of coastal areas.
The SPPF has provided principles for the planning and management of the Great Ocean Road
Region. These principles that relate to protection of landscape and environment and the strategic
management of coastal towns have been applied in the Municipal Strategic Statement (MSS)
contained in the MPPS.
Management of resources and infrastructure
The SPPF identified the need for “coordinated planning for transport and water infrastructure,
catchment management, including flood plain management and water quality protection, and waste
management”. It noted that “municipal planning authorities are required to identify the potential for
regional impacts in their decision making and co-ordinate strategic planning with their neighbours and
other public bodies to achieve sustainable development and effective and efficient use of resources”
(Refer MPPS, Clause 11.03-7)
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The Framework provides planning policies and principles for traffic and transport infrastructure
(Clauses 18.02 to 18.05), water supply sewerage and drainage and waste management (Clauses
18.09, 18.10) and the provision of telecommunications infrastructure (Clause 18.13).
Economic wellbeing
The policy basis for the concentration of social and commercial activities in a spatial and economic
system focused on activity centres is set out in the SPPF. Clause 17.01-1 notes that planning is to
encourage “the concentration of major retail, commercial, administrative, entertainment and cultural
developments into activity centres (including strip shopping centres) which provide a variety of land
uses and are highly accessible to the community.
The framework requires that activity centres should be planned to:
Provide a range of shopping facilities in locations which are readily accessible to the community
Incorporate and integrate a variety of land uses, including retail, office, education, human
services, community facilities, recreation, entertainment and residential uses where appropriate
Provide good accessibility by all available modes of transport (particularly public transport) and
safe pedestrian and cycling routes, and to encourage multi-purpose trip-making to such centres
Facilitate ease of pedestrian movement between components of centres, public transport
interchanges and parking area
Maximise opportunities for the co-location, multiple use and sharing of facilities
Provide child care facilities to a level consistent with the role of the centres
Minimise the effects of commercial development on the amenity of residential and parkland
areas, for example as a result of traffic congestion, noise or overshadowing
Provide attractive environments for community activities” (Refer MPPS op.cit. Clause 17.01-2)
It will be noted that a number of other economic development objectives in the SPPF are of direct
relevance to the Mornington Peninsula Activity Centres Strategy (MPACS). These include:The encouragement of developments that “meet community’s needs for retail, entertainment,
office and other commercial services and provide net community benefit in relation to
accessibility, efficient infrastructure use and the aggregation and sustainability of commercial
facilities” (Refer 17.02-1);
The encouragement of “tourism development to maximise the employment and long-term
economic, social and cultural benefits of developing the State as a competitive, domestic and
international tourist destination” (Refer 17.04-1)
Protection of the state’s agricultural base and the facilitation and protection of primary
production resources (Refer 17.05-1)
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In summary the principles set out in the SPPF are intended to guide the development of metropolitan
and local strategic frameworks and policy. In the context of the Mornington Peninsula Activity Centres
Strategy the SPPF has directly and/or indirectly influenced:settlement and land use policy in the Mornington Peninsula Planning Scheme;
activity centre principles and objectives;
accessibility principles in relation to urban settlement and activity centres;
the conservation and protection of coastal environments;
the protection of agricultural and primary resource values and environments;
consideration of tourism as an important industry in the Peninsula and the need to protect
scenic and recreational values that underpin the attraction of the region for tourism.
In Section 2.3 the convergence of the values and principles in the SPPF with the settlement,
economic development and environmental policies developed for the Peninsula is outlined in a review
of relevant sections of the MSS. In Section 5 the application of a range of SPPF activity centre and
access principles has formed part of the recommended Mornington Peninsula Activity Centres
Strategy.

2.2

METROPOLITAN POLICY
The Mornington Peninsula Activity Centres Strategy is directed to provide a sustainable network of
activity centres that best meets the needs of existing and future communities, taking account of
metropolitan policy, emerging and future needs of the region and community values. The Strategy
was critically influenced by Melbourne 2030 which is the most recent and comprehensive
pronouncement of metropolitan planning policy. Melbourne 2030: Planning for Sustainable Growth
(Department of Infrastructure, 2002) provides a policy framework for the future planning and
development of metropolitan Melbourne.
Melbourne 2030 sets out a range of planning principles designed to achieve a sustainable land use
transport system and the optimisation of net community benefit through urban consolidation. The
activity centres policy is an important component of the strategy as it is intended that activity centres
become a focus for both activity and settlement. The strategy describes activity centres as
multifunctional spatial concentrations of commercial, business and recreational activity. Through the
provision of these land uses, activity centres are the hubs of our community. Melbourne 2030 seeks
to reinforce the convenience of these centres by promoting them as public transport hubs and by
integrating a wider range of land uses into them. It is envisaged that a network of mixed-use activity
centres linked by public transport will achieve the following: reduced numbers of private car trips to and from activity centres;
improved economic and business synergies;
a broadened mix of uses appropriate to the different types of centre and needs of the
population;
focal points for the community at different geographic scales;
improved access and sustainable transport options; and
support of the development of the Principal Public Transport Network (PPTN).
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Melbourne 2030 identified a network of approximately 1,000 activity centres of various types and
sizes. They constitute the “focal points for the community and meet a wide range of needs” (Refer
Department of Infrastructure, Oct 2002 “Melbourne 2030: Planning for Sustainable Growth”.
Implementation Plan 4: Activity Centres, Pg 4). The Strategy identified five types of centres
connected by a Principal Public Transport Network (PPTN). These comprise:Central Activities District
Principal Activity Centres
Major Activity Centres
Specialised Activity Centres
Neighbourhood Activity Centres
The classification system for activity centres in metropolitan Melbourne identified the key functional
characteristics of the activity centre types and strategic objectives to guide future development. The
classification system developed in Melbourne 2030 has been restated below in order to provide a
comprehensive context for the Mornington Peninsula Shire Activity Centres Strategy.
TABLE 2.1. MELBOURNE 2030 ACTIVITY CENTRE CLASSIFICATION SYSTEM

Classification
Central Activities District

Key characteristics
Metropolitan Melbourne’s largest
centre of activity with the greatest
variety of uses and functions, and the
most intense concentration of
development.
Provides services and functions such
as
commercial,
retail,
highly
specialised
personal
services,
education, government and tourism.

Principal Activity Centre
(includes Melbourne’s largest and best
known activity centre)

A mix of activities that generate high
numbers of trips, including business,
retail, services and entertainment.
Being generally well served by multiple
public transport routes (some being on
the rail network), and on the PPTN or
capable of being linked to that network.
A large catchment covering several
suburbs, and attracting activities that
meet metropolitan needs.
Having potential to grow and support
intensive
housing
developments
without conflicting with surrounding
land uses.

Future strategic development
objectives
Preferred location for activities of State
or national significance.
Location for activities that have a
significant impact as trip generators,
drawing users from around the
metropolitan area and beyond, and
hence benefiting from being at the
centre of the PPTN
Planned and managed to retain its
position as the prime office and
retailing centre for the metropolitan
area as well as a major destination for
visitors.
Reinforce the network of centres by
connecting all Principal Activity Centres
to the PPTN.
Encourage
more
mixed-use
development in appropriately located
centres.
If a new Principal Activity Centre, will
have to be on the PPTN or be linked to
part of the cost of developing the site.
Has an especially important role as a
focus for community activity, services
and investment.
Location for priority government
investment and support.
Focus for a range of government and
community facilities and services.
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Classification

Key characteristics

Future strategic development
objectives
If a town centre (see Melbourne 2030,
Policy 1.1) – manage growth carefully,
in order to achieve more sustainable
transport and to give nearby residents
access to many of the benefits at
present enjoyed only be residents in
inner suburban areas.
If a stand-alone centre (see Melbourne
2030, Policy 1.1) – broaden the role,
achieve a greater mix of uses, and
improve accessibility by public
transport through links to the PPTN.
Receives priority for investment and
location of significant land uses where
catchments overlap in any part of the
network of centres.
Encourage a wider range of arts,
cultural and entertainment facilities.
Location for higher-density housing.

Major Activities Centre (takes in most
of Melbourne’s largest activity centres)

Similar characteristics to Principal
Activity Centres but serves a smaller
catchment area.
Supplements the network of Principal
Activity Centres.
Provides
additional
scope
to
accommodate ongoing investment and
change in retail, office, service and
residential markets.

Encourage
more
mixed-use
development in appropriately located
sites.
Continue broadening the range of
uses.
Encourage a wider range of arts,
cultural and entertainment facilities.
Location for higher density housing.
Upgrade public transport services.
Reinforce the network of centres by
connection into the PPTN.
If a new Major Activity Centre, will have
to be on the PPTN or be linked to it as
part of the cost of developing the site
If an existing Major Activity Centre that
lacks good public transport links, will
not be allowed to grow substantially at
the expense of better-located centres
serving the same catchment.

Specialised Activity Centre

Important ergonomic precinct that
plays a vital role in metropolitan
Melbourne’s economy.
Provides a mix of economic activities
that generates much work and many
visitor trips.

Planning and development should
reinforce its specialised economic
function.
Should only contain uses that support
and are consistent with continued
growth in their primary function.
Mixed uses that complement the role of
these centres are encouraged, but
should not compete with nearby
Principal and Major Activity Centres,
nor should it attract mixed uses that
serve a wider catchment and might
inhibit its specialised role
Must be located on the PPTN.
Requires
similar
transport
management responses to other types
of large centres
If a research precinct, future planning
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Classification

Neighbourhood Activity Centre

Key characteristics

Generally, a limited mix of uses
meeting local convenience needs
Generally less than 10,000 square
metres of retail floor space
Accessibility to a viable user population
by walking/cycling
Accessibility by local bus services, and
public transport links to one or more
Principal or Major Activity Centre
Important community focal point,
ideally close to schools, libraries, child
care, health services, police stations
and other facilities that benefit from
good public transport.

Future strategic development
objectives
and development should emphasise its
ability to foster interaction between
researchers and industry. Space is
required so that new and emerging
applications can benefit from colocation.
Encourage walking, cycling and local
public transport use
Redevelopment in middle and outer
suburbs and development of new
growth areas should provide viable
locations for Neighbourhood Activity
Centres in areas where their
distribution is inadequate
Location should be planned inn
conjunction with the design of local
public transport services
Encourage higher-density housing in
and around Neighbourhood Activity
Centres, designing this to fit the context
and enhance the character of the area
while providing a variety of options for
different types of households

Source: Melbourne 2030, op. cit. Implementation Plan 4

Principal, major and specialised activity centres were identified in Melbourne 2030 (Refer Melbourne
2030 op.cit., Implementation Plan 4, Appendix 1). It is noted that the identification of neighbourhood
centres was a task remaining to be undertaken at the time of the release of Implementation Plan 4
(Oct 2002).
In the context of the Mornington Peninsula Activity Centres Strategy, the Melbourne 2030
classification of activity centres as applied to the Peninsula is set out below:-
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TABLE 2.2 MORNINGTON PENINSULA SHIRE ACTIVITY CENTRES STRATEGY CLASSIFICATION
SYSTEM OF ACTIVITY CENTRES CONSISTENT WITH MELBOURNE 2030 POLICY

Classification

Centres
Mornington

Major Activities Centre

Rosebud
Hastings
Neighbourhood Activity Centre
(termed township centre in the MPACS)

Mt Eliza
Dromana
Somerville
Rye
Sorrento
Balnarring
Bentons Square
Mt Martha

Local and Convenience Centres
(Note that this level in the hierarchy was not detailed in
Melbourne 2030)
These are small activity centres and isolated facilities not
anchored by a supermarket. They provide a limited range of
day to day in convenience goods and services needs.

There are more than 50 local and convenience centres and
isolated facilities in the Mornington Peninsula Shire.

The policy initiatives introduced by Melbourne 2030 have been critically outlined in the key directions
of the Strategic Framework (Refer Melbourne 2030 op.cit., Oct 2002). These directions are
summarised below, together with the policy response developed in the Mornington Peninsula Activity
Centres Strategy (refer Tables 2.3, 2.4).
TABLE 2.3 MELBOURNE 2030 POLICY DIRECTIONS

Melbourne 2030 Policy Direction

Policy Components
Introduction of an Urban Growth Boundary (UGB) to delineate an existing and
approved urban area. The objective of the UGB is to restrict the outward growth
of metropolitan Melbourne.

Direction 1 : A more compact city

Refocusing of additional residential development into strategic redevelopment
sites comprising the principal and major activity centres and other designated
redevelopment sites.
A long term reduction in the proportion of dwelling commencements in greenfield
sites.
The possible upgrading of transport services to the principal and major activity
centres.

Direction 2: Better Management of
Metropolitan Growth

Direction 3: Networks with the
Regional Cities

Direction 4: A More Prosperous City

Focusing of outer-city growth close to transport corridors and services.
Concentrating development on the city fringe into compact settlements.
Minimising take-up of rural land for future urban development.
Encouragement of new urban development in selected centres outside
metropolitan Melbourne, particularly in Ballarat, Bendigo, Geelong and the
townships of the Latrobe Valley. The strategic principle is to improve the
transport corridors to these cities and to facilitate their functional linkages to
metropolitan Melbourne.
All sectors of the economy are critical to economic prosperity and a broad cost
benefit approach is required rather than a narrow fiscal view.
Integration of land-use and transport infrastructure planning delivery in the key
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Melbourne 2030 Policy Direction

Policy Components
transport corridors.
Economic foundations of metropolitan Melbourne dependent on:•

competitively-priced infrastructure and utility systems;

•

innovative leading edge institutions and skills;

•

provision of connected quality access for the movement of goods,
materials and information;

•

focus on quality of life and the attractiveness of the City through the
provision of high amenity environments, cultural life and education.

Creation of memorable places and spaces in which to live, work and play.
Promotion of excellence in urban design.
Direction 5: A Great Place to Be

Protection of indigenous and non-indigenous heritage values.
Recognition of areas of special resource, environmental and landscape
significance.

Direction 6: A Fairer City

Melbourne 2030 directed to a fairer distribution of social and cultural
infrastructure, and for better coordination and timing in the delivery of new
services in development areas.

Direction 7: A Greener City

Melbourne 2030 is committed to reducing resource use and waste generation,
and to creating an environmentally sustainable path for future growth and
development in metropolitan Melbourne and the surrounding region.

Direction 8: Better Transport Links

Direction 9: Better Planning Decisions
and Careful Management
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Melbourne 2030 is directed to providing a more sustainable transport system
that offers wider choice to travellers.
Melbourne 2030 aims to increase the numbers of people who use public
transport, cycle or walk.
The implementation of Melbourne 2030 requires a robust planning system and
the careful management of the changes and processes involved.
Melbourne 2030 is directed to the development of a better planning and
evaluation system and the achievement of partnerships with local government
and improved community participation.
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TABLE 2.4 POLICY DIRECTIONS FOR MELBOURNE AND THE POLICY RESPONSE OF THE
MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY

Melbourne 2030 Policy Initiative

Mornington Peninsula Activity Centres Strategy: Policy Response
The Strategy places priority and focus on the consolidation of existing activity
centres.

Direction 1 : A more compact city

The needs of developing communities are required to be met through the
consolidation of existing centres or the development of new centres.
The Strategy seeks to broaden the activity base of centres that have been
traditionally dominated by shopping.
The Strategy seeks to make provision for opportunities for housing within or
close to activity centres.

Direction 2 : Better Management of
metropolitan growth

Direction 3 : Networks of the Regional
Cities

The Strategy is contained within the urban growth boundary defined for
Mornington Peninsula Shire.
The Strategy seeks to link the further planning and development of activity
centres to the provision of public transport.
Direction 3 is intended to provide guidance for the management of the
relationship between metropolitan Melbourne and regional cities in country
Victoria. However, the principles underlying Direction 3 are highly relevant to the
management of settlement and activities in the Mornington Peninsula including:- the consolidation of activity around public transport nodes;
- the protection of established urban character;
- restriction on rural living development

Direction 4 : A More Prosperous City

The Strategy recognises the port and industrial resource roles played of the
Mornington Peninsula in the wider metropolitan state context.

Direction 5 : A great place to be

The Strategy has linked the future provision of retail and commercial
development with the need for structure planning to achieve urban design,
heritage, open space and social objectives. The structure plans will be directed
to achieve activity centres with a strong sense of place and safe and attractive
linkages to surrounding neighbourhoods.

Direction 6 : A fairer City

Structural plans required by the Strategy will need to address provision of
affordable housing, equitable distribution of social infrastructure and the
provision of cultural and social facilities.

Direction 7 : A greener City

Structural plans for the consolidation and development of activity centres will be
required to identify open space and natural habitat networks that link activity
centres to surrounding districts, river and quake systems, coastal reserves and
local and regional overspace areas.
Building and design in activity centres will be required to meet energy rating
standards (refer Victorian Greenhouse Strategy).

Direction 8 : Better transport links

The Strategy is directed to ensure that the structural planning of activity centres
required for the future management and development of the centres,
incorporates public transport access and linkages designed to upgrade and
further develop the Principal Public Transport Network and local public transport
services.
The structure plans required to be undertaken for the planning and management
of activity centres in the Shire will need to provide frameworks for pedestrian and
cycle access to the centres and surrounding neighbourhoods.

Direction 9 : Better planning decisions,
careful management
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The Strategy provides a consistent, clear and direct linkage between the need
for future retail and commercial development and the requirement for
comprehensive structure planning as a precursor condition for future
developments. The structure plans will be directed to facilitate the development
of the activity centres as diverse, attractive and amenable places that are
economically sustainable and socially focused.

21

MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY – FINAL REPORT

In summary Melbourne 2030 represents a recent, and ongoing comprehensive pronouncement for
the land use and transport planning and development of metropolitan Melbourne. It has profoundly
influenced the structure, scope and emphasis of the Mornington Peninsula Activity Centres Strategy
in relation to:the classification structure of activity centres in the recommended system of centres;
the activity diversity, accessibility and urban design principles and performance criteria identified
for activity centres;
the residential living objectives for activity centres;
the future management and planning of activity centres.
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2.3

MUNICIPAL STRATEGIC STATEMENT (MSS)
The Municipal Strategic Statement (MSS) for Mornington Peninsula Shire (Mornington Peninsula
Planning Scheme, Clause 21) is a detailed policy and strategic framework to guide land use transport
planning, and environmental and resource management consistent with state and metropolitan
policies.
The MSS has identified a number of significant strategic challenges and opportunities required to be
addressed in the establishment of long term strategic planning for the Shire. These encompassed the
following issues:the need for a strategic framework that reflected the unique character, environmental values
and community lifestyles of the Peninsula;
recognition of the Peninsula’s unique settlement pattern and the need for the consolidation and
enhancement of the distinctive townships that characterise the Peninsula;
recognition of the distinctive character of local areas;
the need to strengthen the Shire’s activity centres;
recognition of the employment and service role provided by industrial areas in the townships
need for a strong focus on the management of foreshores and coastal areas to provide ongoing
social, environmental and economic benefits to the community;
incorporation of recognised environmental values and the identification and conservation of the
range of areas of ecological significance and value to the local and regional communities;
recognition of the landscape, scenic and recreational values of the Peninsula and their
underlying importance for the community and tourism in the region;
recognition of the importance of agriculture as an important part of the regional economy and as
a key value and land resource required for the sustainable management of the Peninsula;
recognition of the significant potential offered by Western Port, an area of high environmental
value and sensitivity with important potentials for Port and related development.
These strategic issues were recognised by Council and the community and are reflected in the
Mornington Peninsula Strategic Framework Plan. The Plan (refer to Figure 2.1 in this report):maintains the distinctive settlement pattern of clearly defined townships (this was to form the
basis for the delineation of the Urban Growth Boundary in the Mornington Peninsula);
maintains the rural and conservation values of the Peninsula by confining future development to
where it is within the UGB, and through the identification and designation of areas of high
natural value;
identifies areas for industry and port related use;
identifies the need to consolidate future urban growth and development in the townships.

RATIO CONSULTANTS PTY LTD

23

MAJOR TOWN

PORT & PORT RELATED USES AREA

SERVICE CENTRE

MORNINGTON PENINSULA FREEWAY

COASTAL TOWNSHIP

RAILWAY LINE

RURAL TOWNSHIP

MORNINGTON PENINSULA FREEWAY
PROPOSED

AGRICULTURE - RURAL CONSERVATION

Mt Eliza

MAJOR ROAD

TOWNSHIP AREA

SCENIC ROADS

ARTHURS SEAT - REDHILL - MERRICKS NORTH
HILLS AREA

Baxter

MAJOR INDUSTRIAL SHIPPING

NATIONAL PARKS & MAJOR PUBLIC RESERVES /
COMMONWEALTH LAND

Somerville

Mornington

COMMERCIAL FERRIES

Tyabb

Mt Martha

Portsea

Dromana
Hastings
Rosebud
Sorrento

Balnarring
Rye

Red Hill

Merricks
Boneo

Somers

Point Leo

Shoreham

Source: Mornington Peninsula Planning Scheme

Figure 2.1

Flinders

June 2005

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

0

2

4

6

8

10km

Strategic Framework Plan
Project: 6086

MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY – FINAL REPORT

The Mornington Peninsula Strategic Framework Plan outlines directions for sustainable land use
patterns based on the Peninsula’s distinct areas. These include:support of the hierarchy of towns and villages with regard to individual character and functions,
their relationships to each other and to adjacent rural, coastal and port development areas;
definition of township growth boundaries as a method of focusing future development in the
major towns and distributing future population growth;
recognising and protecting coastal activity nodes and tourism priority areas identified in the
Victorian Coastal Strategy;
recognising and protecting strategic landscape areas between and around townships, due to
their strong influence on the Peninsula’s sense of place;
maintaining separation between port development areas and township areas(refer Mornington
Peninsula Planning Scheme, MSS).
The Strategic Framework Plan which provides for a distinctive pattern of townships and supporting
activity centres, seeks to achieve the following objectives set out in the community vision statement in
Council’s Corporate Plan. These required that:“ . . . . . . Mornington’s unique characteristics and community lifestyles will be maintained and
enhanced by continuing to be:−

a place where diverse communities can enjoy a quality lifestyle;

−

a place where environmental sustainability is applied as a guiding principle;

−

a place where social needs, ecological care and economic development are balanced and
integrated;

−

a place where high landscape quality is promoted and enhanced (refer MSS)”.

The Strategic Framework Plan seeks to achieve these objectives through strategic planning initiatives
focused on:establishing a ‘green break’ boundary between the Peninsula and Melbourne;
defining township growth boundaries as a method for focusing development within existing
towns;
supporting and strengthening the hierarchy of townships;
recognising significant natural features, open spaces and fragile environments;
maintaining rural areas;
supporting the development of an arterial road network;
identifying potential areas of port development;
maintaining land-use boundaries between port and township development (refer MSS).
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The settlement pattern of the Peninsula is characterised by separate townships that retain relatively
clear boundaries. These townships are centres of both commercial and residential development, each
with its own identity and value. The identification of the hierarchy that exists between the townships
enables Council to evaluate the strengths and limitations of the individual settlements. Typically, the
hierarchy of townships is ordered according to the scale and quality of urban functions available, such
as commercial facilities, community services and appropriate infrastructure (refer MSS).
The directions provided by the SPPF emphasise that planning priorities are different on the Peninsula,
especially compared with those of municipalities in designated growth corridors. In particular, demand
for housing on the Peninsula must be managed in order to be integrated with the Shire’s own planning
objectives, which focus upon conservation, recreation, agriculture and port development (refer MSS).
The Shire provides employment opportunities for about sixty per cent of the permanent population,
most of which are town-based jobs in the key centres of Mornington, Somerville, Hastings, Dromana
and Rosebud. The MSS stipulates that strengthening these centres by consolidating future population
growth will enable each to support a wider range of services and facilities, based on the development
of community services, commercial activity, retailing and service industry (refer MSS).
According to the MSS, the pattern of development on the Peninsula, based on townships with limited
catchment populations, tends to increase the economic vulnerability of existing centres to new
development (refer MSS). This is because: a (significant) over-supply of retail and commercial land tends to produce sprawling,
uncoordinated centres dominated by roads and parking areas; whilst
commercial expansion on main roads (outside of centres) may reduce the range of goods
available in a centre, thereby reducing quality and convenience (refer MSS).
The identification of tourism as an overarching economic factor in the Shire acknowledges the
profound influence that it has upon management and planning. Mornington’s role as Victoria’s chief
holiday destination accounts for the large proportion of properties under absentee ownership in the
Shire, however summer spending can provide for up to 23 per cent of turnover in the major tourist
centres (refer MSS). Policy objectives that address tourism activity include: activity centre policy that addresses the problematic issue of (economic) seasonal variation by
way of controlling the size and distribution of commercial activity centres;
‘green break’ policy that stipulates the need to maintain a physical boundary between
Melbourne and the Peninsula. This land-use strategy identifies the tourism value of the ‘semirural experience’, and is used as another argument in favour of urban consolidation within
existing townships;
environmental conservation initiatives that recognise the value of the Peninsula’s natural,
cultural and heritage assets, with their potential for tourist attraction. This includes open spaces
(and National Parks), rural areas, significant landscape areas (particularly between townships)
and coastal activity nodes.
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In conclusion, the MSS is directed to achieve consolidated commercial centre development through
the following initiatives:support for the existing pattern of commercial development in which Mornington, Rosebud and
Hastings are recognised as the ‘key centres’;
integration of new commercial development within existing centres where practicable,
depending on community values and needs and on the projected growth of townships;
provision for new floor space in some centres: based on the potential of the respective
catchment areas;
consolidation of the Peninsula’s tourism potential through the provision of facilities and
infrastructure for visitors in appropriate townships;
management of commercial development in sensitive areas directed to minimise potential
environmental and amenity impacts;
provision of minor service centres within new estates of residential development in the form of
‘neighbourhood’ centres; and
designation of limited areas for low-intensity commercial development along main road locations
(refer MSS).
The MSS recognised that activity centres have the potential to significantly contribute to the prosperity
of a township and to provide access to a range of services of either retail, commercial or community
nature. The quality and diversity of services offered through activity centres are integral to the vitality
of a township as they provide a social focus and are fundamental to the economic growth of the
townships and the Peninsula in general.
In summary, the Municipal Strategic Statement (MSS) is a comprehensive and detailed statement
embracing a community vision and objectives, strategic assessments and a Strategic Framework
Plan to provide an effective structure for sustainable land-use planning for the Mornington Peninsula.
It maintains the Peninsula’s unique balance of townships, port development areas, rural areas and
areas of significant natural and scenic values. In this context, the activity centres are recognised as
reinforcing the social and economic viability of the townships and provide the potential to contribute to
the consolidation of population within the Urban Growth Boundary (UGB).
The MSS provides a framework for the consolidation of existing centres, particularly the major activity
centres, and argues for the concentration of commercial activity in the townships. It strongly
advocates for the development of town centres that ensure a sense of coherent design to ensure that
existing and emerging activity centres act to focus social and commercial life within the distinctive
townships that characterise the Peninsula.
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2.4

REVIEW OF POLICY DEVELOPMENT
The evolution of the current pattern of activity centres has been strongly influenced by the unique
pattern of urban growth in distinctive townships, generally located in an arc along Port Phillip Bay
south west from Frankston to Portsea. The form and structure of activity centres and the significant
dispersal of centres is in large part, a reflection of earlier patterns of governance and policy
development.
Prior to 1994 Mornington Peninsula Shire was administered as three separate municipalities. These
were:
the (former) Shire of Mornington located in the north western section of the current Mornington
Peninsula Shire and encompassing the townships of Mornington and Mt Eliza;
the (former) Shire of Flinders located in the south and south west districts of the Peninsula. It
encompassed the townships of Dromana, Rosebud, Rye, Blairgowrie, Sorrento and Portsea all
accessed by the Napean Highway. The Base Strait coast includes the townships of Cape
Shank and Flinders, accessed by Boneo Road. This former Shire had the largest proportion and
highest regional concentration of holiday homes which inturn meant that the townships and
activity centres in these areas incurred highly significant variations in home occupancies, resident
populations and in levels of activity centre trade and custom;
the (former) Shire of Hastings located on Western Port Bay. This area included the townships of
Hastings, Tyabb and Bittern and the southern coastal townships of Cribb Point, Stony Point,
Somers, Merricks, Point Leo and Shoreham. Hastings reflected port and industrial activities and
was closely linked the naval establishment at Stony Point.
The three former Shires each had their own designated central township that were the centres for
commercial activities and services. Significantly these townships became the designated major
centres in Melbourne 2030 and thus remain as the key activity centres for future retail, commercial,
civic, social / entertainment and other activities and constitute the key focal areas for the consolidation
of centre based medium density housing. Current policy in the MSS recognises the need to reinforce
their commercial potential and social role and maintain their subregional status. The three townships
are Mornington, Rosebud and Hastings and their influence as the major centres of the Peninsula is a
recurring element of policy and strategy.
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A review was undertaken of earlier activity centre strategies that were commissioned by the former
Shires and the former Westernport Planning Authority. Table 2.5 below provides a brief summary of
the earlier strategies in relation to the context in which they were undertaken and key policy outcomes
that have been the legacies of these strategies.
TABLE 2.5 OVERVIEW OF COMMERCIAL CENTRE STRATEGIES (1977 – 1991)

Document

Context
High population growth and increased
demand for commercial floor space

1977 Mornington
Peninsula Commercial
Centre Strategy

‘Escape expenditure’ and development
shortfalls in existing centres hinder economic
strength of commerce
Increasing recreational focus in Port Phillip
Bay townships

1987 Shire of
Mornington
Commercial Strategy

1989 Westernport Area
Commercial Centres
Strategy

1991 Shire of Hastings
Commercial Centre

Population projections of 1970s not reached,
leading to an over provision of floor space
Nodal pattern of settlement does not sustain
large amounts of commercial floor space

Discussed the Peninsula as part of the much
larger Westernport Area
Found that existing centres were accessible
and serviced the area adequately

Rural character of the Shire and a dispersed
population had generated a number of local
commercial centres.

