
 

 

 

 

 

 

 

 

 

 

 

 

rosebud activity centre & foreshore reserve 
economic analysis report 
prepared by charter keck cramer pty ltd 
march 2007 

 



 
 
 
 
 
rosebud activity centre & foreshore reserve – issues & opportunities report   

1 

 

table of contents 
1 local economy .................................................................................................... 2 
1.1 Location and Accessibility 2 
1.2 Regional Industry Mix 2 
1.3 Demographic Analysis 10 
1.4 Retail Centres 14 
1.5 Tourism 26 
1.6 Commercial Office Uses 28 
1.7 Housing 34 
  



 
 
 
 
 
rosebud activity centre & foreshore reserve – issues & opportunities report   

2 

 

local economy 

1.1 Location and Accessibility 

Rosebud’s location and level of accessibility to metropolitan Melbourne has a major influence 
upon its local economy and will continue to influence future economic development 
opportunities.  

Rosebud’s key features and attributes include: 

 Location on the edge of the urban area which acts to limit the geographic market that 
it may service but at the same time providing greater insulation from competing 
regions; 

 Good road access via the Mornington Peninsula Freeway and Moorooduc Highway 
to Melbourne’s southern suburbs; 

 Bayside location which has supported tourism and recreational opportunities;  

 Its role as the principal retail centre servicing the southern peninsula region; and 

 Relatively affordable housing which has attracted retirees although prices have 
increased significantly relative to metropolitan Melbourne over the past decade. 

 

1.2 Regional Industry Mix 

Rosebud is centrally located within the Mornington Peninsula South SLA which is generally 
defined by the area south of Mount Martha.  For the purpose of this report this area is referred 
to as the southern peninsula region. Given Rosebud’s role as a regional centre, its future role 
and opportunities for economic development will largely reflect the needs of households and 
businesses within this region and the competition from other centres in meeting these needs.  
The level of competition from other centres will vary across activities reflecting the willingness 
of households and businesses to travel in order to access these activities.  Tourism is a major 
industry on the peninsula reflecting the natural absence of competition from metropolitan 
Melbourne.  

This section of the report analyses regional level employment data collected for the 2001 
Census.  A more detailed analysis of local business mix is presented in section 1.2.1) 

 



 
 
 
 
 
rosebud activity centre & foreshore reserve – issues & opportunities report   

3 

 

The industry mix of the southern peninsula region is characterised by a strong focus upon 
activities whose primary market is the household sector either as residents or as tourists 
visiting the region.  Relative to metropolitan Melbourne (refer Figure 1), the region has a 
significantly stronger focus upon: 

 Construction; 

 Retailing; and 

 Accommodation and hospitality. 

Industrial related activities such as manufacturing, wholesale trade and storage & transport 
are of less importance in the southern peninsula region than they are in metropolitan 
Melbourne.  Similarly, finance and business services activities account for a significantly lower 
share of employment in the region than is the case for metropolitan Melbourne.  These 
industries traditionally service not only demand from local households but more importantly 
businesses located across and beyond the wider metropolitan area. 

Figure 1: Regional Employment Mix 2001 
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An indication of the relationship between the southern peninsula regional economy and the 
wider metropolitan economy may be gained by comparing employment rates per resident 
(refer Figure 2).  High employment rates indicate that the region is servicing beyond its 
boundary while low rates indicate that residents are overall being serviced from outside the 
region.  Relative to metropolitan Melbourne, the southern peninsula region is characterised by: 

 Very low manufacturing employment rates reflecting the inability of the region to 
compete with industrial areas of Melbourne and hence are primarily orientated 
towards meeting the needs of local households;  

 Lower employment rates for other industrial activities (wholesale trade, storage and 
transport) reflecting the absence of key infrastructure required to support regionally 
competitive businesses including accessibility to Melbourne’s freeway network, 
proximity to a large pool of industrial workers and accessibility to key suppliers and 
customers; 

 Employment in the construction sector being slightly higher than metropolitan 
Melbourne reflecting the strong linkages between this sector and local construction 
activity.  The construction of holiday homes and