Policy
Recognition of the need to broaden the
opportunity for choice
Integration of commercial activity with nonretail activity
Increased provision for floor space based
on creation of hierarchy
Identification of new hierarchy between
centres, floor space to be provided
accordingly
New centre to be developed
Performance monitoring and careful landuse control of existing centres
Identified a new hierarchy according to
relative size and function
Identified Rosebud as the most significant
centre, and suggested the provision for
more floor space
Recommended that other centres to
maintain their size and function.
Identified an activity centre hierarchy in
order to limit the growth of local centres,
with a focus to expand and consolidate
larger, nodal centres.
Proposed consolidation of the Hastings
activity centre as a focus for the Shire and
to cater for projected residential growth.

Further details of the Historic Policy Review are set out in Appendix 1.
It was found that the identification and definition of functional activity centre hierarchies was a
recurring theme in the early commercial centre strategies. In retrospect it can be seen that the policy
development guided future floor space provision and tended to influence potential investment and
development within centres. The strategies also had the effect to consolidate the economic strength
and performance of the focal centres of each of the former Shires (that is the current major centres of
Mornington, Rosebud and Hastings).
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In a wider context, the earlier commercial centre strategies tended to reinforce the historic pattern of
distinctive and separate townships and the policy emphasis of the MSS reflects a consistent theme in
these strategies to maintain an effective activity centre hierarchy to provide for the range of services
required by the township communities. Contemporary planning policy represented by the SPPF,
Melbourne 2030 and the MSS strongly reinforce the policy basis for contained distinctive townships,
and the maintenance of effective networks of activity centres, each linked to a designated major
centre to provide higher order services and serve as a social and community focus for the
surrounding township communities.
In conclusion, the broader purpose of this study is to reformulate existing policy regarding activity
centres consistent with the directions of Melbourne 2030. A review of earlier commercial centre
strategies has found that the distinctive activity centre pattern supported by the MSS and the focal
nature of the major centres which is a key aspect of metropolitan and MSS policy were profoundly
shaped and directed by the earlier strategies. They provide a legacy and thematic link to the present
policy frameworks that govern planning on the Peninsula.
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3

SETTLEMENT AND FUTURE DEMAND
CONTEXT

3.1

OVERVIEW : PHYSICAL SETTING OF MORNINGTON PENINSULA SHIRE
Mornington Peninsula Shire is the primary study area for the Strategy. The municipality is unique in
the context of metropolitan Melbourne, and the effect of the Melbourne 2030 Strategy is likely to place
further emphasis on the distinctive qualities and amenities of the Shire and its exceptional strategic
position in relation to metropolitan Melbourne.
There are several important aspects of the Shire that profoundly influence the Activity Centres
Strategy. These are:The spatial pattern of urban development
As indicated in Section 2 future residential development in the Mornington Peninsula is
governed by state, metropolitan and local policy expressed in the SPPF, Melbourne 2030, and
the Mornington Peninsula Planning Scheme, particularly the MSS. In essence, future
residential development is circumscribed by the Urban Growth Boundary (UGB) that has been
drawn to give focus and emphasis to the townships and the maintenance of the substantial
rural and scenic areas of the Peninsula and the conservation of significant areas of natural
value. The future spatial pattern of residential development is specified in the Mornington
Peninsula Strategic Framework Plan (refer Mornington Peninsula Planning Scheme, 21.04).
Thus the future potential spatial distribution of resident households is known, on the basis of
projected growth rates of local areas and on the basis of likely housing capacity of these areas
taking account of infill and greenfields housing potentials. Local area population projections
prepared by i.d. consulting for Council (2001-2016), together with SLA projections prepared on
a state-wide basis by DSE, have been employed in this Study as an important basis for
projections of consumer demand (refer Sections 3.2, 3.3).
The tourism role and significance of the Mornington Peninsula
The Peninsula is Victoria’s most important tourism region for domestic visitation. It is also a
highly significant region for international visitation and has several high growth tourism market
segments (refer Urban Enterprise Pty Ltd, June 2004, ‘Tourism Indicators for the Mornington
Peninsula: 2003’, prepared for Mornington Peninsula Tourism). The key point here is the high
significance and continued growth of tourism, notwithstanding a long-term trend in the
conversion of former holiday homes to permanent accommodation. The impact of tourism on
the current and likely future provision of requirements for retail and commercial floorspace and
land has been taken into account in the development of the Strategy.
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The scenic, conservation and rural values of the region
The Mornington Peninsula is characterised by sweeping bay and ocean vistas, complemented
by high quality horticultural areas and significant parks and conservation areas. Some 70% of
the Mornington Peninsula Shire is outside the Urban Growth Boundary (UGB). Thus, one of
the long-term effects of Melbourne 2030 will be to ensure the conservation of the essential
landscapes and values that underlie the image and uniqueness of Mornington Peninsula as a
balance of seaside townships, high quality bayside and ocean beaches encompassing
memorable rural landscapes, conservation areas and parks.
The scale of the region
The geographic scale of the Mornington Peninsula is highly significant in the context of the
Activity Centre Strategy. The Mornington Peninsula Shire has an area of approximately 723
square kilometres (km2) or an area equal to that occupied by Melbourne’s 15 inner and middle
suburban municipalities located within approximately 12-15 kilometres of the Melbourne Central
Business District (CBD). The Mornington Activity Centre is located approximately 45 kilometres
from the Melbourne CBD. By comparison, it is almost the same distance between the
Mornington Activity Centre and Sorrento (approximately 41.5 kilometres).
The scale, distribution of population and evolution of the Peninsula provide critical
characteristics that influence the form of the Strategy. As the findings and Strategy
development will indicate, the geographic extent of the Peninsula and the clustered
distributions of existing and likely future populations, together with the pattern of activity
centres, required assessments of retail and commercial floorspace and land requirements on a
sub-regional basis that reflected the future needs of the key sub-areas of the Peninsula.
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3.2

DETERMINANTS OF RETAIL-COMMERCIAL FLOORSPACE AND LAND DEMAND
Preparation of the Mornington Peninsula Activity Centres Strategy (MPACS) required consideration of
the factors that underlie the demand for retail and commercial floorspace and land in a regional
context. These factors encompassed: the existing supply of retail floorspace and its roles and adequacy in relation to contemporary
and likely future consumer needs;
current and future productivity required for retail floorspace (measured as retail turnover density
or annual turnover per square metre of gross leasable area);
population and households resident in the Mornington Peninsula (this includes the current and
projected patterns of households likely to be resident in the Peninsula);
changing patterns of household retail expenditures;
long-term changes in demographic structures of the residential population;
current levels and patterns of escape expenditure (or expenditures by households resident in
the Mornington Peninsula bound to areas outside the Peninsula) and the potential for changes
to these patterns;
tourism and inbound expenditures to the Mornington Peninsula (that is, proportions of retail
sales at activity centres in the Mornington Peninsula generated by visitors who are normally
resident in areas outside the Peninsula), and the potential for changes to these patterns;
likely long-term changes to patterns of tourism to the Mornington Peninsula, and in this context,
projected changes to the stock of holiday homes on the Peninsula;
household income structure of the resident population and likely structural changes to these
levels;
likely structural changes in household retail expenditure patterns and consequent impacts on
floorspace demand for different commodity groups;
ongoing changes to retail store sizes and retail distribution logistics;
siting and land requirements for retail/ commercial goods and services.
Consideration was made of each of the above factors in the assessment of retail floorspace
requirements for the Shire. Table 3.1 provides a summary of the relative impacts of these factors in
the determination of retail floorspace requirements.
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MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY
TABLE 3.1 DETERMINANTS OF RETAIL FLOORSPACE AND LAND DEMAND: SUMMARY TABLE

Factor

How the factor impacts on retail floorspace and land demands

Assessments undertaken

Operating assumptions in the floorspace demand projections

Retail floorspace supply

The quanta, adequacy and roles of existing retail floorspace supply is an essential
commencement point in demand/supply assessment analysis.

A detailed inventory of all retail-commercial floorspace in the Shire was undertaken by
Council and analysed by Ratio Consultants (May/June 2004), refer Table 4.1.

Essentially demand/supply analysis must first consider the adequacy of existing supply.

The inventory of existing, approved and likely floorspace supply has formed an integral
component of the demand supply analysis (refer Table Set B).

It is assumed that the detailed inventories of retail-commercial floorspace undertaken for the
Shire by Council and analysed by Ratio Consultants were correct at the time of survey i.e.
what they accurately and comprehensively represent the actual distributions of retailcommercial floorspace in the Shire at 2004.

Demand/supply projections are essentially about future changes to supply (either to address
inadequacies in supply and/or to meet projections of demand over time).
Retail productivity requirements

Household growth

Retail productivity (measured as retail turnover density or annual turnover per square metre
of gross leasable area) is a critical consideration in the determination of retail-commercial
floorspace requirements.

The demand/supply assessments were first directed to an estimation of current retail turnover
density ratios in the Shire and their adequacy in relation to recognised requirements for
particular store and service types (discussed in Section 4).

It is a measure of returns to traders and the underlying economic sustainability of retail
floorspace i.e. there are certain minimal requirements for retail turnover density below which
sustainable economic floorspace requirements cannot be reasonably projected.

Current retail turnover densities observed in the Shire were found to be adequate for
sustainable economic returns and trading in the future.

In general terms household growth is a single most important determinant affecting retail
floorspace requirements over long periods of time (periods of ten to fifteen years and
beyond).

Household and population projections undertaken by the Department of Infrastructure (refer
Victoria and Future 2000), and i.d. consulting were supplemented by household projections
prepared by Ratio Consultants.

Levels of retail turnover density observed in 2004 were required to be maintained in real
terms over the forecast periods (2004-2021 and 2021-2031).

Estimates of current retail turnover densities and projections of future turnover density
requirements were made for the forecast periods 2004-2021 and 2021-2031 and formed an
integral component of the retail demand projections (refer Table Set D).

These projections are provided in the analysis and form part of the basis for the projections of
retail and floorspace demands.

Is assumed that the household and population projections prepared by the Department of
Infrastructure and i.d. consulting and supplemented by Ratio Consultants will be achieved in
terms of future household promotions and in terms of the future spatial distribution of resident
households.

Household growth projections provided and undertaken for the study form an integral
component of the demand projections (refer Table Set D).
Changing patterns of household
retail expenditures

A prime generator of retail floorspace requirements at any point in time is the level of
household retail expenditures generated by a trade catchment area.
Household retail expenditures are in turn dependent on household income levels.
Over time there are real structural changes in household retail expenditures that need to be
considered in order to assess retail floorspace requirements.

Retail expenditure profiles for households resident in the Shire were prepared for 2004 at
constant (June 2004) prices. The household expenditure profiles are based on the
household expenditure survey (1998-1999) undertaken by the Australian Bureau of Statistics
(ABS).
Retail expenditure profiles were inter-related with projected household and population growth
to determine future levels of retail demand expenditure by households resident in the Shire
(refer Table Sets A and D).
Assumptions were made in relation to likely differential growth in real levels of demand (i.e.
over and above population growth) based on long-term changes to real patterns of demand
observed in Victoria.

Current and future patterns of
escape expenditure

Escape expenditures are expenditures generated by households resident in a trade
catchment area and destined to activity centres and locations beyond that trade area.
In the context of the Strategy, escape expenditures represent the expenditures of households
resident in the Shire bound to activity centres and other locations beyond the Shire (eg. to
Frankston or Southland).
Escape expenditures effectively reduce local regional demand and increase regional
demands beyond the local trade catchment area under consideration.

An assessment was made of current levels of escape expenditure in the Mornington
Peninsula Shire for major retail commodity groups on the basis of in-centre surveys
undertaken in the Shire and on the basis of retail demand/supply modelling.
Assumptions were made on likely changes to escape expenditure levels in the Shire based
on significant changes to retail floorspace provision (particularly for bulky goods) and likely
improvements to the major centres.
Projections of escape retail expenditures (i.e. generated from areas within the Shire and
directed to centres and locations outside the Shire) were made for the periods 2004-2021
and 2021-2031. They form integral components of the demand projections (refer Table Set
D).

It was assumed that the income distribution of household income groups in the Mornington
Peninsula Shire at the 2001 Census would not change relative to the metropolitan distribution
in the forecast periods.
It was assumed that real differential growth in household retail expenditures would prevail in
the Shire and metropolitan Melbourne in the forecast periods as follows:food, groceries and liquor expenditures: 0.5% per annum (real growth over and above
CPI and household growth)
bulky goods: 2% per annum (real growth)
other household goods: 1% per annum (real growth)
It was assumed that escape expenditure levels would change as follows over the forecast
period:food, groceries and liquor. The escape expenditure level observed in 2004 was
approximately 5%. It was assumed that this would remain constant for the period of the
projections (i.e. 2004-2021 and 2021-2031)
bulky goods. The escape expenditures were estimated to be approximately 68% of
resident expenditures in 2004. The projections are based on significant falls in escape
expenditures (given the current significant new bulky goods clusters under
development in the Shire). Established expenditures are projected to fall to 35% by
2011, 30% by 2016, 25% by 2021 and 20% by 2031.
other household goods. Escape expenditures in 2004 were estimated at approximately
45% of household resident expenditures. These are projected to fall to 35% by 2011,
30% by 2016, 25% by 2021 and 18% by 2031.
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Factor

How the factor impacts on retail floorspace and land demands

Assessments undertaken

Operating assumptions in the floorspace demand projections

Tourism and inbound
expenditures

Tourism and inbound retail and other expenditures increase local regional demands for
floorspace and employment as they add to retail sales and are retained and recirculated in
the local economy.

Estimates were made on the current level of tourism and inbound expenditures to activity
centres on the Peninsula on the basis of the in-centre surveys undertaken by Ratio
Consultants, retail demand supply modelling for 2004 and a recent detailed review of tourism
activity on the Mornington Peninsula (refer Urban Enterprise Pty Ltd. “Tourism Indicators for
the Mornington Peninsula 2003”).

It was assumed that inbound retail expenditures from areas outside the Shire observed at
2004 would on balance retain the same relative significance to the local economy as at
present and therefore remain constant for the period of the projections (refer to the
discussion on tourism in Section 3.3. Also refer to Table Set C and Table Set D).

Plot ratio assumptions for future
retail development

Assumptions about the intensity of development will have a significant impact on the
assessed land requirements for retail commercial activities (in particular weather-all car
parking requirements are assumed to be provided on-grade and the extent to which nonretail activities are assumed to be developed as upper floor uses in retail developments).

Scenario assessments were undertaken to determine site requirements based on different
development assumptions. Assumptions were made regarding various degrees of land
development intensity at the major centres and lesser degrees of intensity at other locations.

It was assumed that:all retail development will be reliant on single trading floors. In the case of major centre
developments it was assumed that office requirements would be provided either as
upper floor developments to retailing developments or at a plot ratio of 1.5:1.0 in new
office facilities.
Car parking requirements in retail developments in the major centres would be provided
as undercroft parking.
additional parking requirements for offices in the major centres would be provided in
structures at a plot ratio of 1.5:1.0.
bulky goods developments would be undertaken at designated locations close to or
adjoining the major centres. These would be single level developments and all parking
would be on-grade.
all retail and commercial developments to be undertaken in activity centres outside the
major centres would provide for single level retailing, with office and other services
requirements above and all parking to be on-grade.
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3.3

POPULATION AND HOUSEHOLD PROJECTIONS FOR THE MORNINGTON
PENINSULA (2001-2031)
As indicated in Section 3.1, population and household projections for the Mornington Peninsula were
applied in the demand assessments developed for the Strategy. Analyses of population change were
undertaken at the small area level. The results of these analyses are set out in Table 3.2 below and
in Figure 3.2. It will be seen that:the population is projected to further age. More than half of the projected increase in population
over the period 2001-2011 will be aged 55 years or more, and no significant net change is
forecast for the population aged under 15 years (refer Table 3.2);
almost half the population growth projected for 2001-2011 will occur in the Mornington
Peninsula South SLA, with significant growth projected for the Dromana, Rosebud and Rye
areas (refer Table 3.2);
the relatively high household growth projected for the Mornington Peninsula South SLA and for
the local areas of Rosebud, Rye and Dromana is also consistently shown for household
projections to 2016 (refer Figures 3.1, 3.2).
TABLE 3.2 MORNINGTON PENINSULA SHIRE ACTIVITY CENTRES STRATEGY
PROJECTED POPULATION CHANGES BY MAJOR AGE GROUP AND SMALL AREA (20012011)

Age Structure
Change 2001-2011 (No. Persons)

SLA/Small Area
Mornington Peninsula West
Mornington
Mornington East
Mt Eliza
Mt Martha
Total Mornington Peninsula West
Mornington Peninsula South
Dromana
Flinders
Portsea
Red Hill
Rosebud
Rye
Total Mornington Peninsula South
Mornington Peninsula East
Balnarring
Bittern
Hastings
HMAS Cerberus
Somerville
Total Mornington Peninsula East
Total Mornington Peninsula Shire
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0-14

15-24

25-39

40-54

55-69

70+

Total

-157
155
-274
339
63

160
379
300
653
1,492

-404
-85
197
425
133

655
933
-388
793
1,993

979
498
834
571
2,882

50
500
222
99
871

1,283
2,380
891
2,880
7,434

486
-53
-52
-4
-183
170
364

325
51
59
82
357
217
1,091

717
60
-2
27
547
439
1,788

595
-43
92
169
972
440
2,225

947
141
238
196
1,358
937
3,817

707
126
348
2
790
689
2,662

3,777
282
683
472
3,841
2,892
11,947

-134
-33
-217
-2
1
-385
42

-33
48
182
-26
19
190
2,773

-159
42
57
-14
564
490
2,411

124
281
363
14
259
1,041
5,259

339
325
467
7
663
1,801
8,500

93
88
404
2
12
599
4,132

230
751
1,256
-19
1,518
3,736
23,117
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Figure 3.1
Mornington Peninsula Shire Activity Centres Strategy (2004-2031)
Existing and Forecast Households by SLA and Small Area (2001 & 2016)
Source: i.d. consulting
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Projected population changes were analysed for the Study to provide greater insight to the location
and distribution of current and future growth areas. Principal findings to emerge from the
assessments were as follows: the resident population of the Mornington Peninsula is projected to rise from approximately
132,400 persons in 2001 to approximately 156,000 persons in 2011, 166,000 persons in 2021
and 171,100 persons in 2031 (refer Table H.1).
the resident population of the Mornington Peninsula is thus projected to increase by
approximately 39,000 persons over the period 2001-2031 or by approximately 29% over the 30year period (less than 1% per annum).
resident households are projected to increase from approximately 49,410 in 2001 to 72,650 in
2031, an increase of 23,240 households over the period 2001-2031 (refer Table H.2), or by
approximately 47% over the 30-year period (approximately 1.6% per annum). It will be noted
that projected households exceed the projected population growth. This is an outcome of falling
household sizes and a differentially higher rate of household formations. It will also be noted
that household formations are generally the more significant indicator of (all things being equal)
real underlying growth in consumer demand levels.
The analysis indicates that the additional 21,200 households projected for the Peninsula over
the period 2004-2031 are likely to be distributed as indicated in Table 3.3 below. It will be noted
that the most significant component of household growth is projected to be located in the
Mornington Peninsula South SLA (likely to contain over half of household growth projected for
the Shire). This differential household growth projected for Mornington Peninsula South was
reflected in the retail and commercial floorspace demand projections.
Population analyses undertaken by i.d. consulting for Council provided projections of
households and population at the small area level. Some 15 small areas were assessed, and
population projections were provided for the period 2001-2016. A map showing the small areas
and SLA’s together with projected household changes is set out in Figure 3.2. It will be noted
that almost all the household growth projected for the Shire is projected to occur in three
principal clusters:−

the most significant area for household growth is likely to be concentrated in a coastal
strip extending from Dromana through Rosebud to Rye. About 7,500 net additional
households are projected for these areas over the period 2001-2016, or almost half the
household growth in the Shire;

−

the coastal area extending north from Mt Martha through to Mornington East, Mornington
and Mt Eliza is projected to accommodate an additional 4,000 households;

−

an area in the eastern section of the Shire extending south from Somerville through to
Hastings, Bitten and Balnarring is projected to accommodate an additional 2,800
households.

The significant clusters of household growth are influential in determining future patterns of retail and
commercial floorspace demand.
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TABLE 3.3 SLA DISTRIBUTION OF PROJECTED HOUSEHOLD GROWTH (2004-2031)

Household Growth for
Period

(2004 – 2031)

Proportion of
Household Growth
Projected for the Shire

Mornington Peninsula
West

5,580

26.3%

30.5%

Mornington Peninsula
South

11,500

54.2%

56.4%

Mornington Peninsula
East

4,120

19.4%

32.2%

Total: Mornington
Peninsula Shire

21,200

100%

41.2%

SLA

Projected Household
Increase

(%)

Source: Analysis by Ratio Consultants, i.d. consulting, DoI Victoria in Future, 2000 (refer Table H.2)

3.4

GENERATORS OF RETAIL FLOORSPACE DEMAND
The retail demand assessments are set out in Section 4. It will be seen that the future patterns of
demand for retail floor space are dependant on a number of factors including:patterns of escape expenditure and the potential for changes to these patterns;
tourism and patterns of inbound expenditures and the potential for changes to these patterns;
household income structure of the resident population and likely structure of changes to these
levels;
likely structural changes in household retail expenditure patterns and consequent impacts on
floor space demand for different commodity groups;
ongoing changes to retail store sizes and retail distribution logistics.

3.5

REGIONAL ACTIVITY CENTRES CONTEXT
The Mornington Peninsula lies within the outer southeastern region of the Melbourne metropolitan
area. Within this region there is a defined network of activity centres serving a range of needs. The
region is experiencing strong population growth, which is fuelling demand for retail and commercial
development. The Melbourne 2030 strategy has provided a framework for directing this development
through its activity centres policy. As noted in Section 2.1, under the Melbourne 2030 system of
classification Mornington Peninsula has three designated ‘major’ centres.
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Above major centres in the classification hierarchy are ‘principal’ centres, which generally provide a
wider range of services than major centres, and are larger in size. Immediately north of the
Mornington Peninsula Shire boundary there are four principal centres; Frankston, Fountain Gate,
Dandenong and Cranbourne. With the exception of Cranbourne, these centres provide regional
shopping and service roles, drawing wide catchments from throughout the southeastern region of
Melbourne, including Mornington Peninsula. This situation generates ‘escape expenditure’ patterns
from the Mornington Peninsula, which does not have centres of the same order. In addition the
designation of Frankston, Fountain Gate, Dandenong and Cranbourne as principal activity centres
means that regional function of these centres may be reinforced. These centres may continue to
serve as employment and service destinations for the Mornington Peninsula.
Historically, Frankston has provided the regional service role to residents of the Mornington
Peninsula. Frankston is immediately north of the Mornington Peninsula Shire is in close proximity to
the major Peninsula settlements of Mornington, Rosebud and Hastings, and is also well located to
capture trade from Peninsula residents who are travelling to and from central Melbourne on the
Nepean Highway and Frankston/ Mornington Peninsula Freeway. Section 4.1 explores the issues of
escape expenditure in greater detail. It provides an analysis of levels of escape expenditure from the
Shire, and the centres where this expenditure is concentrated. Overwhelmingly it is demonstrated
that Frankston is the dominant activity centre for the Shire, attracting more non-food trade from
Mornington Peninsula residents than any of the centres within the Shire.

3.6

DEMOGRAPHIC CHARACTERISTICS AND POPULATION AND HOUSEHOLD TRENDS
Mornington Peninsula displays a number of demographic characteristics that distinguish it from other
parts of metropolitan Melbourne. Analyses undertaken by the Consultants have identified the
following key demographic characteristics, each of which pose important implications for the
development of the Activity Centres Strategy and resultant structure planning of individual activity
centres: The Peninsula has one of the most significant concentrations of people aged 65 and over in
metropolitan Melbourne. In particular the coastal residential strip stretching from Safety Beach
to Portsea is significant with more than 26% of the total population in this area being elderly.
Other significant concentrations include Mornington, Hastings and Balnarring/Somers. The
population is projected to continue to further age. This is an important characteristic to
recognise because elderly populations have special social infrastructure and access needs
which should be reflected in planning strategies and practice.
Reflecting the spatial pattern of elderly people on the Peninsula is the pattern of people living
alone. The coastal strip between Safety Beach and Portsea, along with the Melbourne CBD are
among the most concentrated areas of single person households in metropolitan Melbourne,
comprising more than 15% of all households in this area. Other significant concentrations are
located at Mornington, Hastings and Balnarring.
The Peninsula also contains a number of areas where there are significant concentrations of
couples with dependent children. These areas are at Mt Eliza, Mornington, Balnarring, Hastings
and St Andrews Beach. This phenomenon generally occurs in outer suburban locations where
there is a predominance of detached dwellings and affordable land prices.
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The Peninsula exhibits diverse income characteristics within small geographic areas. The Mt
Eliza area on the northern edge of the Shire is a high-income area of metropolitan significance
and other pockets of high-income households are located at Mt Martha and Portsea. However,
in very close proximity to these areas are a number of low-income households, notably at
Mornington, Hastings and along the coastal strip from Safety Beach to Portsea. There is a clear
need to identify low income areas so that Council can help to even out the problems of social
inequity and access through proactive planning and infrastructure provision.
The spatial pattern of low-income areas is reflected in the pattern of unemployment on the
Peninsula. Significant concentrations of unemployment occur at Mornington, Hastings, and
Somerville and along the coastal strip from Safety Beach to Portsea.
The Peninsula contains a number of households without motor vehicles. These areas are at
Mornington, Rye and Hastings. Inner Melbourne exhibits the largest concentration of
households without motor vehicles but this is to be expected in an area with well-provided public
transport and extensive provision of goods and services. However, on the Mornington Peninsula
where there is less extensive provision of public transport and a more dispersed pattern of
residential development households without motor vehicles are subject to numerous access and
social equity disadvantages.

3.6.1

Population Trends
The Consultants revised projections provided by i.d. Consulting by calibrating the forecast figures to
the ABS estimated resident population recorded for 2001 (refer to ABS Catalogue No. 3218.0).
Being a popular tourist region, especially during the summer season, the population in the Peninsula
could be considered seasonal as the influx of holiday makers from Melbourne inflate the number of
residents. The region is Victoria’s most visited destination for informal recreation and it is this role that
has perhaps shaped the Peninsula’s unusual urban pattern.
The population of Mornington Peninsula Shire was estimated to be approximately 132,400. persons
at 2001. Forecasts undertaken by the same consultants indicate that a further 23% growth can be
expected to the year 2016 taking the normally resident population to approximately 165,000. Along
with tourism growth, population and household growth will be the major drivers in further demand for
retail and commercial facilities, and hence influence the issues facing activity centres in the Shire.
Figure 3.3 below shows the overall trend patterns of the resident population in the Mornington
Peninsula Shire and in the component SLAs.
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FIGURE 3.3

MORNINGTON PENINSULA SHIRE: ESTIMATED RESIDENT POPULATION (2004-2021)

Source: Based on i.d. consulting data; and ABS Catalogue No. 3218.0

It should be noted that population growth in the Shire will be limited by the recently introduced Urban
Growth Boundary (UGB) for Melbourne which forms part of Melbourne 2030. This boundary
prescribes limits to the outward growth of the metropolitan area. On the Mornington Peninsula the
UGB draws a tight line around existing urban areas, with the exception of the Hastings area where
significant areas of Greenfield land have been designated for port related development.

3.6.2

Household Trends
Mornington Peninsula has experienced strong household growth in recent years and this trend is
expected to continue over the study horizon (2004-2021) although it will be ultimately curtailed by the
metropolitan urban growth boundary. Population and household growth are of key relevance to this
study as they are key drivers in the demand for additional retail and commercial floorspace.
Forecasts prepared for the Shire (refer to Table H.2) indicate that consistent household and growth is
likely to be sustained in the foreseeable future although this will ultimately be limited by the supply of
developable land. The projections indicate that for the period 2001-2016, the estimated resident
households in the Shire are forecast to grow from approximately 49,400 in 2001 to approximately
64,200 by 2016. This represents a forecast household growth rate of approximately 30% and an
average of 986 net additional households over the fifteen-year period.
It should be noted that this document forecasts retail and commercial floorspace requirements to the
year 2021. Subsequently the Consultants have reviewed household and population forecasts by the
Department of Infrastructure (2000) for the period 1996-2021 as well as those by i.d Consulting in
order to forecast accurate retail and commercial floorspace requirements over the study horizon.
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3.7

TOURISM IN THE MORNINGTON PENINSULA
Tourism is of particular significance to the Mornington Peninsula and influences the economy and
structure of a number of activity centres in the Shire. The relationship between tourism and inbound
expenditures and the likely future role of tourism in the Peninsula is discussed in Section 4.3.2. The
examination of tourism has drawn on a recent study of the industry in the Peninsula (refer Urban
Enterprise Pty Ltd ‘Tourism Indicators for the Mornington Peninsula 2003, a report for Mornington
Peninsula Tourism, June 2004’.
The Mornington Peninsula is the most significant tourism destination in Victoria for domestic
visitations, with more than five million visitors annually (2003). A significant proportion of day trips
originate from Melbourne. In terms of Statistical Local Area visitation, it is the Southern area that
records the highest number of visitations, which includes Sorrento, Rosebud, Rye and Dromana.
Summer is the most popular time for visiting the Peninsula. There are more day-trip visitors and
overnight visitors to the region than the rest of country Victoria during the summer months.
Visitation to the Peninsula is an important source of income to the local economy, especially during
the summer and holiday period. Popular activities undertaken by both day-trip and overnight visitors
are usually to eat out at restaurants, going to the beach, visiting friends and relatives, and general
sight seeing. Per person visitor expenditure to the Peninsula was almost 16 per cent higher for
overnight visitors compared to day-trip visitors. The three most popular items spent by day-trippers
are for fuel, eating out, and groceries etc for self-catering; compared to takeaways and restaurant
meals, accommodation (includes food), and fuel by overnight visitors.
The Peninsula is also a tourist destination for international visitors. In 2003, key international markets
included the United Kingdom, New Zealand, Singapore and the USA. Approximately one third had
visited the region previously and their main expense was on accommodation; and on average stayed
significantly longer than Peninsula average. The main activities undertaken by overseas visitors for
the period comprised of general sightseeing, eating out, visiting wineries, and going shopping.
Golf is also a popular motivation behind visitations to the Peninsula. Their contributions to the local
economy are mostly from accommodation, food and drink, and shopping; and are more likely to stay
in a holiday home. Other major attractions include food and wine, and the natural attractions of the
Peninsula. These attractions generate activities such as bushwalking, visitations to the beach or to
national parks.
In summary, tourism is a significant industry in the context of the Mornington Peninsula Activity Centre
Strategy. The full significance and future of tourism for inbound expenditures is discussed in Section
4.3.2.
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3.8

REVIEW OF AUSTRALIAN RETAILING TRENDS
Ongoing social changes encompassing changes in household size and structure and lifestyle
changes continue to modify patterns of retail demand in Australia. Significant retail demand trends
include:real increases in the consumption of a range of retail goods spurred by innovation and new
product development. These include home theatre systems, digital technology encompassing
photography, television and mobile telephony;
real growth in lifestyle-generated purchases of garden equipment and furniture, homewares and
kitchen wares and a wide range of furniture and furnishings;
ongoing growth in the demand for outdoor and sporting equipment (encompassing camping and
recreational goods);
significant real declines in clothing and footwear;
maintenance of a strong trend in fast food purchases and dining out.
The retail response to these trends has encompassed the following:the rise of a café culture in both inner city and suburban centres;
the significant growth of bulky goods outlets throughout Australia. Bulky goods now constitutes
approximately 25% of retail activity and is anticipated to maintain its real growth for the
foreseeable future;
the increasing emphasis of fresh food retailing within supermarkets;
rise of niche lifestyle and equipment stores;
long-term trends in the increasing size of retail stores;
emergence of farmers and produce markets;
the rise of convenience stores linked to petrol retailing.
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3.9

CONCLUSIONS
The Mornington Peninsula Activity Centre Strategy has been strongly influenced by several factors.
These encompassed:the historic and likely future spatial pattern of urban development in the Peninsula. The linear
nature of settlement along Port Phillip Bay, and settlements to Westernport Bay and the
southern coastal areas have in turn provided a formative structure for the characteristic networks
of centres that have emerged on the Peninsula;
current patterns of retail expenditure by resident households and projected declines in patterns
of escape expenditure as a consequence of significant bulky goods developments now
underway in the Peninsula and projected developments of new major retail stores in the Shire;
projected patterns of household growth and their spatial distributions (including the significant
projected growth in several local coastal areas, principally in the Mornington Peninsula South
SLA);
the significant role of tourism and its contribution to inbound expenditures to a range of centres
on the Peninsula and projected changes to future tourism expenditures;
the retail productivity requirements of stores (that is, retail density or annual turnover per square
metre of gross leasable area). The assessment of retail floorspace requirements maintains real
productivity requirements for stores on the Peninsula in order to provide a sustainable basis for
the Strategy.
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4

THE MORNINGTON PENINSULA ACTIVITY
CENTRES SYSTEM

4.1

CENTRE HIERARCHY AND NETWORKS
The Mornington Peninsula Shire has a distinctive distributional pattern of activity centres in relation to
the hierarchy and the networks of centres in the Shire. Mornington Peninsula Shire’s retailcommercial system is comprised of several distinctive clusters or networks of centres that reflect the
history and settlement evolution of the Shire.
In June 2004, the Shire’s activity centre system comprised approximately 272,000 square metres
(m2) of retail and commercial floorspace including less than 9,000 m2 of vacant floorspace (Source:
Survey by Mornington Peninsula Shire Council, 2004; analysis by Ratio Consultants, refer Table Set
B). The Mornington major activity centre, with approximately 68,000 m2 of retail and commercial
floorspace, is easily the largest single centre in the Shire, yet it comprised only approximately 25% of
all retail-commercial floorspace in the Shire (and about 23% of establishments).
Applying a hierarchy framework for retail-commercial analysis, it can be seen that the activity centre
system is highly decentralised. The most significant activity centres have each been accorded major
centre designation in Melbourne 2030. The major centres are Mornington, Rosebud and Hastings.
They are characterised by:catchments that extend over several suburbs and ranked in significance immediately below the
principal activity centres (refer Melbourne 2030: Planning for Sustainable Growth
(Implementation Plan 4: Activity Centres, October 2002, Department of Infrastructure, Table 1);
a diversity of activities, with potentials for additional scope to accommodate ongoing investment
and change in retail, office, service and residential markets;
locations and connections to the Principal Public Transport Network (PPTN).
It will be noted that the three major centres (that is, Mornington, Rosebud and Hastings) taken
together, have only 55% of the Shire’s retail/commercial floorspace.
The next tier in the functional hierarchy is comprised of neighbourhood centres (termed ‘township’
centres in the context of this study). These centres are defined as having a floor area of
approximately 3,000m2 or more of gross leasable floorspace (GLA) and contain a supermarket,
generally in excess of 700m2 GLA. The eight centres in this tier of the hierarchy collectively
comprised approximately 32.5% of retail and commercial floorspace at June 2004 (refer to Table 4.3).
They are a significant component of the Shire’s retail-commercial system and an important focus for
daily and weekly shopping requirements and are the focal activity precincts for local districts and
suburbs.
There are more than 47 local and convenience centres distributed throughout the urban areas of the
Mornington Peninsula Shire (refer Table 4.4). These centres each have less than 3,000m2 gross
leasable area of retail and commercial floorspace and do not possess a supermarket in excess of 700
m2 GLA. These centres and isolated facilities provide for a range of day-to-day and convenience
needs and collectively comprised more than 34,000m2 GLA of retail-commercial floorspace at June
2004, or approximately 13% of the Shire’s retail-commercial floorspace (refer Table 4.3).
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TABLE 4.1 MORNINGTON PENINSULA SHIRE RETAIL-COMMERCIAL ACTIVITY CENTRE HIERARCHY
(2004)

Centre Type
Major centres

Definition
The major centres have been designated
in Melbourne 2030.

Centres within Category
Mornington
Rosebud
Hastings

Township Centres

Local Centres/
Convenience
Centres/ Isolated
Centres

Township centres are defined as having a
neighbourhood role and providing services
for an identifiable community (existing or
future).

Mt Eliza

In general terms, township centres will
have a retail, commercial and community
floor area of at least 3,000m² Gross
Leasable Area (GLA).

Rye

Township centres generally contain a large
grocery store or supermarket, of at least
700m² GLA.

Bentons Square (Mornington/ Mt Martha)

All other activity centres and retail facilities
fall within this category.

All remaining retail and commercial precincts

Dromana
Somerville
Sorrento
Balnarring
Mt Martha

It is also useful to view the retail-commercial system of Mornington Peninsula Shire as three interrelated networks of centres structured as follows (refer to Figure 4.1):a western network comprised of the Mornington major centre and the township centres of Mt
Eliza, Bentons Square and Mt Martha, together with a number of local and convenience
centres;
a southern network comprised of the Rosebud major centre and the township centres of
Dromana, Rye and Sorrento, together with other local and convenience centres;
an eastern network comprised of the Hastings major centre and the township centres of
Somerville and Balnarring and supporting local and convenience centres.
These networks of centres have widely overlapping trade catchments and jointly service the urban
areas. Figure 4.1 shows the conjoint pattern of primary catchments of each of the centres and the
distribution of urban areas in the Shire. It can be seen that most of these areas are effectively
covered by the primary catchments. Figure Set 4B show that more extensive coverage is provided by
the secondary catchments of these centres.
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JUNE 2005

Figure 4.1

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres All Centres
Project:6086

ALL ACTIVITY CENTRES PRIMARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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The overall geographic distribution of activity centres broadly reflects the history and settlement
evolution of the Shire. The following table clearly shows that no single area dominates the distribution
of retail-commercial floorspace, and that there is some parity between the floorspace and population
distributions. Nonetheless, it is noted that the current geographic distribution of retail-commercial
floorspace tends to reflect a number of factors, including:the lagged response between population growth and activity centre development in the case of
Mornington Peninsula East;
the historic influence of tourism combined with the relative isolation of bayside townships in
Mornington Peninsula South; and
the presence of significant contiguous urban areas that have provided catchments for the
Mornington township and its network of centres (ensuring a close relationship between the
relative distribution of retail-commercial floorspace and population).
TABLE 4.2 COMPARATIVE DISTRIBUTION OF RETAIL-COMMERCIAL FLOORSPACE AND THE RESIDENT
POPULATION

Statistical Local Area (SLA)

Distribution of RetailCommercial Floorspace (2004)

Distribution of the Resident
Population
1981

2001

Mornington Peninsula East

19.6%

24.5%

27.4%

Mornington Peninsula South

43.4%

35.2%

35.8%

Mornington Peninsula West

37.0%

40.3%

36.9%

Total Mornington Peninsula Shire

100.0%

100.0%

100.0%

In summary, Mornington Peninsula Shire’s retail-commercial system may be overviewed in terms of a
hierarchical or network analysis. Both forms of analysis confirm that the Shire’s retail-commercial
system is decentralised, with three inter-related networks of systems having evolved to serve the
extensive urban and non-urban areas of the Shire.

4.2

STRUCTURAL ANALYSIS OF THE RETAIL-COMMERCIAL FLOORSPACE SYSTEM
A detailed analysis has been undertaken of the retail-commercial floorspace system of the Mornington
Peninsula Shire. As indicated in the previous section, the major centres of Mornington, Rosebud and
Hastings collectively comprise approximately 55% of all retail-commercial floorspace in the Shire
(refer Table 4.3). However, it will be noted that in respect of two major retail commodity-service
groups, the major centres provide a pre-eminent role: for retail non-food stores (clothing and
household goods stores), the major centres have approximately 66% of occupied retail floorspace
and for restricted retail/bulky goods stores the major centres and their related edge of centre clusters
provide approximately 85% of occupied retail floorspace. For all other commodity-service categories,
including retail services and commercial, professional and community services, the relative
concentration of floorspace in major centres is only 47%. That is, the extensive decentralised
distribution of the Shire’s retail-commercial system is strongly emphasised in terms of particular retailcommercial service groups and the roles of the centres.
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A comparative analysis by major commodity group further exemplifies the particular roles played by
the different types of centres. Figure 4A.1 shows the relative concentrations of food, groceries and
liquor floorspace in each centre and in of the three tiers of activity centres. It can be seen that:Only approximately 28% of the total retail-commercial floorspace of the major centres was
allocated to food, groceries and liquor sales, compared to approximately 40% for the township
centres and 52% for convenience and local centres. The food and groceries shopping trip is the
mainstay of activity centre shopping; expenditures on food, groceries and liquor purchases,
together with café expenditures, amount to approximately 48% of household retail goods
expenditures (2004 estimate for Mornington Peninsula, refer Table A.1). This fact is reflected in
a high reliance on food and grocery shopping as a foundational component of activity centre
structure and trade.
The high dependency on the food and grocery shopping trip as a mainstay of activity centre life
and trade is reflected in the relatively high concentrations of facilities and floorspace distributed
among a wide grouping of centres. As indicated in Table 4.3, the major centres each have at
least four supermarket and/or liquor store tenancies and each provides an average of 9,000m2
GLA to this trade. The larger township centres, encompassing Mt Eliza, Dromana, Somerville
and Rye, each have at least three supermarket and/or liquor store tenancies with an average
provision of about 3,600m2 GLA to food, groceries and liquor trade.
There are similarly high concentrations of specialty food and take-away stores and cafes, bars
and restaurants in both the major centres and the larger township centres (refer Table 4.3 and
Figure 4A.8). The smaller overall size of the township centres (in terms of their total provision of
retail-commercial floorspace) thus results in the higher relative concentrations of food, groceries
and liquor floorspace in the township centres than observed in the major centres (refer Figure
4A.1). In summary, the reason for the relatively lower concentrations of food, groceries and
liquor floorspace among major centres is not a reflection of the quanta of floorspace allocated to
these activities (as Table B.2 indicates, they are in fact high in absolute terms compared to the
township centres), but rather that there is a substantially wider range of activities in the major
centres not present to the same extent in the township centres.
In particular, the distinctive role of the major centres is substantially reflected in the provision of
retail non-food floorspace. As Figure 4A.2 indicates, approximately 30% of major centre retailcommercial floorspace is allocated to retail non-food stores (excluding bulky goods), compared
to approximately 19% for the township centres and to about 18% for local and convenience
centres. Two of the major centres (Mornington and Rosebud) each have about 32% of their
total floorspace allocated to non-food retailing (excluding bulky goods) and these two centres
are the sole locations for discount department stores in the Shire (the highest order non-bulky
goods stores in the Shire, refer Table 4.3). These structures emphasise the higher order roles
of the major centres, and in particular of the two larger centres of Mornington and Rosebud.
In relation to the provision of bulky goods, these are strongly concentrated at the major centres.
Some 85% of the Shire’s bulky goods floorspace is concentrated within or nearby the three
major centres. Bulky goods floorspace makes up some 17% of retail-commercial floorspace in
the major centres (refer Figure 4A.3). By contrast, only about 4% of retail-commercial
floorspace in the township centres is allocated to bulky goods and about 2.5% of floorspace in
the local and convenience centres. These distributions emphasise the higher order roles of the
major centres and their related edge-of-centre bulky goods precincts.
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The provision of retail services in activity centres on the Mornington Peninsula is a clear
demonstration of the unique nature of the township centres and their contribution to social and
commercial life in the Shire. Retail services refers to the extensive range of activities that are
shopfront activities and where services are purchased by the public. Examples of retail services
include dry cleaners, beauticians, hairdressers, video libraries and photocopying services. A full
list of retail services used in the floorspace classification system for the study is set out in
Appendix 3, Table L.
It will be noted in Figure 4A.4 that retail services constituted approximately 8% of retailcommercial floorspace in the major centres and approximately 13% in the Township. This is an
unusual situation where the lower order township centres have significantly higher relative
concentrations of retail services than the major centres. As in the case of the distribution of
food, groceries and liquor floorspace, there are indeed significant concentrations of both
establishments and floorspace allocated to retail services. However, the wider diversification of
activities in the major centres has resulted in lower relative concentrations than may be
observed for the township centres.
Nonetheless, the concentration of retail services in the township centres, and particularly among
the larger township centres, is significant. It will be noted that the four larger township centres
(Mt Eliza, Dromana, Somerville and Rye) each have more than 1,500m2 GLA allocated to retail
services and at least 17 tenancies or more. This is a clear indication of the unique position
played by the township centres collectively collectively to the commercial and social life of the
Shire and the important services role of the township centres (refer Figure 4A.4, Table 4.3).
A similar pattern was observed in relation to the provision of commercial, professional and
community services. These refer to office-based services, health and community services and
to entertainment and recreation services. A full definition of these services is provided in the
Appendix. It would clearly be anticipated that the highest absolute and relative provisions of
these services would occur in the higher order centres, and particularly in the major centres.
As Figure 4A.5 indicates, the relative concentration of commercial, professional and community
services floorspace is significantly higher in the township centres (approximately 21% of all
retail-commercial floorspace in these centres) than in the major centres (approximately 13% of
all retail-commercial floorspace in these centres). It was observed that the three major centres
have approximately the same number of establishments and floorspace providing commercial,
professional and community services as the eight township centres (approximately 150
establishments in both cases, providing in excess of 18,000m2 GLA in both cases.
Once again, the same broad conclusions may be observed as in the case of retail services.
Firstly, the lower relative concentration of commercial, professional and community services in
the major centres is explained to a large extent by the wider diversity of activities in these
centres, and particularly the high concentrations of certain types of retail non-food stores and
the very high concentration of bulky goods stores within and adjacent to these centres.
Secondly, it is still nonetheless true that the absolute contribution of the township centres to
commercial, professional and community services is as significant as that of the major centres.
This is a remarkable fact and emphasises the unique role of the township centres as focal
points for the life and provision of services to the network of communities in the Shire.
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Table 4.3
Mornington Peninsula Shire
Summary of Retail and Commercial Floorspace (2004)
Source: Mornington Peninsula Shire Council, 2004

Food, Groceries & Liquor

Centre and Centre Type

Bulky Goods
Stores

Retail Non-Food

Total Food,
Supermarkets & Specialty Food Cafes, Bars and
Groceries and
Liquor
& Takeaway
Restaurants
Liquor

Other Clothing
& Footwear
Stores

Department
Stores

Other
Household A
Stores

Retail
Services

Commercial, Professional and Community Services

Commercial
Services

Total Retail NonFood

Health &
Community
Services

Entertainment &
Recreation
Services

Trades
Services

Vacant

Total All
Centres

Total CPC
Services

Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2) Est's No. GLA (m2)

Major
Mornington
Rosebud
Hastings
Sub-total: Major Centres
Township
Mt Eliza
Dromana
Somerville
Rye
Sorrento
Balnarring
Benton's Square
Mt Martha
Sub-total: Township Centres
Other
Convenience Centres
Local Centres
Sub-total: Other Centres
Total: All Facilities

7
6
4
17

8,933
12,319
7,081
28,333

32
23
19
74

2,083
2,084
1,400
5,567

50
15
8
73

5,096
1,972
1,016
8,084

89
44
31
164

16,112
16,375
9,496
41,983

1
1
0
2

5,553
6,808
0
12,361

59
26
16
101

4,765
3,214
1,660
9,640

87
53
32
172

11,353
7,437
3,230
22,021

147
80
48
275

21,671
17,459
4,891
44,021

28
25
9
62

11,947
6,605
6,537
25,089

53
38
20
111

6,259
3,530
2,659
12,448

56
32
18
106

5,703
2,952
1,723
10,378

19
10
8
37

1,845
1,482
736
4,063

4
2
2
8

1,644
2,021
577
4,241

79
44
28
151

9,191
6,455
3,036
18,682

3
10
2
15

392
1,496
200
2,088

20
19
9
48

2,187
1,975
338
4,500

419
260
147
826

67,760
53,895
27,156
148,811

3
5
3
3
3
1
2
2
22

3,392
3,567
4,307
3,442
685
768
3,492
983
20,635

18
17
17
14
15
6
5
5
97

1,427
1,528
1,369
1,142
1,089
480
382
348
7,765

16
9
5
11
13
3
1
5
63

1,297
916
382
1,183
2,143
316
82
355
6,673

37
31
25
28
31
10
8
12
182

6,115
6,011
6,058
5,766
3,917
1,564
3,956
1,686
35,073

0
0
0
0
0
0
0
0
0

0
0
0
0
0
0
0
0
0

22
6
6
14
21
0
0
1
70

1,500
689
653
1,221
1,917
0
0
58
6,038

23
10
14
8
19
6
3
5
88

2,064
2,088
1,376
1,032
2,537
589
561
405
10,652

45
16
20
22
40
6
3
6
158

3,564
2,777
2,029
2,253
4,455
589
561
462
16,690

0
9
4
3
7
1
0
0
24

0
1,686
542
318
713
362
0
0
3,621

40
17
20
17
10
8
3
9
124

3,466
1,549
1,964
1,590
905
936
459
437
11,305

32
17
13
17
14
6
0
6
105

4,141
2,406
1,251
1,566
902
1,135
0
822
12,223

6
9
1
5
1
5
3
1
31

552
698
78
456
84
1,055
410
41
3,374

1
1
2
4
4
0
0
0
12

181
86
683
544
1,113
0
0
0
2,606

39
27
16
26
19
11
3
7
148

4,874
3,190
2,011
2,566
2,099
2,190
410
863
18,203

0
2
2
3
0
0
1
0
8

0
164
275
222
0
0
100
0
761

1
5
10
5
2
0
0
2
25

114
217
1,519
411
63
0
0
253
2,577

162
107
97
104
109
36
18
36
669

18,133
15,594
14,398
13,125
12,151
5,641
5,486
3,701
88,229

0
0
0

0
0
0

70
52
122

9,280
7,074
16,355

6
18
24

407
1,435
1,842

76
70
146

9,687
8,510
18,197

0
0
0

0
0
0

2
7
9

309
879
1,188

12
34
46

1,629
3,327
4,956

14
41
55

1,939
4,205
6,144

2
6
8

347
515
862

11
22
33

664
1,636
2,300

11
13
24

1,105
658
1,763

4
6
10

431
586
1,017

4
1
5

483
150
633

19
20
39

2,019
1,394
3,413

7
5
12

767
1,369
2,136

53
12
65

855
799
1,654

182
176
358

16,278
18,428
34,706

39

48,968

293

29,686

160

16,599

492

95,252

2

12,361

180

16,865

306

37,628

488

66,855

94

29,572

268

26,052

235

24,364

78

8,454

25

7,481

338

40,298

35

4,985

138

8,732

1,853

271,746
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Table 4.4
Mornington Peninsula Activity Centres Strategy
Listing of Local and Convenience Centres in the Shire, Grouped by SLA
SLA
Mornington P'sula (S) - East

Mornington P'sula (S) - South

Mornington P'sula (S) - West

Centre Type

Centre

Local Centres

Baxter
Tyabb

Convenience Centres

Balnarring Beach
Bittern
Crib Point
Frankston-Flinders
Lower Somerville
The Boulevard
Wiltshire
Other Convenience Centres

Local Centres

Boundary Rd, Dromana
Red Hill
Rosebud West
Blairgowrie
Flinders

Convenience Centres

Banksia Wood, Rosebud
Bayview
Byrnes
Dundas St, Rye
Eastbourne
Guest
Illaroo Street
Leichhard
Lesley
Marine
McCrae
Melbourne Rd
Mornington-Flinders
Palmerston
Point Nepean, Rosebud West
Portsea
Rosebud South
St Pauls
Tootgarook
Wondaree
Other Convenience Centres

Local Centres

Beleura Hill
Dava Drive
Robertson Drive
Wilsons Rd

Convenience Centres

Craigie
Humphries Rd
Mountain View
Stewart
Walara Dr, Mt Martha
Wandella
Other Convenience Centres

G:\Projects\6000\6086 M'ton Activity Centres Strategy\Data\[6086 050601 Local & Convenience Centres.xls]Summary

Mornington Peninsula Activity Centres Strategy
Figure Set 4A
Comparative Analysis of Floorspace Structure (2004)

Figure 4A.1 : Food, Groceries and Liquor
Source: Ratio Consultants, In-Centre Surveys (April/May 2004)
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80.0

70.0

60.0

Other Centres Average
50.0

Township Centres Average

40.0

Major Centres Average

30.0

20.0

10.0

Centre Type and Centre

6086\Data\Marketinfo\6086 20050405 Floorspace Charts (FG&L_A4)

C
en
tre
s
ni
en
ce

Ce
nt
re
s
Lo
ca
l

M

tM

ar
th
a

e
Sq
ua
r
Be
nt
on
s

ng
Ba
ln
ar
ri

nt
o
So
rre

er
vi
lle
So
m

an
a
om
Dr

tE
M

Ry
e

Township Centres

Co
nv
e

Major Centres

liz
a

gs
Ha
st
in

ud
Ro
se
b

M

or
ni
ng
to
n

0.0

Other Centres

Mornington Peninsula Activity Centres Strategy
Figure Set 4A
Comparative Analysis of Floorspace Structure (2004)

Figure 4A.2 : Retail Non-Food
Source: Ratio Consultants, In-Centre Surveys (April/May 2004)
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Mornington Peninsula Activity Centres Strategy
Figure Set 4A
Comparative Analysis of Floorspace Structure (2004)

Figure 4A.3 : Restricted Retail (Bulky Goods)
Source: Ratio Consultants, In-Centre Surveys (April/May 2004)
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Mornington Peninsula Activity Centres Strategy
Figure Set 4A
Comparative Analysis of Floorspace Structure (2004)

Figure 4A.4 : Retail Services
Source: Ratio Consultants, In-Centre Surveys (April/May 2004)
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Mornington Peninsula Activity Centres Strategy
Figure Set 4A
Comparative Analysis of Floorspace Structure (2004)

Figure 4A.5 : Commercial, Professional & Community
Services
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Figure Set 4A
Comparative Analysis of Floorspace Structure (2004)

Figure 4A.6 : Trade Services
Source: Ratio Consultants, In-Centre Surveys (April/May 2004)
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Figure Set 4A
Comparative Analysis of Floorspace Structure (2004)

Figure 4A.7 : Retail Non-Food
Source: Ratio Consultants, In-Centre Surveys (April/May 2004)
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Figure 4A.8
Mornington Peninsula Shire Activity Centres Strategy (2004-2031)
Distribution of Food, Groceries & Liquor Establishments Across the Shire by Centre Type & Centre
Source: Mornington Peninsula Shire Council, 2004
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MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY – FINAL REPORT

4.3

PATTERNS OF ESCAPE AND INBOUND RETAIL EXPENDITURES
The study has resulted in an assessment of escape and inbound retail expenditures. These have
been assessed for the major retail commodity groups comprising:food, groceries and liquor expenditures, including café dining (refer to Appendix for detailed
definitions of the commodity service groups);
non-food retail goods expenditures, including clothing and footwear and regularly consumed
household goods;
bulky goods expenditures, primarily comprising household furnishings, appliances, hardware,
kitchenware and recreational goods.

4.3.1

Escape Expenditures
Escape expenditures were assessed on the basis of two methodologies:in-centre surveys undertaken by the Consultants in April and May 2004;
an analysis and reconciliation of household retail expenditures, occupied retail floorspace,
escape and inbound expenditures and retail turnover densities (turnover per square metre GLA
per annum for major retail commodity groups). This analysis was undertaken for June 2004
conditions.
The assessments indicate that at June 2004, patterns of retail escape expenditures by households
resident in the Mornington Peninsula were as follows:for food, groceries and liquor purchases, escape expenditures were estimated at approximately
5% of household retail expenditures; that is, on a Shire-wide basis, the average level of
expenditures on food, groceries and liquor by households resident in the Shire that was
expended in centres and at locations outside the Shire amounted to approximately 5% of the
expenditures;
for clothing and footwear and household goods (excluding bulky goods, refer to definitions in the
Appendix), escape expenditures were estimated at 45% of household retail expenditures;
for bulky goods purchases, escape expenditures were estimated at 68% of household retail
expenditures.
The escape expenditures estimated for household goods and bulky goods are high by metropolitan
standards and are a long-standing characteristic of shopping behaviour patterns by households
resident in the Mornington Peninsula. Placed in broader perspective, there is a range of centres
outside the Mornington Peninsula frequented by resident households. Patterns of work have tended
to reinforce these shopping patterns. Leading centres outside the Peninsula frequented by resident
households in 2004 were:Frankston;
Melbourne CBD;
Chadstone;
Dandenong;
Southland;
Fountain Gate.
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It will be noted that Frankston and surrounding localities is the leading destination for Mornington
Peninsula residents for purchases of household and bulky goods. Approximately three-quarters of
escape expenditures from the Peninsula for these commodities are drawn to the Frankston area.
Frankston’s secondary and tertiary trade catchments encompass the Mornington Peninsula. It will
also be noted that the tertiary catchments of the other significant centres listed above also encompass
the Mornington Peninsula.
Significant growth in bulky goods stores and the planned and proposed addition of discount
department stores will substantially reduce escape expenditure levels in the Mornington Peninsula
over the next seven years and beyond. Reductions in escape expenditure envisaged in demand and
floorspace modelling assessments undertaken for the Strategy are as follows:Food, groceries and liquor escape expenditures. Escape expenditure rates are relatively
low for this commodity group (approximately 5%) and no significant change is forecast.
Household goods escape expenditure rates are projected to fall from approximately 45% (of
resident household expenditures) in 2004 to 35% in 2011, 30% in 2016, 25% in 2021 and 18%
in 2031;
Bulky goods escape expenditure rates are projected to fall from approximately 68% (of
resident household expenditures) in 2004 to 35% in 2011, 30% in 2016, 25% in 2021 and 20%
in 2031. The significant projected decline between 2004 and 2011 is due to the significant bulky
goods clusters currently under development and to the historically large increase in bulky goods
facilities projected to occur in the next few years.

4.3.2

Tourism and Inbound Expenditures
The Mornington Peninsula is the most important tourism destination in Victoria for domestic
visitations, with approximately 5.1 million visitors in 2003 (refer Urban Enterprise Pty Ltd “Tourism
Indicators for the Mornington Peninsula 2003”, a report for Mornington Peninsula Tourism, June
2004). The tourism industry in the Mornington Peninsula is robust and has displayed significant
ongoing growth (a 7% increase in tourism in 2002-2003). The Peninsula has more day-trippers than
any other tourism region in country Victoria, with almost 3.9 million day-trippers (2003) and has the
second-highest number of overnight visitors (1.2 million visitors).
Analysis by the Consultants has estimated that at 2001 there were approximately 19,240 holiday
homes in the Shire and some 85% of these (16,340 holiday homes) were located in the Mornington
Peninsula South SLA (refer Table K.4). The analysis undertaken for the Strategy found that the stock
of holiday homes made a significant contribution to the population influx during the summer season
and other holiday periods. It is estimated that for 2004 the permanent population of approximately
140,000 people (refer Table H.1) is boosted to over 185,000 people during the summer season and
holidays periods. In the Mornington Peninsula South SLA the resident population almost doubles to
approximately 90,000 people during these peak periods.
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Projections by the consultants undertaken for the Strategy indicate that a long-term decline in the
stock of holiday homes is likely in the Shire, with the stock currently estimated at approximately
18,180 holidays homes (2004) projected to decline to about 9,240 holiday homes over the period
2004-2031. However, it is emphasised that this is a long-term decline and even by 2016 the stock of
holiday homes is projected to be approximately 14,560 homes (refer Table K.4). The issue is thus
raised on the likely economic impact of the projected long-term decline in holiday homes, particularly
in the Mornington Peninsula South SLA that has the highest concentration of holiday homes in the
Shire.
The most recent and authoritative information on tourism in the Mornington Peninsula Shire (Urban
Enterprise, 2003 op cit) clearly indicates that the Peninsula has a broad visitation base with a number
of market segments, including:Day Trip Visitations
Metropolitan Melbourne continues to serve as the main source for these trips (approximately
95%) and growth is assured given convenient access of the Peninsula to the balance of
metropolitan Melbourne and the fact that Melbourne 2030 and the Shire’s strategic planning
(refer Mornington Peninsula Shire Planning Scheme, Municipal Strategic Statement) focus on
the protection and retention of the Shire’s coastal, rural and natural assets and values, which
constitute the main attractions for visitors.
Domestic Overnight Visitors
Metropolitan Melbourne is again the primary source for these trips, generating approximately
73% of visitations (compared to Melbourne’s contribution of 57% for other regions in country
Victoria). The Peninsula is clearly of great popularity for Melburnians and the Urban Enterprise
report provides no evidence to indicate any basis for a decline in this market, and indeed
support for the further high level of interest by Melburnians (for example 74% of respondents to
the Mornington Peninsula Visitor Survey indicated that they were revisiting the Mornington
Peninsula).
Growth and Potential of Market Segments
It is noted that several significant market segments were identified to contribute to tourism to the
Mornington Peninsula. These included:−

The international Visitors Market. This is a growing market and in contrast to the
domestic market the bulk of trips are made during weekdays. A third of international
visitors were repeat visitors and international visitors stay on average 5.1 days when
visiting the Peninsula. In addition, international visitors have a significant requirement for
hotel and motel accommodation.

−

Golf Visitors. The Peninsula has a growing golf tourism market. More than two thirds of
golf visitors visit the Peninsula during the week and expenditure by visitors playing golf
was estimated at $775 per person which is well above the average daily expenditure
levels for visitors.

−

Food and Wine Visitors. This is also a growing market and generates relatively high
expenditures per person per visit ($589 at 2003 prices).
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In summary, the most recent detailed assessment on tourism to the Mornington Peninsula (Urban
Enterprise 2003, op cit) indicates that tourism to the region is strong and in an ongoing mode of
growth, with substantial developing tourism market segments. It is concluded for the purpose of the
Activity Centres Strategy that the projected long-term decline in holiday homes will be offset by other
tourism growth markets. In addition, it will be appreciated that the holiday homes are being converted
to permanent accommodation and in this regard there will be an overall increase in consumer
expenditures.
The in-centre surveys undertaken by Ratio Consultants (April/May 2004) provided a further
clarification of the significance of tourism and visitors from outside the Peninsula in supporting the
viability and roles of the Major and Township. Visitors from outside the Peninsula constituted the
following proportions of activity centre patrons in the April/May surveys:TABLE 4.5 DISTRIBUTION OF VISITORS FROM OUTSIDE THE MORNINGTON PENINSULA

Centre

% of visitors from outside
the Mornington Peninsula

Major Centres
Mornington

10.3%

Rosebud

15.6%

Hastings

8.0%

Major centres (mean)

11.3%

Township Centres
Mt Eliza

15.0%

Dromana

10.5%

Somerville

12.5%

Rye

9.0%

Sorrento

24.2%

Balnarring

17.7%

Bentons Square

6.6%

Mt Martha

4.0%

Township centres (mean)

12.4%

It is recognised that the above proportions of visitors from outside the Mornington Peninsula represent
the results of surveys undertaken during autumn. Applying information from the Urban Enterprise
(2003 op cit) report on tourism to the Mornington Peninsula, and implications of the research on
holiday homes, it is likely that patronage to activity centres, particularly those in the Mornington
Peninsula South SLA, double during the peak holiday season.
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It will also be noted that activity centres in the Mornington South SLA had significantly higher
proportions of visitors from outside the Mornington Peninsula than those in the Mornington West and
Mornington East SLAs. The four centres in the Mornington South SLA (Rosebud, Dromana, Rye and
Sorrento) had an average proportion of visitors from outside the Mornington Peninsula of
approximately 15%, compared to 9% for the Mornington West centres (of Mornington, Mt Eliza,
Bentons Square and Mt Martha) and 12.7% for the Mornington East centres (of Hastings, Somerville
and Balnarring).
In conclusion, tourism was recognised as an important industry in the Mornington Peninsula, and a
significant supporting element of activity centre social life and trade, particularly in the southern parts
of the Shire. It is the case that there are long-term declines that are observable in the stock of holiday
homes in the Peninsula. However, the tourism industry has several growth segments and on current
evidence these will compensate for the loss of inbound trade attributable to the holiday homes
segment. On the basis of the above research and investigations, the operating assumption made in
the retail and commercial floorspace assessments was that the current relative level of inbound
expenditures (that is, the proportion of trade drawn from outside the Mornington Peninsula) would
remain constant for the period of the projections (that is, 2004-2021-2031).

4.4

VISITOR BEHAVIOUR PATTERNS: FINDINGS FOR ACTIVITY CENTRES (APRIL / MAY
2004)
The in-centre surveys undertaken in April and May 2004 provided useful information on visitor
behaviour patterns relevant to the Shire’s three major activity centre and eight township centres.
More than 1,800 respondents were surveyed in the Shire’s three major and eight township centres.
Aspects of visitor behaviour and demographics that were surveyed included:residential catchments of visitors;
work patterns;
reasons for visitation;
visitation frequency;
length of stay at activity centres;
mode of travel;
stores and services visited within each activity centre;
income distributions of visitors; and
age distributions of visitors.
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4.4.1

Residential Catchments of Visitors
The in-centre surveys provided detailed and comparable information on the visitor catchments of the
three major and eight township centres. These are shown for each of the activity centres in Figure
Set 4B. The surveys enabled the identification of two forms of visitor catchments:Primary catchments or the residential areas that generated regular trade for centres. For the
major centres, the primary catchments generated 72-76% of centre patronage within (generally)
3-8 kilometres of each of the centres. In relation to the township centres, the primary
catchments constituted 68-87% of centre patronage and extended between 3 and 8 kilometres
from each of the centres.
Secondary catchments encompassed the residential areas serviced by activity centres for
infrequent purchases. As the maps indicate, these were extensive areas extending up to 20
kilometres from each of the major centres and encompassed some10-15% of visitors (that is,
cumulatively some 86-91% of visitors were drawn from within primary and secondary
catchments to the major centres). There were extensive areas of overlap served by the
secondary catchments of major centres. However, the primary and secondary catchments of
the Hastings and Rosebud centres tend to be more focused on southern and central areas of
the Mornington Peninsula.
The secondary catchments of the township centres (refer Figure Set 4B) tended to be more
localised and focused on local districts in the vicinity of each of the township centres.
The overall effect of the primary and secondary catchments, taken together with spatial distribution of
centres, has resulted in three networks of activity centres. Widely overlapping primary and secondary
catchments were supported by strong evidence of choice by residents of alternative centres visited for
food, non-food and service trips.
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Figure 4B.1

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Mornington
Project:6086
MORNINGTON ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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Figure 4B.2

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Rosebud
Project:6086

ROSEBUD ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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Figure 4B.3

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Hastings
Project:6086

HASTINGS ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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Figure 4B.4

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Mt Eliza
Project:6086

MT ELIZA TOWN CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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Figure 4B.5

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Dromana
Project:6086

DROMANA ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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Figure 4B.6

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Somerville
Project:6086

SOMERVILLE ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)

77%

87.5%

0

2

4

6

8

10km

Source: Melway- Greater Melbourne Edition 31, 2004

LEGEND
SOMERVILLE ACTIVITY CENTRE

77%

PRIMARY CATCHMENT

87.5% SECONDARY CATCHMENT

JUNE 2005

Figure 4B.7

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Rye
Project:6086

RYE ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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Figure 4B.8

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Sorrento
Project:6086

SORRENTO ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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Figure 4B.9

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Balnarring
Project:6086

BALNARRING ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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Figure 4B.10

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Bentons Square
Project:6086

BENTONS SQUARE ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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Figure 4B.11

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Mt Martha
Project:6086

MT MARTHA ACTIVITY CENTRE PRIMARY & SECONDARY VISITOR CATCHMENTS
Source: In-centre Surveys & Analysis, Ratio Consultants (April / May 2004)
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4.4.2

Work Patterns of Visitors
The in-centre surveys provided information on the work patterns of activity centre visitors. A
comparative analysis was undertaken of the work patterns and residential distributions of activity
centre visitors, particularly in relation to areas in metropolitan Melbourne outside the Mornington
Peninsula. Table 4.6 shows a comparative analysis of the relative proportions of visitors living in
metropolitan Melbourne outside the Mornington Peninsula, compared to the proportions of visitors
working in these areas of metropolitan Melbourne. The analysis clearly shows that consistently
across all of the centres there was a much higher dependency on areas of metropolitan Melbourne
outside the Mornington Peninsula as a source of work, than as a direct generator of residentially
bound trips.
It is appreciated that the survey was undertaken in April and May of 2004. The summertime and
holiday influx of visitors and temporary residents would clearly change the balance shown in Table 4.6
for a number of centres. However, it is nonetheless the case that Table 4.6 represents long periods
of the year not subject to summertime or holiday influxes of visitors and temporary residents. It is
clear that the dependency of the Mornington Peninsula on areas in metropolitan Melbourne as a
source of work is significant and profound, and this dependence underlies a significant proportion of
the prosperity of the activity centres in the Mornington Peninsula.
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Table 4.6
Mornington Peninsula Activity Centres Strategy
In-Centre Surveys (April/May 2004)
Comparative Residential and Work Dependency on Metropolitan Melbourne
Source: Ratio Consultants Pty Ltd, In-Centre Surveys, (April/May 2004)

% Activity Centre Visitors

Relative Representation of
Melbourne-based Work Trips by
Activity Centre Patrons

Centre

(Residential Areas as Base)

Living in Metro
Melbourne

Working in Metro
Melbourne

L.Q

Code
Location Quotient Codes

Major Centres

Legend

Symbol

Location Quotient Value
(L.Q)

Mornington

7.0%

15.6%

2.2

Very Highly Over Represented

≥1.36

Rosebud

14.5%

24.8%

1.7

Significantly Over Represented

1.26 - 1.35

Hastings

7.1%

26.3%

3.7

Marginally Over Represented

1.16 - 1.25

Major Centres (Mean)

9.5%

22.2%

2.3

No Significant Variation

0.86 - 1.15

Marginally Under Represented

0.76 - 0.85

Significantly Under Represented

0.66 - 0.75

Very Highly Under Represented

≤0.65

Township Centres
Mt Eliza

15.0%

57.0%

3.8

Dromana

9.7%

31.1%

3.2

Somerville

11.8%

36.6%

3.1

Rye

8.3%

11.6%

1.4

Sorrento

18.9%

38.7%

2.0

Balnarring

16.3%

27.7%

1.7

Bentons Square

5.3%

21.4%

4.0

Mt Martha

4.0%

26.6%

6.7

11.2%

31.3%

2.8

Township Centres (Mean)
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4.4.3

Reasons for Visiting Activity Centres
The in-centre surveys provided information on reasons for visiting activity centres. Table 4.7 shows a
comparative analysis of the major and township centres in terms of the primary motivations indicated
for activity centre visitation. These were classified into the following categories:work;
professional services;
shopping;
recreation/leisure (includes meeting friends);
other (includes passing through centres, business purposes and other non-classifiable reasons).
It will be appreciated that relatively high values for shopping as a proportion of trips would tend to
indicate the dominance of this activity and the lack of diversity of activities in a centre. Thus, Bentons
Square with 75% of visitors being surveyed indicating ‘shopping’ as the primary purpose for their
visitation, was easily the highest recorded incidence in the activity centres surveyed, followed by
Somerville activity centre (69%). The average proportion of shopping trips among the major centres
was 55% and 58% for the township centres. These are relatively low by metropolitan standards and
indicate the diverse social activity bases of the centres.
The proportion of work and professional services trips is an indicator of the diversity of the activity
centre as an employment destination and a focus for higher order service trips. The two major
centres of Mornington and Hastings indicated the highest concentrations of these visitations
(approximately 27% of all visitations to Mornington were for work and professional services purposes
and approximately 29% of trips to Hastings were in these categories). Several township centres
contained notably high concentrations of work and professional services trips, including Balnarring
(26%), Dromana (23%), Mt Martha (22%) and Rye (20%).
The lowest proportions of work and professional services trips that were observed were in Mt Eliza
(12%), the freestanding centre of Bentons Square (13%), Somerville (18%) and the Mornington
Peninsula South centres of Rosebud (9%) and Sorrento (16%).
The distribution of recreation, leisure and other multi-purpose trips is a further indication of the extent
of diversity of activity centres. It is noted that the major centres as a group had approximately the
same proportion of trips in these categories as the township centres (approximately 23% of trips).
The highest proportions of trips in these categories were found in the Rye centre (38%), Rosebud and
Sorrento (approximately 36%) and the Mt Martha centre (30%). The lowest proportions tended to
indicate centres with a comparatively low recreation and leisure role, and included Bentons Square
(12%), Somerville (13%), Balnarring (14%) and Hastings (15%).
In summary, an analysis of primary reasons given for visiting activity centres has provided further
indications of the diverse roles played by a number of activity centres across the Mornington
Peninsula. In general, there is a wide balance of activities across the centres, with relatively low
proportions of trips for shopping as a primary purpose for most centres. A number of centres have
important work and professional roles and several centres have important recreation and leisure
roles.
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Table 4.7
Mornington Peninsula Activity Centres Strategy
Reasons for visiting Morning Peninsula Activity Centres
Source: Based Ratio Consultants Pty Ltd In-centre Surveys (April - May 2005).

Reasons for visiting
Work
Professional Services
Shopping
Recreation/ Leisure
Other
Total

Major Group
Work
Professional Services
Shopping
Recreation/ Leisure
Other
Total

Mornington Activity
Centre
%
14.29
12.82
53.11
15.75
4.03
100.00

Mt Eliza Town
Centre
%
5.10
7.14
65.82
18.88
3.06
100.00

Major Centres
Rosebud Activity
Hastings Activity
Centre
Centre
%
%
6.69
15.30
2.51
14.18
54.81
55.97
17.99
7.46
17.99
7.09
100.00
100.00

Dromana Activity
Centre
%
12.03
10.53
57.89
17.29
2.26
100.00

Average Major
Centres
%
12.09
9.84
54.63
13.74
9.70
100.00

Somerville Activity
Rye Activity Centre
Centre
%
%
10.91
15
6.67
5
69.09
42
9.09
32
4.24
6
100.00
100.00

Township Centres
Sorrento Activity
Centre
%
11.85
3.70
48.15
22.96
13.33
100.00
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Balnarring Activity
Centre
%
19
7
60
9
5
100.00

Bentons Square
Activity Centre
%
8.33
4.76
75.00
9.52
2.38
100.00

Mt. Martha Activity
Centre
%
12
10
48
23
7
100.00

Average Township
Centres
%
11.68
6.88
58.15
17.82
5.47
100.00
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4.4.4

Visitation Frequency Patterns
The in-centre surveys provided information on frequency patterns of visitation to the major centres
and township centres. Table 4.8 shows the comparative frequencies of visitation of the activity
centres. It will be noted that daily and multiple weekly trips usually indicate the extent to which an
activity centre is used for convenience and daily shopping purposes. A notable characteristic of the
surveys was the uniformly high level of daily and multi-weekly trips undertaken to both the major and
township centres. It is clear from the surveys that all of the centres play a significant convenience and
local function role in addition to higher order functions for the major centres and the larger township
centres. No centre contained less than 50% of its patrons frequenting on a daily or multi-weekly basis
(Rosebud, 52% of visitations for daily or multi-weekly) and the highest recorded observations were at
Mt Eliza (78% of visitations were on a daily or multi-weekly basis).
Weekly and fortnightly trips to activity centres are usually an indicator of district and higher order
functionality. In this regard, the average proportion of visitations categorised as weekly or fortnightly
trips to the major centres (30%) reflected the significance of these destinations as major food centres
and as higher order service centres. The average proportion of weekly and fortnightly trips to the
township centres was approximately 23% of visitations and the only centre to achieve 30% of
visitations (Bentons Square) has significance primarily as a supermarket-based facility.
Trips undertaken on a monthly or less frequent basis are usually an indicator of the regional or tourist
role of the centre as they include first time or highly infrequent trips. The survey indicated similar
mean distributions for both the major and township centres (approximately 13% of visitations were
undertaken on a monthly or less frequent basis). Centres in the Mornington Peninsula South SLA
(Rosebud, Dromana, Rye and Sorrento) ranged from 11 to 24%. These proportions would be
expected to rise significantly in the summer and holiday periods.
In summary, a comparative assessment of visitation frequencies indicated the significant local and
convenience roles of all centres surveyed. It also provided further verification of the importance of the
weekly food shopping trip and the higher order service functions of the major centres. The frequency
of visitation information also indicated a diversity of centre roles including regional and tourism roles
played by a number of centres, particularly in the Mornington Peninsula South SLA.
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Table 4.8
Mornington Peninsula Activity Centres Strategy
In-Centre Surveys (April/May 2004)
Comparative Visitation Frequencies
Source: Ratio Consultants Pty Ltd, In-Centre Surveys, (April/May 2004)

Daily/ Several Times
a Week

Weekly/
Fortnightly

Less Frequently

Total: All
Visitations

%

%

%

%

Major Centres
Mornington
Rosebud
Hastings
Major Centres (Mean)

57.1
51.7
60.8
56.5

28.2
31.5
30.6
30.1

14.7
16.8
8.6
13.4

100.0
100.0
100.0
100.0

Township Centres
Mt Eliza
Dromana
Somerville
Rye
Sorrento
Balnarring
Bentons Square
Mt Martha
Township Centres (Mean)

78.3
66.1
70.4
60.3
54.5
61.4
60.1
59.5
63.8

13.7
16.9
22.4
29.1
21.6
22.9
30.7
26.8
23.0

8.0
17.0
7.2
10.6
23.9
15.7
9.2
13.7
13.2

100.0
100.0
100.0
100.0
100.0
100.0
100.0
100.0
100.0

Centre
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4.4.5

Comparative Analysis of Length of Stay Patterns at Activity Centres
Length of stay analysis at activity centres provides further indications of the local, district and regional
roles of centres. Table 4.9 shows the durations of visitations surveyed in April and May 2004. It will
be noted that as a general rule relatively short visits (less than one hour) are usually an indication of
the local and convenience role of the centre. Thus, it is within expectations that the lowest proportion
of short duration trips observed was at the Mornington major centre (33%) followed by the Rosebud
major centre (37%).
The higher the proportion of short duration trips, the more localised the functional role tends to be, or
the more focused the role is on single purpose shopping. The relatively high proportions of short
duration visits at Somerville (71%) and Bentons Square (70%) tend to support this view. It will be
noted that the township centres generally had a higher incidence of short-duration visits (59%) than
were observed in the major centres (42%).
The presence of medium duration visits (trips to a centre of one to two hours duration) and particularly
longer duration visits (trips to the activity centre of two hours or more duration) are usually indications
of multi-purpose trips, leisure trips and the higher order functionality of centres. In this regard it will be
noted that the major centres had a significantly higher incidence of both medium duration trips (30%
in the major centres compared to 23% in the township centres) and longer duration trips (29% in the
major centres compared to 19% in the township centres). It will be noted that the highest
observations of longer duration trips were found at Mornington (33%), Rosebud (27%) and in the
tourism orientated Township of Dromana (26%), Rye (30%) and Sorrento (31%).
In summary, the analysis of length of stay patterns at activity centres provided further clarification of
the different roles the centres played in terms of the range of local, district and regional roles played
by the activity centres. Short duration visits tended to reflect single or restricted purpose visits and
emphasised the local and convenience roles of the activity centres. Longer duration trips tended to
reflect multi-purpose, personal business and leisure trips and emphasise the higher order and tourism
nature of activity centres. It is certainly the case that a balance of short and longer duration trips
reflects a diversity of activities and trip purposes to an activity centre, and the case of the Mornington
major centre is a quintessential example of a diversified activity centre in this regard (approximately
one-third of visitations were short duration trips, about one-third medium duration trips and about a
third longer duration trips).
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Table 4.9
Mornington Peninsula Activity Centres Strategy
In-Centre Surveys (April/May 2004)
Comparative Analysis of Length of Visitation Patterns
Source: Ratio Consultants Pty Ltd, In-Centre Surveys, (April/May 2004)

Relatively Short
Visit at Centre
(< 1 hour)

Medium Duration
Visit
(1-2 hours)

Longer Duration
Visit
(> 2 hours)

Total: All
Visitations

%

%

%

%

Major Centres
Mornington
Rosebud
Hastings
Major Centres (Mean)

33.0
37.2
56.6
42.3

34.1
35.7
20.3
30.0

32.9
27.1
23.1
27.7

100.0
100.0
100.0
100.0

Township Centres
Mt Eliza
Dromana
Somerville
Rye
Sorrento
Balnarring
Bentons Square
Mt Martha
Township Centres (Mean)

64.0
47.6
71.1
42.7
47.0
64.8
70.4
53.3
57.6

28.6
26.6
12.5
27.3
22.4
16.2
19.1
32.7
23.2

7.4
25.8
16.4
30.0
30.6
19.0
10.5
14.0
19.2

100.0
100.0
100.0
100.0
100.0
100.0
100.0
100.0
100.0

Centre
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4.4.6

Modes of Travel to Activity Centres
The in-centre surveys provided information on modes of travel to the major and township centres. It
was found that all centres displayed a high reliance on motor vehicle trips (in the range 70% to 86% of
trips). Walk or cycle trips constituted more than 15% of trips for most centres, and more than 17% of
trips for one major centre. It was found that Rosebud recorded 22% of respondents walking or cycling
to the centre. In addition, several township centres also had relatively high levels of walking and
cycling trips, including Mt Martha (17%), Mt Eliza (18%) and Rye and Sorrento (both approximately
19% of visitations). A uniquely low observation of was identified for Balnarring (only 6% of trips were
walk or cycle). This is a reflection of the relatively isolated nature of this activity centre and is a clear
example of the need for activity centres to be encompassed by compact residential areas and a
diversity of activities (refer Table 4.10).
Public transport use was relatively low to all of the centres surveyed, averaging approximately 7% for
the major centres and 5% for the township centres. Two centres have less than 2% of trips by public
transport (Mt Eliza and Somerville) and several had less than 5% of visitations by public transport
(Rye, Bentons Square and Mt Martha). The relatively low levels of public transport are a reflection of
the relatively low levels of provision in the region, compared to other areas in metropolitan Melbourne.
In summary, analysis of modes of travel to the activity centres verified the relatively high dependency
on motor vehicles to access activity centres. However, the surveys also indicated the incidence of
significant proportions of trips by foot or cycle. Objectives to further increase the proportion of walk
and cycle trips should serve as indicators for future planning and development monitoring. Levels of
public transport use to activity centres were relatively low and reflected general levels of regional use
across the Mornington Peninsula that were low in comparison to other areas of metropolitan
Melbourne.

4.4.7

Stores and Services Visited within each Activity Centre
The in centre surveys questioned respondents on the range of stores and services visited within each
of the activity centres. The results of the surveys verified the importance of activity attractors
(including both retail and other attractors) at both the major and township centres. Significant
attractors at the major centres included:discount department stores (Mornington and Rosebud);
supermarkets at the Major and Township;
banks at both types of centres;
individual key specialty stores such as newsagencies and pharmacies;
the cumulative importance of cafes and take-away food stores;
retail services that were regularly visited, including hairdressers, drycleaners and video libraries;
the supporting contribution provided by Council facilities such as the library at Mornington and
professional and business services (including medical services and a range of business
services).
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Table 4.10
Mornington Peninsula Activity Centres Strategy
In-Centre Surveys (April/May 2004)
Comparative Analysis of Modes of Travel
Source: Ratio Consultants Pty Ltd, In-Centre Surveys, (April/May 2004)

Travel by Motor
Vehicle

Walk or Cycle

Public Transport

All Visitations

%

%

%

%

Major Centres
Mornington
Rosebud
Hastings
Major Centres (Mean)

78.3
69.6
82.4
76.8

15.4
22.1
12.0
16.5

6.3
8.3
5.6
6.7

100.0
100.0
100.0
100.0

Township Centres
Mt Eliza
Dromana
Somerville
Rye
Sorrento
Balnarring
Bentons Square
Mt Martha
Township Centres (Mean)

79.8
74.2
83.6
76.9
72.7
85.9
83.7
78.2
79.4

18.4
16.1
14.5
19.0
18.9
6.3
12.4
17.3
15.4

1.8
9.7
1.9
4.1
8.4
7.8
3.9
4.5
5.2

100.0
100.0
100.0
100.0
100.0
100.0
100.0
100.0
100.0

Centre

(as driver and/or as
passenger)
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Analysis of patronage patterns within centres also indicated that most trips are not single purpose
trips. Most trips are dual or multi purpose trips (approximately 84% of visitations).
In summary, the analysis of attractions frequented by activity centre visitors reinforced the importance
of the need for centres to have a diversity of attractors. These are highlighted in the examination of
individual centres (refer Section 4.5). It also verified observations from other studies that most
visitations tend to be dual or multi purpose trips, again providing further support for the need to
consolidate and diversify the major and township centres.

4.4.8

Income Distributions of Visitors
A comparative analysis was undertaken of the income distributions of shopping centre visitors
interviewed in the in centre surveys, compared to the income distributions of populations of core
catchment areas of each of the respective centres. The analysis was inconclusive; no clear
conclusions could be reached in relation to the relative distributions of income groups in the visitor
population compared to the residential populations of the core catchment areas of centres (refer
Table 4.11).

4.4.9

Age Distributions of Visitors
An analysis was undertaken of the relative representation of visitors to activity centres by major age
group. A comparative analysis was then undertaken of the relative concentration of patrons by major
age group compared to the distribution of the major age groups in the residential population in the
core catchments of the respective centres. The results are shown in Table 4.12. They show the
outcomes of a location quotient analysis which measures the relative concentration of visitors by age
group compared to those of the residential populations in the core catchment areas of each centre
under study.
It can be seen that with the exception of the Rosebud centre, all centres were under-represented in
terms of youth representation in the visitor population and marginally under-represented in the relation
to the young adult population (with the exception of the Dromana, Sorrento and Mt Martha activity
centres). Persons who were classified as being of late middle-age or elderly (persons 55 years and
older) were significantly over-represented in a number of centres including Hastings, Somerville, Rye,
Balnarring and Mt Martha and in no centre were they under-represented.
The under-representation of the youth population may in part be a reflection of the time of the survey
(the surveys were undertaken during the mid-week period). The finding in relation to the relatively
high concentrations of older patrons at a number of centres appeared to reflect a consistent pattern.
Future in-centre surveys will provide a basis for a comparative assessment to check these results.
However, taken together with the long-term ageing of the population, the findings lend support to the
concept of both the major and township centres as important social foci, and the need to ensure that
the urban design and accessibility to activity centres is sensitive to the range of needs of particular
life-cycle groups.
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Table 4.11
Mornington Peninsula Shire Activity Centres Strategy
Annual Household Income Analysis Factor Relative to Respective Core Catchment
Source: Ratio Consultants, In-Centre Surveys (April/May 2004); I.d. consulting

Quintile Group
Centre

1st
(Lowest)

2nd

3rd

4th

Major Centres

5th
(highest)

First two
quintiles

Last two
quintiles
Location Quotient Codes
Legend

Symbol

Location Quotient Value (L.Q)

Mornington

Very Highly Over Represented

≥1.36

Rosebud

Significantly Over Represented

1.26 - 1.35

Hastings

Marginally Over Represented

1.16 - 1.25

Major Centres (Mean)

Township Centres
Mt. Eliza
Dromana
Somerville
Rye
Sorrento
Balnarring
Bentons Square
Mt. Martha
Township Centres (Mean)
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No Significant Variation

0.86 - 1.15

Marginally Under Represented

0.76 - 0.85

Significantly Under Represented

0.66 - 0.75

Very Highly Under Represented

≤0.65

Table 4.12
Mornington Peninsula Activity Centres Strategy
Comparative Analysis of the Age Distributions of Visitor Populations (2004)
Source: Based on I.d. consulting data; and Ratio Consultants Pty Ltd In-centre Surveys (April - May 2005).

Major Centres
Major Group

Mornington
Activity
Centre

Youth

15-24

Young Adult

25-39

Middle Age

40-54

Late Middle Age/ Elderly

Rosebud
Activity
Centre

Hastings
Activity
Centre

55+

Township Centres
Major Group

Mt Eliza
Town Centre

Youth

15-24

Young Adult

25-39

Middle Age

40-54

Late Middle Age/ Elderly

LEGEND

Dromana
Activity
Centre

Somerville
Activity
Centre

Rye Activity
Centre

55+

Symbol

Location
Quotient
Value (L.Q)

Very Highly Over Represented

≥1.36

Significantly Over Represented

1.26 - 1.35

Marginally Over Represented

1.16 - 1.25

No Significant Variation

0.86 - 1.15

Marginally Under Represented

0.76 - 0.85

Significantly Under Represented
Very Highly Under Represented

0.66 - 0.75
≤0.65
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Sorrento
Activity
Centre

Balnarring
Activity
Centre

Bentons
Square
Activity
Centre

Mt. Martha
Activity
Centre
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4.5

CENTRE-BY-CENTRE ANALYSIS
The following section summarises the spatial and functional characteristics of the major and township
centres in the Shire. The analysis encompasses:Location and Setting;
Role and Catchment;
Catchment Characteristics;
Retail and Commercial Floorspace;
Retail and Commercial Tenants;
Major Tenants;
Development Characteristics;
Accessibility and Exposure;
Shopfront Environment;
Pedestrian Environment;
Public Transport Access; and
Car Parking.
The centres are listed in terms of their position in the activity centre hierarchy, as described in Section
4.1.
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Mornington Major Activity Centre

BASIC
CHARACTERISTICS
Location and Setting

Refer Figure 4.2
Focused upon the historical port and railway functions of the town, Main Street Mornington
developed as a traditional linear shopping street between Schnapper Point to the north and the
Nepean Highway to the south. It is the largest and most diverse activity centre on the
Peninsula.
Situated at the northern edge of the Shire, Mornington is advantageously located to intercept
trade from inbound and outbound Peninsula residents. This location has also identified
Mornington a popular seaside retreat for visitors from Melbourne.

Role and Catchment

Mornington plays a sub-regional role on the Peninsula, and is popular for higher-order goods
and services as well as convenience shopping.
The centre has a primary catchment concentrated in the northern part of the Shire, with a focus
upon the settlements of Mornington, Mornington East, Mt Martha and Mt Eliza. Approximately
72% of the centre’s trade is drawn from this area. The secondary catchment area generally
covers almost all of the Peninsula, and contributes an additional 17% of the centre’s trade.

Catchment Characteristics

When compared with other centres on the Peninsula, Mornington is marginally overrepresented in terms of its youth (age 15 - 24) visitor population. Conversely, Mornington’s
young adult visitor population (age 25 - 39) is significantly under-represented, as is the case in
all of the Peninsula’s major activity centres.
Mornington attracts visitors for a diverse range of reasons. 10% of visitation to the centre is
infrequent or tourism related, whilst approximately 80% of visitors come to the centre on a
weekly or more frequent basis, indicating the strong weekly and convenience-shopping role of
the centre.

Retail & Commercial
Floorspace

Comprising 68,000m2 Gross Leaseable Area (GLA), key features of the centre include: supermarkets and liquor stores, including 3 major
supermarkets

9000m2

cafes, bars and restaurants, comprising 50 retail
tenancies

5,000m2

specialty (non-food) retail, including a ‘Target’
discount department store

22,000m2

bulky goods, comprising 28 retail tenancies

12,000m2

commercial, professional and community services

9,000m2

Mornington has a very high proportion of cafes, bars and restaurants, representing the highest
number on the Peninsula (50 retail tenancies, as compared to Mt Eliza with 16 retail tenancies).
Within Mornington, cafés, bars and restaurants present significant diversity, ranging from family
restaurants, deli-cafes, up-market restaurants, juice bars and pubs.
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Retail and Commercial
Tenancies

Major Tenants

419 retail and commercial tenants is by far the greatest number in any centre on the
Peninsula, (Rosebud, the next largest centre, features approx. 260 tenants). Vacancies
represent less than 5% of the total number of tenancies.
Target;
Coles, Safeway and Bi-Lo
Bank of Melbourne, National Australia Bank, Commonwealth Bank, ANZ and the Bendigo
Bank
National clothing chains such as Rivers, Millers, Rockmans, Just Jeans
Civic Centre/ Municipal Library

Mornington Major Activity Centre features an
attractive streetscape and pedestrian
environment.
The shopping street environment is
enhanced by its retail mix, which includes a
wide range of specialty retail stores, cafes,
bars and restaurants.
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FUNCTIONAL ANALYSIS
Development Characteristics

Main Street is a reasonably compact centre, with almost all of the retail and commercial tenants
north of Alexandra Park accessible within a 400 metre radius. Its proximity to the sea is a
feature of the centre’s location, with the foreshore located within a 500 metre radius of the core
activities precinct. Views to the sea can be taken in north of the Empire Street pedestrian mall,
which can be considered the heart and centre of Mornington.
Mornington is a predominantly low to medium-rise strip centre, reinforced by a large freestanding mall, located adjacent to the historical shopping street. It is surrounded by extensive
areas of at-grade car parks, accessible via a ring-road system that helps to feed traffic around
Main Street.

Accessibility and Exposure

The vast majority (approximately 80%) of all visitors arrive at the Mornington centre by car, with
corresponding visitation of 5% by public transport and 15% by cycle or on foot.
Main Street’s location off-Highway offers various advantages and disadvantages. To its
advantage, Main Street has retained its historical integrity and pedestrian-oriented shopping
street. It also defines the centre as a ‘destination’ and adds value to the holiday image of the
town. However this location requires passers-by to detour from the highway and as such,
Mornington does not capture a potentially valuable share of passing trade. It has also led to the
growing congestion of Main Street and the distribution of traffic onto parallel residential streets.

Shopfront Environment

Mornington provides approximately 940 metres of contiguous activity frontage on either side of
Main Street (north of Alexandra Park), making it a significant street based centre on the
Peninsula and also in a wider metropolitan context.

Pedestrian Environment

Mornington’s street-based structure lends itself to a high quality pedestrian environment,
generally presenting active activity interfaces to key walking routes. There is good provision of
street furniture and shelter, although on Wednesday Market Days footpaths become very
crowded, restricting through movement.
Zebra crossings, road narrowings and speed restrictions create a generally safe pedestrian
network in Main Street. There are potential traffic hazards in the large at-grade car parks and at
the ring road, particularly at night.

Public Transport Access

Mornington is serviced by three bus routes: Route 781 operates between Mt Martha and
Frankston Station; Route 784 operates between Mornington and Osbourne Primary School (Mt
Martha); and Route 788 operates between Portsea and Frankston Station.

Car Parking

Public car parking is primarily supplied by large at-grade car parks, bound by the eastern and
western ring road adjacent to Main Street.
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Figure 4.2

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Mornington
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Rosebud Major Activity Centre

BASIC CHARACTERISTICS

Refer Figure 4.3

Location and Setting

A classic beachside town, Rosebud Major Activity Centre is the second largest centre in the
Shire. Located on the south western edge of the Peninsula, Rosebud is situated between
the townships of Dromana and Rye.
The linear centre is characterised by approximately 2km of dispersed commercial
development fronting the southern edge of Point Nepean Road, adjacent to the coastline of
Port Phillip Bay. The proximity of the coastal reserve has seen development on one side of
the road, facing the foreshore.
Expanded as a tourist hub, Rosebud has vast open space resources, a popular beach and
an abundance of recreational facilities.

Role and Catchment

Rosebud’s primary catchment is very broad, embracing the coast north of Rosebud to
Mount Martha and as far south as Blairgowrie. The primary catchment also includes the
coastal settlements of Rye, Tootgarook, McCrae, Dromana, and the inland settlements of
Red Hill, Main Ridge and Arthurs Seat.
Rosebud is a sub-regional centre, with a secondary catchment covering almost the entire
Shire (the centre does not service the extreme south, east or western edges of the
Peninsula).
The centre plays an important shopping and leisure role. Located on the waterfront, it
provides easy access to the beach and other recreational facilities in the region. 55% of
people visited the centre to shop, whilst 10% visited for recreational or leisure reasons. 7%
of visitors were at the centre for work.

Catchment Characteristics

Rosebud’s catchment characteristics are divergent to the trend for other centres in the
Shire. It is significantly over-represented in terms of youth visitor population, whilst young
adults and middle aged visitor populations are under-represented.

Retail & Commercial
Floorspace

Comprising 53,895 m2 GLA, key features of Rosebud’s floorspace structure include: supermarkets and liquor stores, including three major
supermarkets and an IGA store

12,300 m2

non-food retail, including a K-Mart and 79 different specialty
stores

17,500 m2

bulky-goods retail, comprising 25 tenants

6,600 m2

trades services, comprising 10 tenants

1,500 m2

Rosebud has the Shire’s highest proportion of floorspace allocated to supermarkets and
liquor stores. The second highest proportion is 8,933 m2, in Mornington.
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Retail and Commercial
Tenancies

Major Tenants

Rosebud has 260 retail and commercial tenants and a reasonably high vacancy rate at
7.3%. This is the second greatest number of tenants and also the second highest rate of
vacancy of all centres on the Peninsula.
K-Mart
Bunnings
Safeway, Coles and Ritchie’s/IGA Supermarkets
Bank of Melbourne, ANZ, National Australia Bank, and Commonwealth Bank
National clothing chains such as Millers, Suzanne Grae and Just Jeans

Rosebud is a classic beachside
town, characterised by its linear
shopping street environment.
Development has occurred only
to the southern edge of Point
Nepean Road, facing the
foreshore reserve.

RATIO CONSULTANTS PTY LTD

66

MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY – FINAL REPORT

FUNCTIONAL ANALYSIS
Development Characteristics

Rosebud’s activity frontage to Point Nepean Road is interrupted by large, at-grade car
parks and a tract of low-density housing (located between First and Fourth Avenues).
Consequently, the centre is structured around two commercial clusters: the eastern cluster
generally bounded by Adams Avenue and Fourth Avenue, and the western cluster
generally bounded by First Avenue and Boneo Road.
The principal retail attractors of the Rosebud major centre comprised four supermarkets,
the K-Mart store and a wide range of specialty stores. Most activities front Point Nepean
Road, with the exception of Port Phillip Plaza (comprising Bunnings and K-Mart), located
behind the shopping strip in the western cluster.

Accessibility and Pedestrian
Environment

Point Nepean Road, the key traffic route between the Nepean Highway and tourist resorts
at Sorrento and Portsea, dominates the centre. Rosebud consequently lacks a quality
pedestrian environment and is blighted by the highway scale of the main thoroughfare.
Nevertheless, Rosebud has the highest proportion of walking and cycling trips of all centres
on the Peninsula (approximately 22% of all trips).

Shopfront Environment

In Rosebud, the eastern cluster presents the longest contiguous activity frontage to Point
Nepean Road, extending approximately 684m. The western cluster is more irregular,
presenting approximately 342m of shop frontage to the road.

Public Transport Access

Rosebud is served by bus route 788 which operates between Portsea and the Frankston
Railway Station. This service is complemented by a local area bus route that connects Rye
to Rosebud.

Car Parking

Ample public car parking at-grade is provided adjacent to Point Nepean Road, facing the
coast.
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Figure 4.3

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Rosebud
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Hastings Major Activity Centre
BASIC CHARACTERISTICS

Refer Figure 4.4

Location and Setting

Hastings is located on Western Port Bay at the eastern edge of the Shire. The centre is
principally focused upon a compact shopping street which has developed on either side of
High Street. Similar to the historical centre at Mornington, Hastings’ traditional strip centre is
aligned east-west dominating the eastern edge of High St and provides pleasant views of
the bay.

Role and Catchment

The centre’s primary catchment is localised to the Western Port Bay area, encompassing
small coastal towns, including Balnarring. This catchment contributes to approx. 75% of the
centre’s visitor population.
Hasting’s secondary catchment expands all of the northern half of the peninsula to include
coastal towns on the northern foreshore from Frankston to Rosebud. The centre draws an
additional 16% of its trade from this catchment.

Catchment Characteristics

The patronage population of the Hastings major activity centre was found to be underrepresented with regard to youth and young adult populations (that is persons aged 15-24
and 25-39 years) and over-represented for persons in late middle-age and older age groups
(persons aged 55 years and older). These characteristics are similar to those observed for
several township centres (including Mt Eliza, Somerville, Rye and Balnarring).

Retail & Commercial Floorspace

Comprising approx. 27,100m2 Gross Leasable Area (GLA), the centre supports 7,000m²
supermarkets and liquor stores, including 2 major supermarkets.

Retail and Commercial Tenancies

The centre features approx. 147 retail and commercial tenants with a relatively insignificant
number of vacancies (approx. 6%).
Coles and Safeway Supermarkets

Major Tenants

Commonwealth Bank
National Australia Bank

FUNCTIONAL ANALYSIS
Development Characteristics

Hastings has developed as a street-based cluster, expanding onto the surrounding road
network to encompass the north-south roads that intersect High Street.
Hastings is the third largest centre in the Shire. Whilst it has been classified as a Major
Activity Centre by Melbourne 2030, its relative size indicates that Hastings shares more in
common with other township centres on the Peninsula than with Mornington or Rosebud.
Hastings has a considerable amount of business zoned vacant land. This indicates that the
centre may play an important role in terms of green field development in the future.
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Hastings is a compact shopping
street located on Western Port
Bay. It features excellent
pedestrian access, but requires
updated urban design and
landscaping treatments.

Accessibility and Exposure

A majority of visitors arrived at Hastings by car (approx. 82%) whilst 12% walked to the
centre. The centre’s large secondary catchment and the five at-grade car parks surrounding
the centre contribute to the car-based nature of the centre.

Shopfront Environment

Hastings presents approximately 440 metres of contiguous activity frontage to the southern
and northern sides of High Street.

Pedestrian Environment

The Hastings major activity centre has an effective pedestrian network and connectivity.
The Coles and Safeway supermarkets, which are located immediately north and south of
the core retail strip, reinforce the activity centre and generate pedestrian activity to High
Street. Structure planning opportunities could include maximising pedestrian movement to
Hastings Bight and the community facilities at the eastern end of High Street, and utilisation
of car parking areas as development sites.

Public Transport Access

A virtual public transport hub, Hastings is the only Major Activity Centre on the Peninsula to
have a metropolitan railway connection. Hastings railway station is on the Stony Point line,
which operates between Central Melbourne and the eastern half of the Peninsula.
Two bus routes operate within Hastings. The 782 route provides access between
townships on the eastern edge of the Peninsula and Frankston railway station, whilst the
784 route provides an express service to Frankston.

Car Parking

At-grade public car parking is provided to the north and south of High Street, generally
buffered by retail/ commercial uses. The location of significant at-grade parking ‘behind
Main Street’ has had the effect of maintaining the historic form and built environment of the
main street.
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Figure 4.4
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Analyses of Activity Centres Hastings
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Mt Eliza Township Centre

BASIC CHARACTERISTICS

Refer Figure 4.5

Location and Setting

Mt Eliza is the largest and most northern township centre on the Peninsula. Located inland,
the street-based settlement is clustered around Mt Eliza Way and Canadian Bay Road.
Similar to Mornington, Mt Eliza is located off the Nepean Highway as a destination centre.
The centre is surrounded by a wealth of open space, educational institutions, recreation
facilities and well-established residential neighbourhoods.

Role and Catchment

The centre draws a heavily concentrated community catchment on the Peninsula with
approximately 94% of trade being drawn from Mt Eliza and the neighbouring residential
area of Mornington. 90% of visitors to the centre use it on a very frequent basis (weekly or
several times per week).

Catchment Characteristics

Visitor representation at the centre is generally consistent with other township centres,
whereby youth visitors are very highly under-represented and late middle aged/elderly
visitors are very highly over-represented.

Retail & Commercial
Floorspace

Comprising 18,100m2 Gross Leasable Area (GLA), key features of the centre include: supermarkets and liquor stores, including 1 major
supermarket

3,400m²

non-food retail, comprising 45 retail tenancies

3,500m²

retail services, comprising 40 retail tenancies

3,400m²

Mt Eliza is a well established, up-market settlement and the proportion of specialty stores
(highest among the township centres), reflect this.
Retail & Commercial
Tenancies
Major Tenants

Mt Eliza is the largest township centre in the Shire, with 162 retail and commercial tenants.

Safeway supermarket
Ritchies supermarket
Commonwealth bank
Westpac Bank
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FUNCTIONAL ANALYSIS
Development Characteristics

The street based centre is compact and consists of traditional retail strip shops with a freestanding mall to the south of the centre.

Shopfront Environment

The centre presents approximately 385 metres of contiguous activity frontage to Mt Eliza
Way.

Accessibility and Exposure

The centre is heavily car dependent with approximately 80% of all visitors arriving by car.
Walk and cycle trips account for 18% of all trips to the centre.

Pedestrian Environment

Pedestrian amenity and functionality in the centre is generally high and the location of the
centre on the intersection of Canadian Bay Road and Mt Eliza Way along with localised
traffic calming has helped the centre to develop in a concentrated, nodal character that
maximises convenience and access.

Public Transport Access

Mt Eliza is well situated in terms of public transport, as it is reasonably close to Frankston
and is served by two bus routes. Route 781 operates between the northern-most towns on
the Peninsula and Frankston railway station, whilst Route 788 provides connectivity all the
way along the northern coast from Portsea to Frankston.

Car Parking

Public car parking in Mt Eliza is provided as a combination of at-grade and underground car
parks.

Mt Eliza is an inland centre, set
within native bushland. It is
clustered around a junction which
contributes to the compact nature
of the centre.
It is characterised by a high
proportion of specialty retail stores.
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Analyses of Activity Centres Mt Eliza
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Dromana Township Centre

BASIC CHARACTERISTICS

Refer Figure 4.6

Location and Setting

Located on Point Nepean Road, Dromana is a prominent township centre on the
Peninsula’s northern coast.
A compact shopping street, Dromana has developed on the southern side of the road,
adjacent to Port Phillip Bay. Visitors travelling from Melbourne to Arthurs Seat State Park
turn-off at McCulloch Street at the western edge of Dromana’s retail strip, exposing the
centre to an important tourist market. The centre is flanked by parkland and residential
development.

Role and Catchment

Dromana is heavily dominated by retail goods and services floorspace (approximately 87%
of all commercial floorspace). Despite its singular retail focus the centre draws wide primary
and secondary catchments. The primary catchment area encompasses the neighbouring
settlements of Rosebud, McCrae, Safety Beach and Mt Martha whilst the secondary
catchment encompasses most of the Peninsula.

Catchment Characteristics

Middle age visitors (Aged 40-54) are significantly under-represented, which is unusual in the
context of other township centres in the Shire.

Retail & Commercial
Floorspace

Comprising 16,000 Gross Leasable Area (GLA), key features of the centre include: supermarkets and liquor stores

3,500m²

bulky goods stores, comprising 9 retail tenancies

1,700m²

health and community services

700m²

A high proportion of Dromana’s retail mix is allocated to health and community services
such as Dromana Medical Centre and Peninsula Chiropractic Centre. The centre has the
highest number of such services of the township centres.
Retail and Commercial
Tenancies
Major Tenants

The centre comprises 107 retail and commercial tenants.

Home Hardware
Ritchies supermarket
Foodworks supermarket
Commonwealth Bank
National Australia Bank
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FUNCTIONAL ANALYSIS
Development Characteristics

Like a number of other centres located on Port Phillip Bay and Point Nepean Road,
Dromana is a street-based linear centre. The major retail hub is the freestanding shopping
centre anchored by a supermarket. The centre has retained a compact retail focus that
relates well to the residential areas that bound the centre. The centre also relates well to the
attractive foreshore reserve and pier on the western side of Point Nepean Road.

Shopfront Environment

Dromana township centre provides approximately 540 metres of contiguous activity
frontage along Point Nepean Road with views to the north of Dromana foreshore.

Accessibility and Exposure

Dromana, located on Point Nepean Road, is advantageously located to capture passing
trade, particularly in the context of the centre’s proximity to Arthurs Seat, which is a popular
tourist destination.
Its beach-side location appears to be Dromana’s main attraction, with about three-quarters
of respondents indicating that proximity to the coast and sea views were the most appealing
aspect of the centre.
Car trips account for approximately 75% of all visits to the centre.

Public Transport Access

Dromana is serviced by bus route 788, which operates between Portsea and Frankston
railway station.

Car Parking

Principal public car parks are located adjacent to the centre near the foreshore and
surrounding the freestanding shopping centre.

Dromana has an excellent visual
relationship with Port Phillip Bay.
As a street-based centre,
Dromana presents an attractive
pedestrian environment and is
popular with tourists.
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Somerville Township Centre
BASIC CHARACTERISTICS

Refer Figure 4.7

Location and Setting

Somerville is located inland on the northern half of the peninsula. Historically, the centre of
Victoria’s fruit growing industry, Somerville is now a distinctly residential area.
The area defined as the Somerville township centre for the purposes of this study
comprises the traditional retailing area which is located around the intersection of Eramosa
Road East and Frankston-Flinders Road, as well as the freestanding Somerville Plaza
Shopping Centre on Eramosa Road West.

Role and Catchment

The centre attracts a primary catchment that stretches from Hastings north to Pearcedale
and Baxter. The secondary catchment is concentrated at the northern end of the Peninsula
and attracts trade from centres on the western side of the Peninsula including Dromana, Mt
Martha and Mornington. The dominance of retail floorspace is demonstrated by visitation
patterns; approximately 70% of people visit the centre to shop and approximately 20% of all
people visit for weekly shopping.

Catchment Characteristics

Somerville’s catchment characteristics show that youth visitation (aged 15-24) are very
highly under represented, whilst elderly visitation (aged 55+) are very highly over
represented. This is consistent with township centres in Mt Eliza, Rye and Balnarring.

Retail & Commercial
Floorspace

Comprising 14,400m2 Gross Leasable Area (GLA), key features of the centre include: Supermarkets and liquor stores, including
Safeway and Ritchies supermarkets

4,300m²

Vacant stores

1,500m²

It should be noted that the significant level of vacant shop floorspace at Somerville that was
observed at the time of the floorspace survey (2004) is a reflection of the fact that a new
development had been recently completed at Somerville and that these stores will be let.
There are also a number of clothing stores larger than 300m² GLA in the centre, particularly
catering to the youth market.
Retail & Commercial
Tenancies
Major Tenants

There are 107 retail and commercial tenancies in the centre.

Safeway supermarket
Ritchies supermarket
Commonwealth Bank
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FUNCTIONAL ANALYSIS
Shopfront Environment

Somerville township centre presents approx. 182m of continuous shop frontage to Station
Road and 200m contiguous shop frontage at the intersection of Eramosa Rd East and
Frankston-Flinders Rd.

Accessibility, Exposure &
Pedestrian Environment

Although the centre is served by rail, it has a very low percentage of public transport visitors
(less than 5% of all people surveyed). Again visitation by car is dominant (approximately
85%). Extensive car parking areas contribute to the car-based nature of the centre.
Pedestrians and cyclists make up approximately 15% of all trips to the centre, but greater
integration of the two retail nodes and better pedestrian linkages across the railway and
Frankston-Flinders Road could encourage higher pedestrian and cycle visitation.

Public Transport Access

Somerville, as an integrated major commercial and residential node, provides excellent
access to public transport, with a railway station and two bus routes. The Stony Point
railway line provides access to the Melbourne CBD and to other settlements in the eastern
half of the Peninsula, whilst bus routes 782 and 783 operate between the eastern coast and
major inland towns of the Shire.
However, connectivity between Somerville and the western coast of the Peninsula is poor.

Car Parking

Somerville is surrounded on all sides by extensive at-grade car parking areas. A particularly
large car park is located at the high exposure corner site on Eramosa Road West.
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Figure 4.7
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Rye Township Centre
BASIC CHARACTERISTICS

Refer Figure 4.8

Location and Setting

Rye township centre is a linear street-based centre located on the southern side of Point
Nepean Road with views of the sea to the north.

Role and Catchment

The centre attracts a primary catchment focused at the south-western tip of the Peninsula
and encompasses the settlements of Blairgowrie, Tootgarook and Rye itself. Additional,
less frequent trade is drawn from the settlements of Rosebud, McCrae, Dromana and
Hastings.
The Rye township centre has a high percentage of weekly shoppers (approximately 24% of
all visitors), which indicates a strong community-shopping role. Of all centres surveyed,
Rye exhibited the highest percentage (approximately 60%) of people who visit for reasons
other than to work or shop. In the case of Rye this indicates a strong recreational role.

Catchment Characteristics

The visitor population characteristics at the centre are generally consistent with those
observed at the other township centres.

Retail & Commercial
Floorspace

Comprising approximately 13,000m2 Gross Leasable Area (GLA), the centre includes: supermarkets and liquor stores, including
Safeway and IGA

3,400m²

Rye
township
clothing and footwear stores, comprising 14
1,200m²
centre has a
tenants
high
proportion of clothing and footwear stores (‘Street on the Coast’ and the ‘Bolle’ Clearance
Centre), especially when compared to other larger township centres at Dromana and
Somerville.
Retail & Commercial
Tenancies
Major Tenants

Rye township centre features 104 retail and commercial tenants, and is the third largest
township centre on the Peninsula.
Safeway supermarket
National Australia Bank
Bendigo Bank
Bolle Clearance Centre
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Rye is an extensive linear
centre with excellent views to
the adjacent foreshore area.
It features large clothing and
footwear stores, including the
‘Bolle’ Clearance Centre.

FUNCTIONAL ANALYSIS
Development Characteristics &
Pedestrian Environment

Like other centres on the Peninsula which have developed along Port Phillip Bay, the Rye
Township Centre has developed in a linear pattern. This pattern of development capitalises
on the amenity and proximity of the foreshore but detracts from the walkability of the centre.
Preventing further linear spread of the centre along Point Nepean Road should be seen as
a priority for structure planning of the centre.

Shopfront Environment

Rye township centre presents approx. 1km of contiguous shop frontage to Point Nepean
Road. Shop frontage along the main road is interrupted by the large at-grade car park at the
eastern edge of the centre.

Accessibility and Exposure

At the western edge of the coast, Point Nepean Road becomes an extension of Mornington
Peninsula Freeway and Rye is the first township centre to intercept traffic travelling along
this route.

Public Transport Access

Rye is served by bus route 788 (operating along the northern coast from Portsea to
Frankston) and is complemented by a local area bus system that connects Rosebud and
Rye.

Car Parking

Public car parking is generally located to the rear of the shopping strip.
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Sorrento Township Centre
BASIC CHARACTERISTICS

Refer Figure 4.9

Location and Setting

Sorrento township centre is a linear street-based centre located near the tip of the
Peninsula on Port Phillip Bay. The centre is based on Ocean Beach Road, which provides
an inland east-west connection between Point Nepean Road and the Mornington Peninsula
National Park.
Bound by significant open space and foreshore reserves, Sorrento is a renowned tourism
and recreational centre within Victoria. It attracts significant numbers of domestic and
international tourists and holidaymakers, particularly in the summer months.

Role and Catchment

Sorrento’s primary catchment is widespread but localised to the western peninsula,
extending from Rosebud to Portsea. The centre’s supportive role to the township of Portsea
contributes to this primary catchment, which makes up 68% of the centre’s trade.
An additional 7% of the centre’s trade is encompassed in the secondary catchment. Coastal
townships such as Dromana, Mt Martha and Mornington as well as some inland townships
are drawn into this secondary catchment.
Consistent with Sorrento’s role as a tourism, holiday and recreational area, it attracts a high
percentage of infrequent visitors. The survey undertaken by the Consultants in May 2004
indicated that approximately 20% of all people surveyed were likely to be tourists. This
figure would be likely to rise markedly during the summer months.

Catchment Characteristics

The centre attracts a broader demographic than other township centres, particularly in its
youth (aged 15-24) and late middle age/ elderly (aged 55+) visitor populations.

Retail & Commercial
Floorspace

Comprising 12,000m² Gross Leasable Area (GLA), key features of the centre include: cafes, bars and restaurants

2100m²

clothing and footwear stores

1900m²

entertainment and recreation services, including mini
golf

1100m²

The centre is characterised by smaller tenancies and supports a high proportion of tourist
services, including specialty retail, cafés, licensed bars, restaurants and entertainment
facilities.
Retail & Commercial
Tenancies
Major Tenants

Sorrento township centre consists of 109 retail and commercial tenants.

IGA supermarket
Commonwealth Bank
National Australia Bank
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Sorrento is a historic tourist centre
based on the east-west aligned
Ocean Beach Road.
It has a special character and
ambience. Its unique location,
together with the high proportion of
cafes and restaurants, contribute to
the street life of the centre.
Sorrento is also connected to
Queenscliffe via the popular
passenger ferry that links the
Mornington and Bellarine Peninsulas.

FUNCTIONAL ANALYSIS
Development Characteristics

Unlike other township centres located around Port Phillip Bay Sorrento is compact
traditional shopping strip that is orientated at 90° to the coastline. The centre is attractive
and characterised by a number of cafés and restaurants with outdoor dining areas. This
adds to the ambience and vitality of the centre.

Shopfront Environment

As a street based centre, Sorrento provides contiguous shop frontage both on the southern
and northern sides of Ocean Beach Road. The longest contiguous activity frontage is on the
southern side of the main road and measures approximately 436 metres. Activity frontage
on the northern side measures approximately 386 metres.

Accessibility & Exposure

Due to the thoroughfare nature of Ocean Beach Road, Sorrento is strategically placed to
intercept trade from visitors travelling between Portsea and Melbourne.

Public Transport Access

Bus route 788 stops in Sorrento and operates between Portsea and Frankston station.
There is also a passenger ferry that operates between Sorrento Pier and Queenscliff on the
Bellarine Peninsula.

Car Parking

Public car parking is principally provided on Ocean Beach Road and there are scattered atgrade car parks around the centre.

RATIO CONSULTANTS PTY LTD

79

JUNE 2005

Figure 4.9
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Analyses of Activity Centres Sorrento
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Balnarring Township Centre

BASIC CHARACTERISTICS

Refer Figure 4.10

Location and Setting

Balnarring is a small commercial cluster nestled between the 45-degree intersection of
Balnarring Road and Frankston-Flinders Road on the eastern edge of the Peninsula.
The centre is located about 1.8 kilometres from Balnarring beach and extensive wildlife
reserve and tourism facilities in the coastal area.
The size of the centre suggests that Balnarring services local residents, seasonal visitors
and is supported by the major activity centre in Hastings.

Role and Catchment

Balnarring essentially caters for the local southern district of the Mornington Peninsula.
However, its large secondary catchment which envelopes the entire peninsula indicates that
it plays a specialised function, particularly in terms of health and community services.
Balnarring’s primary catchment area generally encompasses Balnarring and some smaller
local townships in the vicinity. This catchment contributes to approximately 70% of the
centre’s trade.

Catchment Characteristics

Visitor population is consistent with most other township centres with the youth population
(aged 15-24) highly under represented and the late middle age/elderly population (aged
55+) highly over represented. The convenience of travelling to nearby Hastings and the
insufficient access to public transport would diminish youth representation at the centre.

Retail & Commercial
Floorspace

The Balnarring township centre comprises approximately 5,600m² Gross Leasable Area
(GLA) with key features including: health and community services

1,000m²

supermarket and liquor stores, including a Ritchies
supermarket

760m²

It will be noted that following the floorspace survey undertaken by Council for the study, a
further 2,000m2 GLA of retail floorspace was developed at the centre (a new Ritchie’s
supermarket).
Whilst Balnarring contains a small supermarket, the centre is dominated by its health and
community services, which contributes to 19% of the centre’s GLA.
Retail and Commercial
Tenancies

Balnarring comprises 36 retail and commercial tenants making the centre one of the
smallest on the peninsula.

Major Tenants

Ritchies supermarket
National Australia Bank
Balnarring Village Hardware
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FUNCTIONAL ANALYSIS
Development Characteristics &
Pedestrian Environment

The centre has a compact focus but major retail activities are separated by arterial roads
and vacant spaces.
Scattered tenancies and frontage to two arterial roads poses a major division to pedestrian
circulation, whilst Frankston-Flinders Road splits the town’s main activity nodes.

Accessibility and Exposure

The Balnarring centre has a high-exposure location at the juncture of two primary arterial
roads. Balnarring Road in particular serves as a distributor between the south eastern
corner of the Peninsula and the Freeway that directs traffic to Frankston and Melbourne.
The formidable distance from Balnarring Beach, coupled with its arterial road location and
isolation from urban development suggests the centre is largely car-based. Its strategic
location at the turn-off to Balnarring Beach and Coolart Wetlands and Homestead indicates
an important tourist catchment.

Public Transport Access

Public Transport access is limited to bus route 782, which provides access between
townships on the eastern edge of the Peninsula and Frankston railway station.

Car Parking

Large at-grade car parks dissect retail activities in Balnarring.
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Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Balnarring
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Bentons Square Township Centre
BASIC CHARACTERISTICS

Refer Figure 4.11

Location and Setting

Bentons Square is a free-standing township centre, located within the suburb of
Mornington. It is bounded by Dunns Road to the west and Bentons Road to the south,
which is a secondary road intersecting the Nepean Highway. It is situated midway between
Mornington Major Centre and Mount Martha Township Centre.

Role and Catchment

Bentons Square is a neighbourhood centre. Its primary catchment is concentrated in the
northern part of the Shire. Approximately 86% of the centre’s trade is captured from
Mornington and Mt Martha.
The secondary catchment area generally extends along the northern coast of the Peninsula
from Mornington to Rosebud and contributes to an additional 7% of the centre’s trade.

Catchment Characteristics

When compared with major centres on the Peninsula, Benton Square is very highly under
represented with respect to its youth (Aged 15-24) visitor population. However this is
consistent with other township centres Mt Eliza, Somerville, Rye and Balnarring. This may
be due to the retail mix and inaccessibility to public transport services.

Retail & Commercial
Floorspace

Comprising 5,500m² Gross Leasable Area (GLA), key features of the centre include: supermarkets and liquor stores, including a Safeway
supermarket

3,500m²

specialty food and takeaway stores

380m²

non-food specialty retail

560m²

commercial, professional and community services,
including a Medicare office

400m²

Bentons Square’s main appeal is its large Safeway supermarket, attracting 75% of visitors.
Retail and Commercial
Tenancies

With 18 retail and commercial tenancies, Bentons Square is a comparatively small centre in
the Shire.

Major Tenants
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FUNCTIONAL ANALYSIS
Development Characteristics

Bentons Square is a supermarket-based activity centre, supported by a limited range of
specialty retail stores. New community facilities are being developed adjacent to the centre
and this should improve the social role of Bentons Square.
Bentons Square is surrounded by Residential 1 Zone areas. Sensitive extensions of the
centre may be possible on the existing site but impacts on surrounding residential areas will
need to be considered.

Accessibility and Exposure

Approximately 84% of visitors to the centre travelled by car. Private transportation
overshadows all other modes of transport, with 10% by foot, 3% by bus, 3% by bicycle and
1% by taxi.

Pedestrian Environment

Bentons Square contains externally-oriented shops facing the carpark with an entry foyer
area linking it to the Safeway supermarket. There are potentials to further improve
pedestrian amenity and connectivity with new developments at the centre.

Public Transport Access

Bentons Square is serviced by bus route 784, operating between limited townships on the
south eastern-edge of the Peninsula and Frankston.

Car Parking

Bentons Square has a contiguous at-grade car park to the south and west of the centre.

Bentons Square is a new
freestanding mall-based centre
that combines a small mall with
semi-active edges addressing
the car park.
Almost entirely retail-focused,
Bentons Square is one of two
centres on the Peninsula that
does not incorporate a streetbased frontage at present.
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Figure 4.11

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Bentons Square
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Mt Martha Township Centre
BASIC CHARACTERISTICS

Refer Figure 4.12

Location and Setting

A beach-front township centre, Mt Martha is located on the north-western coast of the
Mornington Peninsula, just south of Mornington. It has developed on the eastern side of
Lochiel Road, which is a service road to The Esplanade.

Role and Catchment

The centre has a fairly extensive primary catchment area, extending along the coast from
Mt Eliza to Mt Martha Point. Approximately 86% of the centre’s trade is captured in this
area.
The secondary catchment area continues along the foreshore south to Dromana, Rosebud
and Rye. Whilst Mt Martha township centre serves the local catchment, it plays a supporting
role to major centres such as Rosebud.

Catchment Characteristics

Mt Martha township centre is very highly over represented with respect to its young adult
(Aged 25-39) population. This is inconsistent with the population mix of other township
centres and major centres on the Peninsula, but generally consistent with Mt Martha’s
demographic profile.

Retail & Commercial
Floorspace

Comprising 3,700m² Gross Leasable Area (GLA), key features of the centre include: food, groceries and liquor, including a Foodworks
supermarket

1,600m²

non-food specialty retail, including Australia Post

460m²

commercial, professional and community service

860m²

Mt Martha’s main appeal is its Foodworks supermarket – attracting over 30% of visitors. A
high number of visitors (about half) frequent the centre for its convenience-oriented
businesses such as the newsagent, supermarket and bank. This is consistent with similar
township centres such as Balnarring.
Retail & Commercial
Tenancies

Major Tenants

Altogether the centre accommodates 36 retail and commercial tenancies. Whilst this is
greater than the number of tenants at Bentons Square, the provision of floorspace renders
Mt Martha the smallest township centre in the Shire.
Foodworks supermarket
National Australia Bank
Australia Post
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Mt Martha is a strong community-based
centre, with good walking and cycling
access.
It features an important medical precinct and
accommodates a local ‘Foodworks’
supermarket as its key attractor.

FUNCTIONAL ANALYSIS
Development Characteristics

Mt Martha is located on one side of Lochiel Road in a compact linear form. To the back of
the shops is an at-grade car park. There is a discernible medical precinct located
immediately to the rear of the shopping area and this dominates the professional and
commercial services floorspace of 494m².
Mt Martha is tightly constrained by surrounding land uses: The Esplanade (Road Zone) to
the west, Shire offices to the east and residential north and south of the centre.

Shopfront Environment

Mt Martha is characterised by small tenancies. The average floorspace occupied per tenant
is about 103 metres2, whilst floorspace per tenant at Bentons Square is about three times
this amount.
The centre presents approximately 206 metres of contiguous activity frontage on the
eastern side of Lochiel Road.

Accessibility and Exposure

Although visitation is dominated by car trips (78%) the centre relates well to the surrounding
residential areas and approximately 18% of people arrive by walking or cycle trips. Although
it is clear that the centre plays a strong community role in providing weekly and daily
shopping requirements (78% of all visitors), for a small centre there is a high percentage of
infrequent visitors that use the centre (10%). This indicates that the centre is also a popular
recreational destination.
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Pedestrian Environment

Mt Martha’s physical setting is very attractive, lying between the foreshore reserve and
steeply rising coastal hills. The centre is very compact and functional with excellent
pedestrian access and permeability. Pedestrian access across the Esplanade is also well
provided for, and the centre benefits from a generally lower volume of traffic than is
experienced at centres located on Point Nepean Road. An important planning opportunity is
developing a stronger visual and functional linkage across the Esplanade to the surf
lifesaving club, which is a strong activity focus in the summer months. This linkage could be
maximised if opportunity arises to develop the car park on Watson Road.

Public Transport Access

Bus route 781 operates along the Esplanade between Frankston railway station and Mt
Martha.

Car Parking

Three at-grade car parks are located adjacent to the strip centre, and are shared facilities
with the yacht club and visitors to the beach.
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Figure 4.12

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

Analyses of Activity Centres Mt Martha
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4.6

CONCLUSIONS
Section 4 provides a detailed examination of the unique distribution of activity centres within the
Mornington Peninsula. For the purposes of the study the centres were examined in several functional
groupings:Major activity centres. These were significant diversified centres recognised in Melbourne 2030
as sub-regional and district centres. They encompassed the Mornington, Rosebud and
Hastings activity centres.
Township centres. These were centres with a district or neighbourhood catchment and role
providing a wide range of services for weekly and daily requirements. Township centres were
defined as comprising approximately 3,000m2 of retail-commercial floor area and possessing a
supermarket function generally in excess of 700m2 GLA. They encompassed the following
activity centres:
−

Mt Eliza;

−

Dromana;

−

Somerville;

−

Rye;

−

Sorrento;

−

Balnarring;

−

Bentons Square;

−

Mt Martha.

Local and convenience centres. The Shire contains a wide range of local and convenience
centres and facilities that meet the daily needs of residents and visitors. These centres were
less than 3000m2 of retail-commercial floor area and did not possess a supermarket function. A
listing of the Shire’s local and convenience centres is provided in Table 4.3.
A number of significant findings emerged in the examination of the activity centre system. These
were:The Shire has a well distributed system of activity centres that reflect its history and
development; no single location in the Shire contains a majority of the retail-commercial
floorspace.
The activity centre system is comprised three inter-related networks of centres. These reflect
the broad geographic districts of the Shire and the major centres that have evolved in the Shire
(that is, a western network focused around the Mornington activity centre, a southern network
extending north and south from the Rosebud activity centre and an eastern network related to
the Hastings activity centre).
The major centres contain the highest order functions and the highest concentrations of retail
and commercial services.
However, a unique feature of the Shire is the significant collective contribution of the township
centres. These form vital social and commercial foci for the Shire. They are important centres
for weekly and daily shopping and for a wide range of retail and commercial services.
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The Shire has a relatively high concentration of elderly and late middle-aged citizens. This
pattern is likely to continue further on the basis of recent population projections. Surveys
undertaken for the study indicate that a number of activity centres attract relatively high
numbers of middle-aged and elderly patrons. The clear implications of these findings are that
the major and township centres will need to provide a more significant role as social and
shopping foci for the community and particularly for older populations.
The site surveys and analyses of each of the major and township centres have identified the
particular characteristics and setting for each of these centres and recognised the unique
qualities of the centres as an important component for future structure planning.
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5

RETAIL/COMMERCIAL FLOORSPACE
REQUIREMENTS (2004-2021)

5.1

INTRODUCTION
The Study was directed to guide, “the achievement of a network of activity centres on the Mornington
Peninsula” that reflected the changing needs and projected growth of the community. It was also
important to ensure that the emerging and future pattern of activity centres was robust and
sustainable and provided a focus for consolidating the urban settlement pattern. (Refer Project Brief,
op cit, Pg 5). Thus the assessment of current and likely future activity centre needs was an important
component of the study.
This section has four principal objectives:to provide an outline of the methodology used in the assessment of activity centre needs;
to explain the factors underlying retail and commercial floorspace demand;
to set out the assumptions underlying the demand-supply assessments;
to indicate the additional retail and commercial floorspace requirements for the Shire over the
period 2004-2021.

5.2

METHODOLOGY
The Mornington Peninsula Activity Centre Strategy was required to focus on current and future retail
and commercial needs relevant to a sustainable network of centres that meets the needs of the
emerging and longer-term population of the Shire. In this regard both qualitative and quantitative
assessments of retail and commercial need were undertaken for the Strategy. In-centre surveys and
workshops provided the basis for the qualitative assessment of needs that indicated the types of
improvements required for centres (Refer Section 4). In-centre surveys were also used, together with
other demographic and expenditure data and analysis to provide assessments of future additional
retail and commercial floorspace requirements. The methodology employed in these assessments is
set out below.
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5.2.1

ASSESSMENT OF RETAIL GOODS FLOORSPACE REQUIREMENTS (2004-2021)
The analysis methodology for the assessment of retail goods floorspace requirements is set out in
Figure 5.1. These requirements were calculated in several inter-related phases as follows:Analysis of current demand patterns
The assessment of current demand patterns is the first phase in the analysis of future retail
goods floorspace requirements. The principal components were:−

Current household expenditure profiles and per capita patterns of expenditure were
calculated for the Mornington Peninsula Shire taking account of household income
patterns and the relationship between household income and retail expenditure. The
analysis was based on the Household Expenditure Survey (Australian Bureau of
Statistics, 1998/99), the household income distribution of the Mornington Peninsula Shire
at the 2001 census, and estimated changes in retail expenditure over the period 1998/992003/04 utilising an analysis of changes in Victorian sales per capita over this period.

−

Table Set A provides estimates of current per capita retail expenditures for residents in the
Mornington Peninsula Shire taking account of the factors outlined above.

−

A set of in-centre surveys were undertaken across the Mornington Peninsula over the
period April-May 2004. Some ten centres were surveyed involving a total sample of more
than 1,700 net valid responses. The surveys provided important information on patterns of
patronage to the centres and the roles of the centres. The survey information was also
used as a conjoint sample to provide information on patterns of escape expenditure from
the Shire (i.e. measures of shopping undertaken by Shire residents at centres outside the
Shire), and patterns of inbound expenditure (i.e. shopping undertaken in activity centres in
the Shire by visitors from outside the Shire).

−

In summary, current levels of retail demand were estimated for the Mornington Peninsula
Shire. Table C shows per capita retail expenditures at June 2004 prices for 2003/04 for
food, groceries and liquor purchases, bulky goods and for purchases of valid household
goods. It also shows total recent expenditures for the Shire at 2003/04 (estimated at
approximately $1.4 billion at June 2004 prices). This represents the gross level of
household retail expenditures (for retail goods) by Mornington Peninsula residents. There
are two adjustments required to these expenditure levels to convert them to estimated
retail goods sales:Downward adjustments for escape expenditures. These were separately calculated
for each of the major commodity groups. Total escape expenditures were estimated
at approximately $430 million at 2003/04 prices.
Upward adjustments for net inbound sales. These are purchases by tourists and
other visitors from outside the Shire. They were estimated at approximately $144
million at June 2003/04 prices.

−

Thus the estimated total retail sales for the Mornington Peninsula Shire was equal to total
recent expenditures less escape expenditures plus net inbound sales. The estimated total
retail goods sales amount to approximately $1.1 billion at 2003/04 prices.
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Figure 5.1

June 2005

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd

ANALYSIS PROCESS FOR THE ASSESSMENT
OF RETAIL GOODS FLOORSPACE REQUIREMENTS
(2004-2021)
Project: 6086

A

D

CURRENT DEMAND
(2004)
+

+

PROJECTED DEMAND
(2004 - 2011 - 2021)

Mornington Peninsula
Shire LGA: Retail
Goods Expenditures
Per Capita (2004
constant prices) (refer
Table Set A)
Mornington Peninsula
Shire: Current Retail
Demand Patterns (June
2004, refer Table C,
columns 2 - 6)

+

C
CURRENT
PERFORMANCE
CHARACTERISTICS
(2004)
+

B

Mornington Peninsula
Shire: Projected Retail
Demands (June 2004
prices at 2011, 2021
refer Tables D.1 & D.2)

Mornington Peninsula
Shire: Retail Turnover
Density Characteristics
(June 2004, refer Table C)

E

Mornington Peninsula
Shire: Inventory of
Existing Retail and
Commercial Floorspace
(2004, refer Table B.1)

APPROVED SUPPLY
(at 2005)
+

Mornington
Peninsula Shire:
Retail Floorspace
Approved in Process
(at 21/1/05, refer
Table Set E)

G

GROSS RETAIL GOODS
FLOORSPACE
REQUIREMENTS
(2004 - 2011 - 2021)
+

EXISTING SUPPLY
(2004)
+

F

Mornington Peninsula
Shire: Gross Retail
Goods Floorspace
Requirements: Analysis
by SLA (refer Table Set F)

NET ADDITIONAL RETAIL
FLOORSPACE
REQUIREMENTS
(2004 - 2011 - 2021)
+

(refer Table Set G)
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Analysis of existing supply
The next step in the analysis of future requirements for retail goods floorspace was the
assessment of current patterns of retail goods floorspace in the Shire. Table 4.3 shows an
inventory of retail floorspace in the Mornington Peninsula Shire in 2004. The base survey was
undertaken by Council and the analysis was undertaken by Ratio Consultants. It will be noted
that the table shows the current distribution of floorspace by centre type and centre and by
major category. A discussion of the principal floorspace characteristics of activity centres in the
Shire is discussed in Section 4. For the purposes of demand-supply analysis it will be noted
that the retail goods categories in the supply table are consistent with the retail goods
categories in the demand table.
Analysis of current performance characteristics
In the next step current demand and supply are inter-related in order to assess the current
performance characteristics of the retail system as a precursor for the analysis of future
floorspace requirements. The measure of productivity interaction is retail turnover density
(RTD), measured as annual turnover per square metre of gross leasable area and separately
calculated for major commodity groups.
Table C shows the estimated current total retail sales for the Mornington Peninsula Shire by
major commodity group. It also shows the occupied retail goods floorspace for these
commodity groups and the resultant retail turnover density measured at June 2004 prices.
The retail turnover densities currently estimated for the Mornington Peninsula Shire were found
to reflect robust trading conditions and were at metropolitan levels. The demand-supply
analysis undertaken for the Strategy seeks to maintain these retail turnover densities in real
terms in order to maintain real levels of returns to stores and retail floorspace in the Shire.
Assessments of projected demands for retail goods
Projected retail demands for the Mornington Peninsula Shire were calculated on the basis of:−

per capita expenditure profiles at constant June 2004 prices for 2011 and 2021. These
are shown in Table A.1;

−

projections of future residential populations in the Mornington Peninsula Shire for 2011
and 2021. For the purpose of the Strategy projections by id consultants and DoI were
used (Refer Tables H.1 & H.2);

−

assumptions were made in relation to like levels of future escape expenditures from the
Shire. These are set out in Table 3.1. It will be noted that levels of escape expenditure
are projected to decline for two of the three major commodity groups. The details are as
follows:for food, groceries and liquor purchases, escape expenditures are projected to
remain constant at approximately 5% of gross resident expenditures (that is, over the
period 2004-2031);
for bulky goods purchases, escape expenditures are projected to fall from
approximately 68% of gross resident expenditures in 2004 to 35% by 2011, 30% by
2016, 25% by 2021 and 20% by 2031;
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for purchases of other household goods, escape expenditures are projected to fall
from 45% in 2004 to 35% by 2011, 30% by 2016, 25% by 2021 and 18% in 2031
−

assumptions were also made in relation to levels of net inbound expenditures (refer Table
3.1, also refer Table C and Table Set D). It will be noted that levels of net inbound
expenditures are assumed to be maintained at the same relative levels for goods other
than bulky goods throughout the forecast period, i.e:For purchases of food, groceries and liquor, inbound expenditures are projected to
remain at approximately 14.6% of total retail sales for the period of the projections
(i.e. from 2004 through to 2021).
For purchases of bulky goods, inbound expenditures are currently estimated at
approximately 5% of sales (i.e. at 2004). Net inbound expenditures are projected to
rise to 11.2% of sales by 2011 and to be maintained at this level throughout the
forecast period (to 2031).
For purchases of other household goods, inbound expenditures are maintained at
approximately 11.2% of estimated and projected sales (i.e. from 2004 through to
2031).

−

The assumptions on net inbound sales are made on the basis that tourism will retain its
relative significance in the future generation of retail sales in the Shire. The most recent
study on tourism confirms the ongoing strength of the tourism sector (Refer Urban
Enterprise, 2004) and this study formed the basis for these assumptions.

On the basis of the above projections and assumptions future retail demands for the Mornington
Peninsula Shire were estimated for 2011 and 2021. These are shown in Table Set D. It will be noted
that total retail sales for the Shire are projected to increase by about $394 million at June 2004 prices
over the period 2004-2011 or by about 35% in real terms over the seven year period. For the major
commodity groups growth is projected as follows:retail sales for food, groceries and liquor are projected to increase to approximately $858 million
at June 2004 prices by 2011 (an increase of approximately $111 million or about 15% over the
seven year period, 2004-2011);
retail sales for bulky goods are projected to be approximately $99 million in 2004 and are
projected to increase to approximately $272 million by 2011 at June 2004 prices (an increase of
about $173 million, or about 175% over the seven year period, 2004-2011);
retail sales on other household goods are projected to increase from about $270 million to
approximately $379 million between 2004 and 2011 (an increase of about $109 million at June
2004 prices, or about 40% over the seven year period, 2004-2011).
Projected sales for 2021 show continued significant growth in real terms. Total retail sales for the
Shire are projected to increase from approximately $1.51 billion in 2011 to approximately $1.88 billion
in 2021 measured in constant June 2004 prices (representing a projected increase of approximately
$373 million or about 25% over the ten year period 2011-2021). Further details of the predicted
changes in sales are shown in Table C and Table Set D.
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Inventory of Approved Supply
In order to assess the net additional floorspace requirements for the Shire, it was necessary to
develop an inventory of additional permits granted by Council and to note applications for
additional retail floorspace underway at the present time. An inventory was made of approved
retail floorspace and floorspace for which applications were in process as at 21 January 2005,
and updated to 22 June 2005 (Refer Tables E.1, E2). It will be noted that the inventory
separately details retail floorspace and restricted retail floorspace applications and approvals.
The inventory also classified the applications and approvals in terms of the general geographic
location of the application (i.e. statistical local areas that constitute the Shire).
Assessment of Gross Retail Goods Floorspace Requirements (2004-2011-2021)
In the next step projected retail demands for the Shire were first expressed in dollar terms (i.e.
as projected retail sales, Refer Table Set D) and then converted to retail floorspace terms by
dividing required levels of retail turnover density (Refer Table Set D). It will be recalled that the
retail turnover density ratios used in this analysis maintained existing RTD’s identified at 2004
(refer Table C) and marginally increased these in real terms (i.e. over and above CPI increases)
providing a safety factor for store and operational costs over and above CPI.
In the first assessment of future retail goods floorspace requirements, an analysis was made of
gross retail floorspace requirements, or the likely additional occupied retail goods floorspace
required over the periods 2004-2011 and 2011-2021, taking account only of existing occupied
floorspace and not considering at this stage, additional floorspace that had been approved or
was likely to approved by Council. The results of the gross retail demand assessments are
shown in Table Set F.
In this step the projected gross retail goods floorspace demands for 2004-2011 and 2011-2021
were also calculated by component statistical local area (SLA) within the Shire in order to
provide a more accurate basis for application in the Strategy. The additional floorspace
requirements for each of the component SLA’s was calculated by major commodity group and
by broad time period (i.e. 2004-2011 and 2011-2021) on the basis of the assessed
requirements for the Shire as a whole and the distribution of those requirements on the basis of
projected population growth in each of the SLA’s. The results of the analysis are shown in
Table Set F.
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Assessment of Net Additional Floorspace Requirements (2004-2011-2021)
In the final step of the process the approved retail floorspace supply for retail floorspace and for
restricted retail floorspace was taken into account at an SLA level. The resultant net additional
retail floorspace requirements are shown in Table G.2. These assessments assume that all of
the approved floorspace together with all identified applications for future floorspace underway
at 21 January 2005 (and as updated to 22 June 2005) will proceed. On this basis the net
additional floorspace requirements by major commodity group for the Shire are as follows:−

for retail (goods) floorspace, it was found that 17,431 square metres of additional
floorspace is likely to be required over the period 2004-2011 and a further 40,320 square
metres of additional floorspace likely to be required over the period 2011-2021;

−

for bulky goods floorspace, it was found that 3,592 square metres of additional floorspace
is likely to be required over the period 2004-2011 and a further 27,135 square metres of
additional floorspace likely to be required over the period 2011-2021.

Further details of retail floorspace requirements by SLA are provided in Table Set G.

5.2.2

ASSESSMENT OF RETAIL SERVICES FLOORSPACE REQUIREMENTS (2004-20112021)
The above analysis provides an assessment of retail floorspace requirements for retail goods sales.
There is also an extensive requirement for future retail services or for shopfront activities primarily
involved in the sale or hire of services rather than goods (eg. hairdressers, drycleaners, beauticians,
video libraries, photocopying services etc.) A full list of retail services is provided in the Appendix. In
the 2004 floorspace survey undertaken by Council and analysed by Ratio Consultants almost 10% of
all occupied floorspace in the activity centres was allocated to retail services.
There is not sufficient information to undertake an expenditure-based analysis to assess future
demands for retail services. The assessment was undertaken on a household provision basis as
follows:the existing provision of retail services was assessed on an SLA basis by relating the current
supply of retail services at this geographic level to the existing distribution of households in the
SLA;
rates of revision of retail services were then assessed (Refer Table J.2);
it was assumed for the purpose of the Strategy that the rates of revision of retail services would
not fall below the current levels of provision;
on this basis the future requirements were determined by multiplying future households by the
current rates of provision of retail services (Refer Table J.1);
the resultant gross requirements for retail services floorspace are set out in Table Set J.

RATIO CONSULTANTS PTY LTD

94

MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY – FINAL REPORT

5.2.3

ASSESSMENT OF PROFESSIONAL AND COMMERCIAL SERVICES REQUIREMENTS
Professional and commercial services provide a relatively small but significant component of activities
in the Mornington Peninsula Shire. The 2004 survey by Council indicated that about 15% of all
occupied floorspace in activity centres was utilised by professional and commercial services or office
based services encompassing medical, legal, financial, accounting, engineering, computing and other
services. A full list of these services is provided in the Appendix.
As in the case of retail services, the demand for professional and commercial services could not be
assessed on a household expenditure basis. The demand for these services was calculated on a
household provision basis in a similar methodology to that adopted for retail services i.e:the existing distribution of professional and commercial services by SLA was noted from the
2004 inventory;
the existing provision of professional and commercial services was then related to the existing
household distribution within each of the SLA’s (Refer Table J.3);
assumptions were made in relation to future levels of provision likely to be required. It will be
noted that in each of the component SLA’s in the Shire higher rates of revision for professional
and commercial services were assessed as being likely to be required reflecting likely higher
work and service requirements for each of the activity centres into the future;
the assumed future rates of revision were then multiplied by projected household levels in each
of the SLA’s;
the resultant analysis produced projections of gross floorspace requirements for professional
and commercial services for the periods 2004-2011 and 2011-2021.
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5.2.4

NET ADDITIONAL FLOORSPACE REQUIREMENTS (2004-2011-2021)
On the basis of the foregoing analysis composite tables were prepared bringing together projected
demands for floorspace for retail good, bulky goods, retail services and professional and commercial
services. This assessment takes full account of approved retail developments and applications
underway for retail developments as at 21 January 2005 (and updated to 22 June 2005). The net
additional floorspace requirements are set out in Table G.2.
In deriving forecast retail and commercial floorspace for the Mornington Peninsula, the Consultants
undertook detailed demographic, retail expenditure and floorspace analyses. The sources employed
included:ABS, Census of Population and Housing, 2001.
ABS, Consumer Price Index, Catalogue No. 6401.0.
ABS, Population by Age and Sex, Australian States and Territories, Catalogue No. 3201.0.
ABS, Retail Trade, Catalogue No. 8501.0.
DoI, Victoria in Future, 2001.
I.d. Consulting, population and household data.
In-centre survey information (2004). Ratio Consultants undertook eleven in-centre surveys in
Mornington Peninsula Shire over the period April to May 2004. Some 1,908 persons were
surveyed.
Mornington Peninsula Shire Council, Commercial Development Data, 2005.
All relevant tables are available in Table Sets A to F.
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5.3

RETAIL AND COMMERCIAL FLOORSPACE REQUIREMENTS (2004 – 2011 – 2021)
Retail floorspace requirements for Mornington Peninsula Shire were assessed on a demand basis
taking account of future projections of escape and inbound expenditures and assumptions in relation
to real levels of retail turnover densities. Commercial (office) floorspace requirements were assessed
on a household provision basis and on assumptions of long-term increases in the role of commercial
services in the Shire over the forecast period.
It is important to note that the floorspace requirements set out in this section are advisory only and are
not intended to form the basis of any formal allocation system. The Mornington Peninsula Activity
Centres Strategy places primary emphasis and focus on strategic planning, urban design and
environmental outcomes required to be achieved via structure and development planning, policy
objectives for each of the major and township centres and recommended guidelines for impact
assessments of development proposals.
The analyses and projections undertaken by Ratio Consultants and discussed in Sections 5.1 and 5.2
provided an assessment of the net additional retail and commercial floorspace requirements for the
Shire over the period 2004 to 2021 and 2021-2031. Details have been provided of the net additional
floorspace requirements for the Shire for the following periods:2004-2011;
2011-2016;
2016-2021; and
2021-2031.
Floorspace assessments were made for each of the component SLAs in the Shire and for the
following principal activity categories:retail floorspace requirements (that is, retail stores and services generally requiring a B1 zone);
restricted retail floorspace requirements (referred to in this report as bulky goods floorspace);
office floorspace requirements.
These details are provided in Tables G.1 and G.2.
Summaries of the net additional floorspace requirements for the Shire are set out in Table 5.1 below,
and further details are provided in Table 5.2. It will be noted that there are small differences in total
floorspace requirements (between Tables 5.2 and 5.3) due to rounding. Table 5.1 shows the net
additional floorspace requirements by major retail and commercial category for each of the SLAs and
for the Shire as a whole over the period 2004-2021. Table 5.2 shows the net additional floorspace
requirements for each of the major activity centres and for other areas in the respective SLAs.
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TABLE 5.1 MORNINGTON PENINSULA SHIRE: NET ADDITIONAL RETAIL GOODS FLOORSPACE
REQUIREMENTS (2004 – 2021) *

Net Additional Retail and Commercial Floorspace Requirements
(2004 – 2021)
SLA

m2 GLA
Retail Goods
and Services1

Restricted
Retail Goods2

Office
Requirements

Total
Floorspace

Mornington Peninsula East

5,277

6,931

3,014

15,222

Mornington Peninsula South

29,940

20,630

14,323

64,893

Mornington Peninsula West

22,534

11,530

8,938

43,002

Total Mornington Peninsula
Shire

57,751

39,091

26,275

123,117

* Note: This table forms part of Table G.2 and is re-stated above for convenience.
1. Includes: Food, groceries and liquor; Other household goods; and Retail services.
2. Also referred to as Bulky Goods.

It should be noted that the floorspace requirements shown in the above table are additional to existing
and approved floorspace, together with applications for further retail or commercial floorspace
development awaiting approval as at 22 June 2005. These have been factored into the calculations
for net additional floorspace requirements. Details of gross additional floorspace requirements are set
out in Table Set F and the approvals and applications that have been taken into account in these
assessments are provided in Table E.2.

5.4

CENTRE BY CENTRE PLANNING AND DEVELOPMENT ISSUES AND PRIORITY
ACTIONS
In order to achieve the objectives set out in the Statement of Intent it has been necessary to address
a range of issues specific to individual centres, and develop policy responses to ensure positive
outcomes for both the individual centres and the network as a whole. These issues have been
identified through the detailed centre-by-centre evaluation (see Section 4.5) which drew upon the
following: focus group consultation;
in-centre surveys;
site surveys;
floorspace surveys; and
discussion with Council officers.
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Table 5.2 Forecast Retail and Commercial Floorspace Requirements (2004-2031)
Additional Gross Leaseable Area (GLA) Requirements (m2)

Major Centre Requirements

Other Centre Requirements

Mornington Major Activity Centre

Requirements for Other Centres in SLA

Total SLA Requirements
Statistical Local
Area

Major Period

2004-2011
2011-2016
Mornington
Peninsula Shire 2016-2021
(West)
Total 2004-2021
2021-2031

Office

Total

Retail

m2

m2

m2

Restricted
Retail
m2

2021-2031

2021-2031

Retail

m2

m2

m2

Restricted
Retail
m2

7,520

970

2,090

10,580

2,510

-

690

3,200

10,030

970

2,780

13,780

3,350

3,330

2,160

8,840

1,120

-

720

1,840

4,470

3,330

2,880

10,680

6,030

7,230

2,460

15,720

2,010

-

820

2,830

8,040

7,230

3,280

18,550

16,900
13,740

11,530
11,270

6,710
3,710

35,140
28,720

5,640
4,220

-

2,230
1,230

7,870
5,450

22,540
17,960

11,530
11,270

8,940
4,940

43,010
34,170

Office

Total

m2

m2

Total SLA Requirements

Other Centres in SLA

3,700

1,960

3,330

8,990

3,700

-

3,320

7,020

7,400

1,960

6,550

10,120

2,090

18,760

6,540

-

2,090

8,630

13,090

10,120

4,180

27,390

4,720

8,550

1,750

15,020

4,720

-

1,750

6,470

9,440

8,550

3,500

21,490

14,970

20,630

7,170

42,770

14,960

-

7,160

22,120

29,930

20,630

14,330

64,890

12,260

13,350

2,790

28,400

12,250

-

2,780

15,030

24,510

13,350

5,570

43,430

Hastings Major Activity Centre
2004-2011
Mornington
Peninsula Shire 2011-2016
2016-2021
(East)
Total 2004-2021

Total

m2

Rosebud Major Activity Centre
2004-2011
Mornington
Peninsula Shire 2011-2016
2016-2021
(South)
Total 2004-2021

Office

Restricted
Retail
m2

Retail

Other Centres in SLA

6,650

16,010

Total SLA Requirements

-

660

910

1,570

-

-

300

300

-

660

1,210

1,870

1,440

3,320

710

5,470

480

-

230

710

1,920

3,320

940

6,180

2,520

2,960

650

6,130

840

-

210

1,050

3,360

2,960

860

7,180

3,960

6,940

2,270

13,170

1,320

-

740

2,060

5,280

6,940

3,010

15,230

3,410

4,560

1,030

9,000

1,140

-

340

1,480

4,550

4,560

1,370

10,480

All Major Activity Centres

Other Centres in Shire

Total Shire Requirements

2004-2011

11,220

3,590

6,330

21,140

6,210

-

4,310

10,520

17,430

3,590

10,640

31,660

Total Mornington 2011-2016
Peninsula Shire 2016-2021

11,340

16,770

4,960

33,070

8,140

-

3,040

11,180

19,480

16,770

8,000

44,250

13,270

18,740

4,860

36,870

7,570

-

2,780

10,350

20,840

18,740

7,640

47,220

Total 2004-2021

35,830

39,100

16,150

91,080

21,920

-

10,130

32,050

57,750

39,100

26,280

123,130

2021-2031

29,410

29,180

7,530

66,120

17,610

-

4,350

21,960

47,020

29,180

11,880

88,080

G:\Projects\6000\6086 M'ton Activity Centres Strategy\Data\Marketinfo\[Forecast Retail & Commercial Floorspace 2004-2031.xls]GLA
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5.5

CONCLUSIONS
Chapter 5 provided an assessment of the retail and commercial requirements of the Mornington Peninsula Shire
over the period 2004-2021 and 2021-2031. Detailed analyses of retail expenditures and existing and approved
floorspace, and applications currently under consideration, together with population and household projections
were undertaken to assess retail floorspace productivity and net additional requirements for the period 20042021 and 2021-2031.
The demand for retail and commercial floorspace and land is directly dependent upon factors such as:changing consumer demand patterns for goods and services;
population growth and household formations;
income distribution of the population and patterns of retail and services expenditures;
the role and structure of the retail and commercial system in the Peninsula, and in particular:−

the catchment areas served by the activity centres;

−

the levels of escape expenditure from the Shire to other regions; and

−

the levels of tourism expenditure attracted to the Shire.

The projections indicated that approximately 123,000m2 GLA is likely to be required as net additional floorspace
for retail and commercial purposes (that is, over and above the 61,560m2 GLA approved by Council as at 22
June 2005 and a further 9,250m2 GLA contained in applications awaiting approval by Council at 22 June 2005).
The analysis indicated that the net additional floorspace requirements for the Shire over the period 2004-2021
are likely to be comprised of the following demand components:net additional requirements for retail goods and services: approximately 57,750m2 GLA;
restricted retail goods (that is bulky goods): approximately 39,100m2 GLA;
professional and commercial services floorspace (that is, office floorspace): approximately 26,280m2 GLA.
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6

PROPOSED ACTIVITY CENTRES STRATEGY

6.1

RESOLUTION OF THE STRATEGY
The final phase in the Strategy process encompassed a detailed evaluation of the draft report and
revisions to the analysis and report based on:a critique by Council and DSE officers; and
a considered response to submissions to the draft report.
Table M (refer Appendix 4) provides a summary of submissions to the draft report and the strategy
response to the submissions. Submissions were received from:Dimasi Strategic Research (preparation of an economic impact assessment report for and on
behalf of Bentons Square Shopping Centre Pty Ltd);
Bentons Square Shopping Centre Pty Ltd;
ERM (on behalf of Bentons Square Shopping Centre Pty Ltd;
Ron and Christine Daley;
Taylors Development Strategists (on behalf of the Gillon Group);
R.A. and A. Curry;
Watsons Pty Ltd (for and on behalf of City Pacific Pty Ltd and Martha Cove Management);
David and Lia Crowder (for and on behalf of IJ & MH Nominees Pty Ltd);
Nepean Conservation Group Inc;
Peninsula Planning Consultants Pty Ltd (for and on behalf of Mr Don Simpson and Mr Rad
Williams).
The review by Council and DSE and the submissions made in relation to the draft report were
instrumental in effecting a number of important changes to the draft report. These included:a change in the methodology assessing retail floorspace requirements, from a provision-based
methodology to a market-based demand-supply methodology;
a change in the role intended to be served by the retail floorspace assessments. In the draft
report, a formal allocation system was proposed. In the final report, the assessed floorspace
requirements are advisory only and no formal allocation system is proposed;
a greater emphasis has been placed on a performance-based approach for planning and
development. In essence, the implementation framework places primary emphasis and focus
on strategic planning, urban design and environmental outcomes required to be achieved via
structure and development planning, policy objectives for each of the major and township
centres and recommended guidelines for impact assessments of development proposals.
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6.2

PURPOSE OF THE STRATEGY
The purpose of the Mornington Peninsula Activity Centres Strategy is threefold:to ensure that the existing and future provision of activity centres, and the land use-transport
structures of centres take full account of the historic evolution and development of the Peninsula
and its activity centres, and reflects state, metropolitan and local policy;
to provide a policy framework for the sustainable planning, development and management of
existing and future activity centres in the Shire that meet the current and future needs of
residents and tourists and optimise net community benefit;
to ensure that the management of existing and future activity centre systems provide sufficient
guidance for structure and development planning of centres, the identification of future land
requirements and the provision of impact assessment guidelines for future development
proposals.

6.3

PRINCIPAL ELEMENTS OF THE STRATEGY
The proposed Strategy comprises several key elements. These are shown diagrammatically in
Figure 6.1 and comprise:Context and Policy Statement
The statement sets out the key settlement and development contextual patterns that
characterise the particular conditions of the Mornington Peninsula and the relevant state,
metropolitan and local policies that need to be reflected in the Mornington Peninsula Activity
Centre Strategy.
Strategy Policy Framework
The framework sets out the major policy areas addressed in the Strategy, together with key
principles, objectives and performance indicators to guide the existing and future provision of
centres and their planning and management.
Implementation and Management Framework
The Strategy contains principles and guidelines for the implementation of the Mornington
Peninsula Activity Centre Strategy, with particular reference to structure and development
planning, the provision of land for retail-commercial development to meet emerging consumer
demands, together with guidelines for future planning and development applications and the
conduct of impact assessments for these applications.
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Figure 6.1

June 2005

Mornington Peninsula Shire Council
Mornington Peninsula Activity Centres Strategy
Ratio Consultants Pty Ltd
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TABLE 6.1 MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY

STRATEGY PRINCIPLES, OBJECTIVES AND PERFORMANCE MEASURES

MAJOR POLICY AREA
Activity Centre Hierarchy

PRINCIPLES
Community access, benefit and the utilisation of
infrastructure are optimised through the co-location of a
wide range of social, commercial, retail and residential
activities in a hierarchy of activity centres.
In the context of the Mornington Peninsula Shire, the range
of household and tourism needs will be best met by a
preferred hierarchy that is founded on metropolitan and
local policy and comprises major centres, neighbourhood
centres (termed Township centres in the Strategy) and
local and convenience centres.
The major centres are the highest order activity centres in
the Shire and are intended to serve extensive areas and
provide a wide diversity of activities and opportunities for
residential living and tourism.

OBJECTIVES
Enhance and consolidate the hierarchy of activity
centres in the Shire through:▫ planning and design management;
▫ provision of future opportunities for social,
commercial, retail and residential activities that
reflect the roles of the centres, community values
and projected demand.
Provide an assessment framework to manage the
consolidation and/or provision of future centres to serve
current and future populations and tourism needs for
the Shire over the period 2004-2031.

PERFORMANCE INDICATORS
Proportions of designated social, community, commercial,
retail and medium density residential activities located
within activity centres and within walkable catchments of
activity centres.
Extent to which activities in the hierarchy of centres in the
Shire meet current and projected needs (levels of escape
expenditure by service category).
Extent to which the needs of growing residential areas and
districts are met by existing and future activity centres.
Extent to which new facilities and new centre provision
impact on existing activity centres and contribute to the net
community benefit of existing and future communities.

The Strategy does not intend that any township or other
centre will be elevated to Major centre status in the
foreseeable future.
The Strategy provides the flexibility for other centres or
locations to be developed to township centre status subject
to demonstrable local and district needs and to meeting
the principles, objectives and performance indicators of
other policy areas in the Strategy.
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MAJOR POLICY AREA
Activity Diversity

PRINCIPLES
Activity centres should contain a balance of activities to
provide for a wide range of needs, minimise unnecessary
trips and maximise accessibility and optimise the utilisation
of urban land.

OBJECTIVES
Broaden the range of uses in activity centres.
Encourage the co-location of community, social,
community, cultural and entertainment activities with
retail and commercial development.
Locate higher density housing within or nearby the
Major activity centres.
Minimise dislocated/separated single level land uses.

PERFORMANCE INDICATORS
Proportions of social, community, cultural, entertainment
and residential activities located within or nearby the
Major and Township centres.
Proportions of activity centre employment generated by
non-retail activities.
Proportion of non-retail based visitations to activity
centres.

Encourage mixed-use development and the utilisation
of the upper levels of buildings.
Physical Structure of
Centres

Activity centres should be developed as compact walkable
precincts.
Activity centres should be focused on safe and attractive
networks of street-based activities.

Define the core activity areas of activity centres.
Ensure that new development consolidates activity
centres and that there are safe and attractive pedestrian
linkages to the core activity areas within the centres.

Activity centres should be focused on core activity areas
linked by high quality pedestrian spaces and networks.
Consumer Demand and
Land Supply

Out of Centre Retailing

Extent of total land occupied by each activity centre,
compared to the total provision of activity floorspace.
Proportion of active and inactive shopfront streets.
Proximity of new development to the established core
districts of activity centres.

Consumer choice, development and business investment,
together with the utilisation of urban land allocated to
activity centres, and net community benefit will be
optimised, when there is a reasonable balance between
the demand for and supply of land required for activity
centres over the medium and longer term time periods
(over five year periods and longer).

Council should seek to maintain a reasonable balance
between projected consumer demand and current and
future land supply for retail, commercial, social,
residential and other activities required in activity
centres.

Productivity performance of the retail system (retail sales,
occupied retail floorspace, escape and inbound
expenditures and retail turnover densities).

Community benefit will be maximised through the
minimisation of ad-hoc and dispersed bulky goods
developments.

Future bulky goods development should be encouraged
and/or facilitated within or adjoining activity centres, or
in designated out-of-centre clusters that meet DSE
criteria and guidelines.

Bulky goods developments located within or adjoining
activity centres.

Bulky goods developments should seek to reinforce and/or
complement the activity centre hierarchy.

Levels of vacant floorspace in activity centres.
Balance of retail-commercial land demand and supply over
the medium and longer periods (five years and longer).

Bulky goods developments in designated out-of-centre
clusters.
New free-standing bulky goods developments.
Extent to which designated out-of-centre clusters and new
development sites meet DSE criteria and guidelines.
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MAJOR POLICY AREA
Accessibility

PRINCIPLES
Long-term community benefit will be maximised through
the maintenance and improvement of pedestrian, cycle,
public transport and vehicular accessibility to established
and future activity centres in the Shire.

OBJECTIVES
Ensure that structure and development planning
identifies existing and future pedestrian and cycle
linkages to the core districts of activity centres. These
networks should provide for safe access across roads
and ensure linkages to schools and other community
facilities, parks and open space areas.

PERFORMANCE INDICATORS
Districts surrounding activity centres that are safely and
directly accessible by pedestrians and cyclists within 5
minutes and 8–10 minutes.
Proportion of visitors to activity centres accessing the
centres by public transport and by walk and cycle modes.

Ensure that structure and development planning
identifies existing and future public transport and road
linkages to activity centres. These networks should
take account of the needs of existing and developing
residential and employment areas, and the needs of
tourism amenities and attractions.
Competition and Choice

Competition and consumer choice are important elements
of a market-based system. They contribute to maintaining
high levels of customer service, accessibility to goods and
services and the equitable pricing of goods and services.

Ensure that there is provision for existing and future
businesses and market entrants to locate and compete
within activity centres, commensurate with the
designated roles of the centres.

Extent to which existing and future businesses and market
entrants can meet their location service requirements in
the Shire.

Ensure that future activity centre consolidation, change
and development reflects best practice in relation to
environmental, social and economic sustainability.

Extent of application of energy conservation standards in
building development in activity centres.

The activity centre system should provide a sufficiently
flexible framework to accommodate existing and future
patterns of retail and commercial competition, consistent
with the designated roles of centres.
Sustainability

Community benefit will be maximised and stress on the
use of urban land, infrastructure and other resources will
be minimised, through the development of activity centres
that are environmentally, socially and economically
sustainable.

Extent to which resident based and tourist generated
demands are effectively met in the Shire (levels of
satisfaction, patterns of escape expenditure, levels of
inbound expenditures of tourists).

Extent of application of water conservation and reuse in
activity centres.
Proportion of activity centre street frontages and walkways
that are accessible to sunlight penetration.
Extent to which future development meets economic
performance criteria (refer to Consumer Demand and Land
Supply Policy Area and Performance Measures).
Extent to which future development is consistent with
community values and expectations.
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MAJOR POLICY AREA
Community and
Neighbourhood
Development

PRINCIPLES
Community benefit and the liveability of residential
neighbourhoods and precincts will be optimised when
activity centre planning and provision and/or access to
activity centres form integral components in the structure
and development planning of new neighbourhoods and
residential precincts.

OBJECTIVES
Ensure that new communities, neighbourhoods,
residential districts and precincts identify activity centre
requirements and ensure that there is provision and/or
effective pedestrian access to these facilities.
Ensure that activity centre facilities and amenities to be
provided are commensurate with projected demands.

PERFORMANCE INDICATORS
Pedestrian accessibility within new residential
neighbourhoods and precincts to activity centre facilities
and centres; the scale of the centre will be dependent on
the size of population to be served, but subject to the
recognised major activity centre roles of Mornington,
Rosebud and Hastings.

Future neighbourhood (that is township) and local
centres must have regard to the designated major
centres of Mornington, Rosebud and Hastings and the
existing network of neighbourhood and local centres.
Heritage

The social sustainability and liveability of activity centre
environments will be optimised and contributions to net
community benefit will be afforded through the recognition
of the heritage, character and underlying social values of
activity centres.
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Ensure that structure and development planning and
the assessment of new development, recognises and
identifies heritage areas of activity centres, together with
their character, identity and form, and ensures that
these areas are conserved and enhanced in future
planning and development.

Extent to which recognised heritage areas and precincts
are conserved over time.
Extent to which the form, identity and character of activity
centres reflect community values.
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6.4

CONTEXT AND POLICY STATEMENT
“The State Planning Policy Framework (SPPF) provides a context for spatial planning and decision
making by planning and responsible authorities. It is comprised of a statement of general principles for
land use and development planning and specific policies dealing with sectoral issues. The specific
policies encompass objectives, generic implementation techniques applying across Victoria in relation
to the specified policy and geographic strategies that set out directions for particular areas. Planning
and responsible authorities must take account of and give effect to both the general principles and the
specific policies applicable to issues before them to ensure integrated decision-making.” (SPPF:11)
The SPPF identifies seven overarching principles that inform land use and development planning
relating to:
settlement
environment
management of resources
infrastructure
economic well-being
social needs
regional co-operation
These principles assist planning and responsible authorities measure the effects of land use
development on the local economy, social well-being and environment. Through land-use zoning,
planning authorities can project the needs of current and future residents whilst continuing to respect
existing patterns of development. To this end, appropriate allocation of land for commercial and social
services will address access to community resources and will minimise sprawling development and
stress on valuable land.
Section 17.01 (Activity Centres) of the SPPF is of particular relevance to the Mornington Peninsula
Activity Centres Strategy. The Famework embodies the principles that inform land use planning and
the principal objective of this is to “encourage the concentration of major retail, commercial,
administrative, entertainment and cultural development into activity centres…which priovides a variety
of land uses and are highly accessible to the community”. (SPPF:32)
Whilst the SPPF generally guides planning development in Victoria, individual municipalities must
look to its Municipal Strategic Statement (MSS) which provides the foundation for the SPPF and
provides specific guidance for development in its locality.
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The Mornington Peninsula Municipal Strategic Statement (MSS) reflects the State Planning Policy
Framework (SPPF), the long-standing settlement and management policies of the Peninsula and the
aspirations and objectives of the Shire’s community. The Strategic Framework Plan set out in the
MSS identifies the diverse nature of the Peninsula’s environment, that encompass:
the townships;
coastlines and foreshores;
rural areas;
port development areas.
The MSS recognises the Shire’s distinctive settlement pattern that is based on the clear boundaries
that exist between the townships, coast and rural landscape and these distinct boundaries minimise
the sprawl of inappropriate land uses. Activity centres play a significant role in reinforcing compact
settlement patterns. They constitute focal points for the community and contribute to a township’s
‘sense of place’ and tend to reflect the individual character of its landscape.
The Mornington Peninsula Strategic Framework Plan outlines directions for sustainable land use
patterns based on the Peninsula’s distinct areas. These include:
support of the hierarchy of towns and villages with regard to individual character and functions,
their relationships to each other and to adjacent rural, coastal and port development areas
definition of township growth boundaries as a method of focusing future development in the
major towns and distributing future population growth
recognising and protecting coastal activity nodes and tourism priority areas identified in the
Victorian Coastal Strategy
recognising and protecting strategic landscape areas between and around townships, due to
their strong influence on the Peninsula’s sense of place
maintaining separation between port development areas and township areas (refer MSS).
The activity centres system identified in the Strategic Framework Plan is intended to meet the
following community objectives:a place where diverse communities can enjoy a quality lifestyle;
a place where environmental sustainability is applied as a guiding principle;
a place where social needs, ecological care and economic development are balanced and
integrated;
a place where high landscape quality is promoted and enhanced (MSS).
Activity centres have the potential to significantly contribute to the prosperity of a township and to
provide access to a range of retail, commercial and community services. The quality and diversity of
services offered through activity centres are integral to the vitality of the townships. They provide foci
and are fundamental to the economic growth of the townships and the sustainable prosperity of the
Peninsula.
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6.5

STRATEGY POLICY FRAMEWORK
The structure of the proposed Mornington Peninsula Activity Centres Strategy is set out in Figure 6.1.
The key policy principles and objectives that form the basis of the Strategy are provided in the
Strategy Policy Framework. These policy directions and performance indicators have been provided
within a structure of identified major policy areas (refer Figure 6.1 and Table 6.1).
The first defining elements of the Strategy Policy Framework are the major policy areas addressed by
the Strategy. These policy areas reflect the characteristics and needs of the Peninsula and the
requirements of state, metropolitan and local policy as set out in the Context and Policy Statement.
The major policy areas detailed in the Strategy encompass the following issues:activity centre hierarchy;
activity diversity;
physical structure of centres;
consumer demand and land supply;
out-of-centre retailing;
accessibility;
competition and choice;
sustainability;
community and neighbourhood development;
heritage.
Planning principles have been developed for each of the policy areas. These provide the underlying
rationale and basis for each policy area in terms of social, economic and amenity considerations and
the delivery of net community benefits for existing and future communities.
Each policy area also contains a set of planning objectives designed to best achieve the planning
principles.
Finally, the Strategy Policy Framework has identified a set of performance indicators whereby a range
of aspects of activity centre provision, structure and performance are recommended to be monitored
to assess the effectiveness of the Strategy in the management of the existing and future activity
centre system.
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6.6

ACTIVITY CENTRE HIERARCHY OBJECTIVES
The following objectives have been formulated to guide the planning and development of the activity
centres hierarchy on the Mornington Peninsula:to recognise and reinforce the primacy and district roles of the major centres, and to ensure
there is a broad diversity of retail, commercial, community, recreational, tourism and leisure
activities and to offer opportunities for a broader range of housing types within walking distance
of each of these centres;
to ensure that existing and future activity centres in the Shire facilitate the consolidation of
settlement in the Peninsula, consistent with State and metropolitan policy and contribute to the
maintenance of the unique settlement pattern and values of the Peninsula;
to maintain and develop opportunities to improve pedestrian and public transport access to the
activity centres;
to ensure that activity centre consolidation and development is consistent with and contributes
to economic, social and environmental sustainability of the townships;
within this context, to maintain and enhance the economic competitiveness, performance and
viability of the existing and future activity centres system and component centres in the
Mornington Peninsula Shire;
to ensure that the existing and future pattern of activity centres will meet the range of needs of
emerging and future populations of communities and tourism demands;
to ensure the most accessible and equitable distribution of retail and commercial floorspace
across the Shire for current and future residents;
to ensure that there are designated locations to accommodate large format retail activity, and to
ensure that these locations adjoin or are at the edge of the major centres;
to ensure that the existing and future activity centre system is capable of accommodating future
retail, commercial, leisure and tourism requirements together with community and residential
needs;
to recognise the important social roles of the Shire’s activity centres and to ensure that the
centres continue to serve as social and community foci for the region and local communities.
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6.7

THE RECOMMENDED ACTIVITY CENTRE HIERARCHY
The recommended hierarchy of activity centres maintains the current system of centres comprised of
(refer Figure 6.2):major activity centres;
township centres;
local and convenience centres.
The designated major activity centres are Mornington, Rosebud and Hastings. The purpose,
structure and functional characteristics of the major activity centres were discussed in Section 4.5.
The Strategy seeks to enhance and consolidate the diversity of activities, social, economic and
employment roles of these centres and their regional and sub-regional levels of influence, consistent
with metropolitan policy.
The designated township centres are (in order of size of centre):Mt Eliza;
Dromana;
Somerville;
Rye;
Sorrento;
Balnarring;
Bentons Square;
Mt Martha;
McCrae (supermarket-based centre currently under construction).
The township centres perform neighbourhood activity centre roles in the Mornington Peninsula. As
indicated in the assessment of activity centres (Section 4) the township centres fulfil a wide range of
important retail, service, social and community functions and enhance the prosperity and lifestyle of
the Shire.
The Strategy provides the flexibility for other centres to be developed to township centre status
subject to demonstrated growth, identified community and district need and the achievement of
performance-based standards advocated in the Strategy (Table 6.1).
There are a wide range of convenience and local centres distributed throughout the Mornington
Peninsula Shire. As indicated in Section 4.5 these provide for day-to-day and convenience needs.
The Strategy provides for the consolidation of existing convenience and local centres and the
evolution of additional centres subject to demonstrable existing and/or likely future demand in areas
where services may need to be supplemented.
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6.8

IMPLEMENTATION AND MANAGEMENT
Implementation and management for the recommended Mornington Peninsula Activity Centres
Strategy is focused on the following considerations:structure and development planning;
consumer demand and land supply;
impact assessment guidelines for planning and rezoning applications;
monitoring and cyclical review.

6.8.1

Preparation of Structure Plans
It is recommended that structure plans be prepared for each of the major activity centres and for each
of the township activity centres to establish clearly defined physical frameworks for the future
planning, conservation and development of the centres, within the context of vision statements that
reflect community values and aspirations. It is further recommended that the undertaking of structure
plans be prioritised to reflect the role and significance of particular activity centres and the need for
structure planning because of development pressures or proposed developments. On this basis, the
recommended prioritisation for structure plans is as follows:Priority 1 : Structure Plans for the Mornington major activity centre (currently underway) and for
the Rosebud and Hastings major activity centres.
Priority 2 : Structure Plans for the Mt Eliza, Dromana, Somerville and Sorrento activity centres,
together with the structure plan for Benton’s Square. It is recommended that the property
owners of Bentons Square fund their respective structure plans.
Priority 3 : Structure Plans for the Rye, Balnarring and Mt Martha activity centres.
It is further recommended that the structure plans be required to provide guidance for at least a 10-15
year time period, and that they be required to address a range of elements, including:primary and secondary boundaries for each activity centre. Areas within the primary boundary
should generally be within approximately 400 metres of the core precincts of each of the activity
centres and should be the focal areas for land use and urban design planning initiatives and the
accommodation of a diverse range of retail, commercial, entertainment, leisure, community and
tourism activities, together with improved opportunities for different types of residential
accommodation;
areas within the secondary boundaries for each activity centre should generally be within
approximately 800 metres of the core precincts of each of the activity centres and should be the
reference areas for the planning of pedestrian spaces and links to connect to the core districts
of the activity centres and surrounding residential and open space areas. The secondary areas
should also be reference areas for public transport access routes and for traffic and
transportation planning, and for the planning, management and conservation of residential and
other precincts adjoining the activity centres;
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6.8

IMPLEMENTATION AND MANAGEMENT
Implementation and management for the recommended Mornington Peninsula Activity Centres
Strategy is focused on the following considerations:structure and development planning;
consumer demand and land supply;
impact assessment guidelines for planning and rezoning applications;
monitoring and cyclical review.

6.8.1

Preparation of Structure Plans
It is recommended that structure plans be prepared for each of the major activity centres and for each
of the township activity centres to establish clearly defined physical frameworks for the future
planning, conservation and development of the centres, within the context of vision statements that
reflect community values and aspirations. It is further recommended that the undertaking of structure
plans be prioritised to reflect the role and significance of particular activity centres and the need for
structure planning because of development pressures or proposed developments. On this basis, the
recommended prioritisation for structure plans is as follows:Priority 1 : Structure Plans for the Mornington major activity centre (currently underway) and for
the Rosebud and Hastings major activity centres.
Priority 2 : Structure Plans for the Mt Eliza, Dromana, Somerville and Sorrento activity centres,
together with structure plans for Benton’s Square and the Martha Cove future activity centre. It
is recommended that the property owners of Bentons Square and Martha Cove fund their
respective structure plans (the requirement for the owners of Martha Cove to fund their structure
plan does not confirm any particular status on the centre as it is yet to be determined).
Priority 3 : Structure Plans for the Rye, Balnarring and Mt Martha activity centres.
It is further recommended that the structure plans be required to provide guidance for at least a 10-15
year time period, and that they be required to address a range of elements, including:primary and secondary boundaries for each activity centre. Areas within the primary boundary
should generally be within approximately 400 metres of the core precincts of each of the activity
centres and should be the focal areas for land use and urban design planning initiatives and the
accommodation of a diverse range of retail, commercial, entertainment, leisure, community and
tourism activities, together with improved opportunities for different types of residential
accommodation;
areas within the secondary boundaries for each activity centre should generally be within
approximately 800 metres of the core precincts of each of the activity centres and should be the
reference areas for the planning of pedestrian spaces and links to connect to the core districts
of the activity centres and surrounding residential and open space areas. The secondary areas
should also be reference areas for public transport access routes and for traffic and
transportation planning, and for the planning, management and conservation of residential and
other precincts adjoining the activity centres;
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provision of a physical framework to guide the planning and development of the retail core
precincts for each of the activity centres with respect to their built form, pedestrian space,
access and amenity and with regard to the general locations of activity attractors
(encompassing all potential forms of attractors, including retail stores, commercial facilities,
community and recreational amenities, tourist facilities, pedestrian plazas and promenades);
hierarchy of external and internal pedestrian spaces within the retail core precincts of each of
the activity centres, together with linkages through the primary and secondary reference areas
to the surrounding residential and other activity precincts and open space areas;
traffic and transportation access to each activity centre and identified locations for car parking
and the provision of access for service vehicles;
provision of access for public transport and for safe and attractive access from stopping points
to key pedestrian spaces and routes within the core retail precincts and to surrounding areas of
each of the activity centres and their reference areas;
maximisation of contiguous sheltered and high quality active frontages linking the retail core
precincts to the key pedestrian spaces and promenades and to the surrounding residential,
open space and other precincts in the adjoining secondary reference areas;
identification of heritage precincts and the protection of the recognised character of each of the
activity centres with policies and guidelines for built form and character to be developed for the
primary and secondary areas of the activity centres;
provision of a landscape and urban design framework for each activity centre to reflect the
history and setting of each centre and complement identified heritage precincts, key pedestrian
spaces and linkages, traffic and transportation access routes and links to surrounding
residential, open space and other precincts;
identification of areas for possible residential accommodation within the framework and context
of the locations, settings and roles of each of the activity centres, key pedestrian spaces and
links throughout the activity centres and to surrounding residential precincts, together with
identified public transport access routes.
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6.8.2

Preparation of Development Plans
Development plans may be undertaken by Council and/or by private applicants within the framework
of a structure plan to ensure the effective integration of new development consistent with community
objectives and the physical framework expressed in the structure plan. The purpose of development
plans is to guide the detailed planning of new developments and to ensure planning and development
outcomes are consistent with the vision, community objectives and intent of the structure plans for
each of the activity centres.
It is recommended that where future developments are being contemplated or proposed and are likely
to involve several ownerships or require strategic planning to resolve access, built form, site and
contextual planning issues, that a development plan be prepared. It is further recommended that
each development plan be required to show:location of the proposed development/s in relation to the core retail precinct of the activity centre
under assessment and the surrounding primary and secondary reference areas;
location of the proposed development in relation to pedestrian space and linkages to the core
retail precinct and to the pedestrian network system in the activity centre;
where the proposed development encompasses retail, commercial and/or community or tourism
uses, the development plan must indicate the extent of interactive edges and sheltered
connections to pedestrian spaces and linkages to the retail core precinct;
the proposed hierarchy of external and internal pedestrian spaces and their linkages to the
established and planned pattern of spaces in the activity centre and connections to the retail
core precinct and other areas in the primary and secondary reference areas of the activity
centre;
the envisaged built form concept for the proposed development/s. The plans should be
accompanied by sections and 3-D drawings to effectively illustrate the scope, scale and
massing of the intended development/s. The plans and accompanying visual aids should
demonstrate the extent to which the proposed development/s is consistent with the vision,
community objectives and intent of the structure plan for the activity centre under assessment;
landscape and urban design concept plans for the proposed development/s. The plans must
demonstrate consistency with the vision, community objectives and intent of the structure plans
for the particular activity centre under assessment;
proposed provision for traffic circulation and car parking access. The development plans
should address car parking layout systems and indicate provisions for disabled parking;
intended access or provision for bus and taxi services or connection to existing or planned bus
services;
provision and access for service vehicles;
identification of utility services and requirements for the proposed development/s and required
linkages to existing services in the activity centre under assessment;
identification of areas where evening and/or weekend activities and operations may be required.

RATIO CONSULTANTS PTY LTD

113

MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY – FINAL REPORT

Each of the development plans to be prepared will be required to be accompanied by the following
assessments:a town planning report indicating land use and policy context and zoning requirements. The
town planning report should also include amenity effects assessments;
a traffic report indicating parking and access requirements, public transport provision and overall
traffic effects on the existing and future road system;
an urban design and landscape report indicating existing and future built form and landscape
concept;
a heritage report where there are identified heritage-listed properties and/or a heritage precinct
in the activity centre under assessment.

6.9

STRATEGIC OBJECTIVES FOR THE ACTIVITY CENTRES
The assessments undertaken as part of the Mornington Peninsula Activity Centres Strategy have
enabled the identification of strategic objectives for each of the activity centres. The additional
objectives are not intended to represent a comprehensive or complete set of desired actions and
outcomes for the activity centres. It is recommended that they be considered in the framing of
structure plans for the activity centres and the formulation of management policies for the centres.

6.9.1

Major centres
Mornington
It is recommended that:Mornington will continue to be the major activity centre in the northern part of the Shire;
as a major centre Mornington will be consolidated with a variety of retail, commercial, residential
and community facilities consistent with state and metropolitan policy;
the centre and the nearby large format retail development at Bungower Road will accommodate
the majority of additional retail and commercial floorspace in the northern part of the Shire over
the period 2004-2021;
structure planning will be undertaken for the centre with particular emphasis on:−

identifying opportunities for a range of new uses in the centre including residential and
social facilities; and

−

identifying the highest and best use for the car parking areas immediately to the rear of
the core shopping area.
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Rosebud
It is recommended that:Rosebud will continue to be the major activity centre in the western part of the Shire;
as a major centre, Rosebud will be consolidated with a variety of retail, commercial, residential
and community facilities consistent with state and metropolitan policy;
the centre is intended to accommodate approximately half of additional retail and commercial
floorspace in the western part of the Shire over the period 2004-2021 (excluding restricted retail
floorspace, refer below);
a precinct should be identified to accommodate the restricted retail requirements of the western
part of the Shire over the period 2004-2041 and beyond;
structure planning will be required for the centre, with particular emphasis on:−

identifying opportunities for a range of new uses in the centre including residential and
social facilities;

−

improving the structure of the centre through identification and planning of ‘activity nodes’
and preventing further linear sprawl along Point Nepean Road; and

−

maximising the benefits of the waterfront location of the centre by improving physical and
visual linkages across Point Nepean Road to Port Phillip Bay.

* Refer to Appendix 5 for additional recommendations.

Hastings
It is recommended that:Hastings will continue to be the major activity centre in the eastern part of the Shire;
as a major centre Hastings will be consolidated with a variety of retail, commercial, residential
and community facilities consistent with state and metropolitan policy;
the centre will accommodate the majority of additional retail and commercial floorspace in the
eastern part of the Shire over the period 2004-2021;
structure planning will be required for the centre with particular emphasis on:−

identifying opportunities for a range of new uses in the centre including residential and
social facilities;

−

urban design, landscape and shopfront upgrades to improve the appearance of the
centre; and

−

optimising pedestrian access and linkages to the railway station at Hastings and ensuring
that linkages are facilitate to future developments where possible and practicable.
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6.9.2

Township Centres

Mt Eliza
It is recommended that:Mt Eliza will continue to play a township role serving a local catchment and supporting the major
centre of Mornington in the northern part of the Shire;
ongoing planning of the activity centre must ensure the maintenance of the attractive scale and
character of the centre;
future planning ensures the activity and residential requirements of the centre are provided
within the existing centre area and do not threaten the scale and character of surrounding
residential areas.

Dromana
It is recommended that:Dromana will continue to play a township and recreational role serving a local catchment and
supporting the major centre of Rosebud in the south-western part of the Shire;
planning be directed to ensure the maintenance of the attractive seaside character of the centre;
structure planning be directed to achieve maintenance of the existing compact pattern of
development by identifying and utilising strategic infill sites for new residential, social,
community, retail and commercial development and preventing outward linear development
along Point Nepean Road; and
planning be focused to achieve consolidation and diversification of the centre with social,
residential and commercial facilities that do not threaten the scale and character of the centre.

Somerville
It is recommended that:Somerville will play a township role supporting the major centre of Hastings in the eastern part
of the Shire;
the zoning of the existing vacant B1Z land adjacent Somerville Plaza should be reviewed in
consultation with the landowner to R1Z to ensure that large scale retail or commercial
development does not occur and threaten the major centre role of Hastings in the eastern part
of the Shire; and
improved internal connectivity of the centre be sought through enhanced physical linkages
between Somerville Plaza and the traditional town centre, and introduction of additional
community and residential facilities on strategic infill sites within the centre.
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Rye
It is recommended that:Rye will continue to play a township and recreational role serving a local catchment and
supporting the major centre of Rosebud in the western part of the Shire;
planning be directed to achieve a more consolidated pattern of development by identifying and
utilising strategic infill sites for new residential, social, community, retail and commercial
development and preventing outward linear development along Point Nepean Road; and
the preparation of a structure plan for the activity centre be required to consider optimising
community benefits from the waterfront location of the centre by improving physical and visual
linkages across Point Nepean Road to Port Phillip Bay.

Sorrento
It is recommended that:Sorrento should continue to play a service centre role and specialised tourism and recreational
role serving the south western section of the Shire and surrounding areas;
planning should be required to ensure that new development respects the existing scale,
character, heritage values and setting of the centre; and
that a structure plan for Sorrento should focus on the consolidation of the activity centre and the
diversification of activities within the centre, consistent with Sorrento’s recognised heritage
values, scale and character.
* Refer to Appendix 5 for additional recommendations.

Balnarring
It is recommended that:Balnarring will continue to play a township role supporting the major centre of Hastings in the
eastern part of the Shire;
future planning for Balnarring should encourage a compact, focused pattern of development
capable of improving internal pedestrian accessibility; and
the preparation of a structure plan for the centre should be required to consider the
consolidation of the centre and ensure that future activity and service requirements are provided
within the existing activity centre area.
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Bentons Square (Mornington/ Mt Martha)
It is recommended that:Bentons Square should continue to play an important role as a township and retail centre
serving a local and district catchment and supporting the major centre of Mornington in the
northern part of the Shire;
commercial expansion should be considered for Bentons Square, comprising small scale retail
facilities and consistent with the retail and commercial floorspace requirements assessed for the
Mornington Peninsula Shire West SLA (refer ‘Other Centre Requirements’ in Table 5.2);
opportunities be investigated for the introduction of an improved community role through the
introduction of social and community facilities;
structure and development planning for the activity centre seek to achieve an improved physical
environment for the precinct in structure planning and development planning through:−

the introduction of pedestrian linkages that improve accessibility and integration with the
surrounding residential areas; and

−

sensitively designed extensions to the centre that minimise the extent of non-active
facades to pedestrian spaces in the core areas of the centre.

* Refer to Appendix 5 for additional recommendations.

Mt Martha
It is recommended that:Mt Martha will continue to play a township role serving a local catchment and supporting the
major centre of Mornington in the northern part of the Shire;
future planning of the activity centre be directed to achieve protection of the attractive scale,
character and setting of the centre from inappropriate high-density development;
a structure plan be prepared to revitalise the activity centre that should consider limited
residential development and the possible introduction of social or community facilities.
McCrae
It is recommended that future planning and management of the McCrae activity centre ensure that it
is maintained as a neighbourhood centre with safe and attractive access to the adjoining residential
and bayside areas.
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6.10

CONSUMER DEMAND AND LAND SUPPLY
Projections of retail and commercial floorspace demand and net additional requirements were
assessed for the Mornington Peninsula Shire for the period 2004-2021 and 2021-2031. These were
set out in Section 5.3. The strategy has also identified land supply requirements to meet retail and
commercial needs. These are set out in Table 6.2.
Table 6.2 sets out the land requirements for the major centres for retail, restricted retail and office
activities. It is recommended that the restricted retail requirements for Mornington and Hastings are
provided at existing edge-of-centre restricted retail clusters that are in the process of being further
developed and consolidated. This study has recommended that a precinct be identified close to the
Rosebud major activity centre to accommodate restricted retail requirements for the Mornington
Peninsula South SLA up to 2021 and beyond.
The additional retail and commercial floorspace requirements for the major activity centres and for
other centres in the SLA are set out in Tables 5.1 and 5.2. In relation to township and other centres, it
is recommended that floorspace and land requirements for individual activity centres be determined
on a performance-based and net community benefit approach, taking account of:current and projected needs;
the capacity to accommodate future development; and
net community benefit likely to arise from any future development, including consideration of
trading benefits and disbenefits and amenity effects on surrounding centres, together with,
the potential to consolidate an effective town centre and social focus for the local community
and township.

6.11

IMPACT ASSESSMENT GUIDELINES
There is a long established history in metropolitan Melbourne requiring the assessment of significant
retail-based developments and their potential effects on both existing activity centres and established
residential precincts (eg. refer Retail and Office Guidelines, Department of Planning and Urban
Development, 1989).
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It is recommended that the following guidelines be applied to assess the contribution, overall effect
and relevance of proposed retail developments in terms of net community benefit to existing and
future communities and the potential provided by developments to achieve attractive and viable
activity centres for communities.
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Table 6.2
Mornington Peninsula Shire Activity Centres Strategy
Additional Land Requirements for Retail Commercial Development (2004 - 2021)

Statistical Local Area

Major Centre Land Requirements
(2004 - 2021)

Land Requirements
in Other Centres
(2004 - 2021)

Total: Mornington Peninsula Shire
(2004 - 2021)
Additional Land Requirements

Mornington Major Activity Centre
Mornington Peninsula Shire
(West)

Mornington Peninsula Shire
(South)
Mornington Peninsula Shire
(East)
Total: Mornington
Peninsula Shire

Retail

Restricted
Retail

Office

2.0 Ha

2.2 Ha

0 - 0.9 Ha

Retail & Office

Retail & Office

Restricted Retail

Total: Retail &
Commercial

1.45 Ha

3.45 - 4.35 Ha

2.2 Ha

5.65 - 6.55 Ha

4.0 Ha

5.80 - 6.70 Ha

3.9 Ha

9.70 - 10.60 Ha

0.3 Ha

1.20 - 1.60 Ha

1.3 Ha

2.50 - 2.90 Ha

5.75 Ha

10.45 - 12.65 Ha

7.4 Ha

17.85 - 20.05 Ha

Rosebud Major Activity Centre
1.8 Ha

3.9 Ha

0 - 0.9 Ha

Hastings Major Activity Centre
0.9 Ha

1.3 Ha

0 - 0.4 Ha

5.0 Ha

7.4 Ha

0 - 2.2 Ha

G:\Projects\6000\6086 M'ton Activity Centres Strategy\Data\[6086 050505 Land Requirements.xls]Major Centres

MORNINGTON PENINSULA ACTIVITY CENTRES STRATEGY – FINAL REPORT

The guidelines require that the range of positive and negative effects of a proposed retail-base
development be assessed in relation to the following criteria and overall consideration of the net
community benefit to local and district communities. The recommended criteria reflect contemporary
issues and considerations in relation to impact assessments and net community benefit. The criteria
encompass:strategic context of the location;
equitable access;
public amenity;
local character and amenity;
sustainability.

6.11.1

Strategic Context of the Location
It is recommended that the subject site for the proposed retail-based development be considered in
relation to:State, metropolitan and local planning policy and planning principles applied to the development
location in an activity centre and community development context;
the local character of the area – planning for the proposed development should be consistent
with the existing and planned character of the local area;
local and regional accessibility. The proposed development in its location should promote local
accessibility through the provision of pedestrian routes, cycle paths and integration with the local
road network and public transport system;
contribution to the activities environment. - The proposed development should complement the
existing activities mix where relevant and should seek to achieve a diversity of residential, social
and community activities, together with the proposed retail and commercial activities.
Edge of Centre and Out-of-Centre locations:
The recommended Mornington Peninsula Activity Centres Strategy seeks to accommodate all future
restricted retail development in either existing precincts in edge-of-centre locations at Mornington
(Bungower Road) and Hastings (Frankston-Flinders Road) and it was further recommended that a
precinct be identified to accommodate future restricted retail requirements for the Mornington
Peninsula South SLA at a location close to the Rosebud major activity centre.
Notwithstanding these recommendations, in the event that an application is made for an edge-ofcentre location not contemplated in this Strategy or in an out-of-centre location, it is recommended
that DSE guidelines currently under development to assess out-of-centre applications be applied.
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6.11.2

Equitable Access
The principle of equitable access is a primary component of Melbourne 2030. The principle relates to
providing access to important community facilities via a range of transport modes, and encouraging a
pattern of development that further facilitates ease of access by reinforcing the major transport routes
and clustering of key activities.
Key considerations in the preparation of development plans and associated impact assessments
should address the following:the proposed development should be within walking access of the Principal Public Transport
Network (PPTN) or local area public transport network, or must indicate how access will be
facilitated to public transport;
the proposed development should provide for a safe and attractive car and bicycle parking
environment, including pedestrian linkages between shop entrances and between car and
bicycle parks. Car parking should be provided either at the statutory rate or at a demand-based
rate supported by empirical evidence;
safe and attractive pedestrian linkages should be provided between the proposed development
and nearby public transport interchanges;
planning for the proposed development should ensure that there is a high level of pedestrian
amenity and accessibility from the development to the retail core precinct and to other areas in
the activity centre and adjoining residential areas, including links to the PPTN and to the local
area public transport system;
planning for the proposed development should ensure an contribute to a safe and efficient traffic
circulation system, consistent with the structure plan framework;
planning for the proposed development should seek to minimise the visual impact of car parks
to existing and planned streetscapes.

6.11.3

Public Amenity
The principle of public amenity concerns a high quality public realm and activity centre environment.
It encompasses such issues such as the street interface, visual quality, public safety, and the
provision of public facilities. A focus on public amenity represents a shift away from traditional
approaches to net community benefit, by giving greater recognition to the social and recreational roles
provided by activity centres.
Key considerations in the preparation of development plans and associated impact assessments
should address the following:planning for the proposed development ensures a visually attractive and active street interface
and shopfront environment;
signs and advertising should be appropriately scaled and designed for coherence, legibility,
ease of access and to minimise visual clutter;
planning for the proposed development should provide safe and attractive car parking
environments ensuring safe and effective pedestrian and vehicular access;
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provision should be made for appropriate lighting to achieve a safe and accessible environment
at night;
planning for the proposed development should make provision for public toilets and associated
amenities subject to likely levels of visitation and demand;
planning for the proposed development should seek to optimise interactive street frontages to
the principal entry areas of development. Inactive frontages and blank facades should be
avoided in the main entry locations and street frontages.

6.11.4

Local Character and Amenity
Key considerations in the preparation of development plans and associated impact assessments
should address the following:planning for a proposed development should seek to minimise negative visual impacts from the
street and neighbouring properties;
planning for new developments should seek to minimise unreasonable overshadowing on the
street and on neighbouring properties and should not impact on the privacy of neighbouring
properties;
planning should avoid the design and painting of buildings that form a large, intrusive corporate
sign;
planning may need to consider the application of landscape buffers to reduce impacts on
surrounding areas;
visual bulk should be minimised and the scale, massing and articulation of proposed buildings
should be consistent with the character of the activity centre and/or adjoining areas where
relevant;
planning for the proposed development should seek to minimise visual and noise impacts
generated by operational and loading areas on surrounding land uses.
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6.11.5

Sustainability
Economic Sustainability
New development should benefit local and regional economies. This benefit can be measured by
considering the impact that the development will have on local and regional employment and
investment.
Impact assessments should be required to consider the following:the range and diversity of employment offered to the community by the proposed development,
and net additional contributions to employment opportunities;
potentials to attract further public and private investment into the local area and district;
potentials to create wealth and increase economic efficiency;
analysis and substantiation that the proposal will not unreasonably undermine the vitality and
viability of existing activity centres;
evidence that the proposal is directed to achieve efficient use and ongoing maintenance of
existing infrastructure.
Environmental Sustainability
The principle of environmental sustainability ensures the environmental impacts of out of centre retail
developments are minimised. Initiatives designed to reduce environmental impact include recycling of
waste material and water, energy efficiency, and mixed-use development and higher densities which
encourage efficient use of land and reduce car dependency.
Impact assessments should be required to consider the following:evidence that the proposal incorporates environmentally sustainable design in its built form and
location; including provision for:
−

the quantity and rate of discharge of stormwater into the off-site stormwater drainage
system to be minimised

−

potential re-use of stormwater and rainwater for landscape irrigation, toilet flushing etc.

−

efficient methods of heating and cooling (including insulation);

−

use of sustainable building materials with a low embodied energy;

−

the removal and recycling of garbage;

evidence that the proposal assists in developing an activities environment that will lower
reliance on motor vehicle access to shopping, employment and related activities;
evidence that the proposal is directed to contribute to encourage the use of sustainable
transport modes, particularly walking and cycling, for shopping and related trips;
evidence that the proposal seeks to minimise the amount of land used at ground level for
parking and uses opportunities to reduce overall demand and to share parking facilities;
evidence that the proposal has considered building orientation and design to ensure that
maximum use can be made of daylight and solar energy for heating and illumination;
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evidence that the proposal has made effective provision for the disposal of waste and
reasonable provision for recycling of waste where practicable;
evidence that the proposal is located within walking distance of the Principal Public Transport
Network (PPTN) and/or local area public transport network.
Social and Cultural Sustainability
New developments should contribute to the social and cultural sustainability of activity centres and
townships.
Impact assessments should be required to consider the following:evidence that the proposal has where possible contributed to improved access to social and
community facilities;
evidence that the proposal has addressed the incorporation of social and community facilities
subject to the scale of the proposed development;
evidence that the proposal will contribute to improvements in:
−

consumer choice in terms of the availability of goods and services;

−

activity centre amenity and a wider diversity of shopping environments;

−

competitive pricing within the local context;

−

wider consumer choice in terms of shopping hours;

evidence that the proposed developments contributes to a safe street environment;
evidence that the proposed development contributes to equity of access to the site, including
effective provision for disabled access.
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6.12

STATUTORY PLANNING IMPLEMENTATION
The Mornington Peninsula Shire Activity Centres Strategy envisages that additional statutory planning
controls may be required to implement structure and development plans. These statutory planning
controls may include:Design and Development Overlays
This form of overlay is principally intended to “implement requirements based on a
demonstrated need to control built form and the built environment. The built form outcome
intended to be achieved must be clearly stated and the way in which the requirements imposed
will achieve this clearly expressed. Where possible performance based requirements should be
used rather than prescriptive ones” (refer Manual for the Victoria Planning Provisions, Department of
Infrastructure Victoria).

Heritage Overlays
Heritage Overlays may be required where there are recognised heritage places or precincts. In
this situation “any heritage place with a recognised citation should be included in the schedule
to this overlay. In addition, any heritage place identified in local heritage studies can also be
included. A heritage place is widely defined and may include a single object or an area” (refer
Manual for the Victoria Planning Provisions, op cit).
Special Rates
Special rates may be required to fund public improvements envisaged or planned for activity
centres.
Planning Scheme Amendments
Planning Scheme amendments may be necessary following completion of structure plans and
development guidelines to give statutory effect to the structure plans and to facilitate a preferred
mix of land uses within activity centres.

6.13

MONITORING AND REVIEW
It is recommended that monitoring and review program be established for cyclical reviews of the
Mornington Peninsula Shire Activity Centres Strategy (MPSACS). Two types of reviews are
recommended:Policy Reviews
It is recommended that policy reviews of the MPSACS be undertaken concurrently with
scheduled reviews of the MSS.
Retail and Commercial Floorspace and Land Supply Reviews
It is recommended that reviews of retail and commercial floorspace and land supply
requirements be undertaken on an approximately five-year cycle. It is further recommended
that the first review for retail and commercial floorspace demand and supply be undertaken
following publication of the 2006 Census of Population and Housing (scheduled for 2007/08). It
is recommended that this review provide for an updated inventory of floorspace in the activity
centres (including local and convenience centres and isolated facilities), together with in-centre
and other surveys to provide contemporary information on visitor behaviour and needs.
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6.14

SUMMARY
The proposed Mornington Peninsula Shire Activity Centres Strategy provides a comprehensive
framework for the planning and management of activity centres in the Shire over the period 20042031. The Strategy comprises:a context and policy statement that outlines the contribution of state, metropolitan and local
policy to establish the scope and emphasis of the Activity Centres Strategy;
a Strategy Policy Framework that sets out the major policy areas that are the subject of the
Activity Centres Strategy, together with the strategic principles and policy objectives for each
major policy area and recommended performance indicators for implementation of the Strategic
Policy Framework;
the recommended activity centre hierarchy and objectives for the hierarchy;
a number of implementation and management components comprising:
−

recommendations and guidelines for structure and development planning;

−

identified retail and commercial floorspace requirements for the Shire and land supply
provision requirements;

−

recommended guidelines for impact assessments;

−

consideration of statutory planning controls that may be required in the implementation
process;

−

a recommended process of monitoring and cyclical review.
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7

CONCLUSIONS
This report represents the results of the background analysis and research undertaken, and detailed
analysis of the retail and commercial floorspace requirements in the Peninsula for the period 2004 to
2021. In particular, it presents the following information: The aims and objectives of the Study;
A demographic, policy and retailing context for the Shire;
Evaluation of the Mornington Peninsula activity centres network, and detailed evaluations of the
role, structure and function of the individual major and township;
Review of current levels and patterns of escape expenditure;
Review of the drivers of current and future retail and commercial floorspace requirements; and
Assessment of the retail and commercial floorspace required for the Mornington Peninsula for
the period 2004-2021.
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8
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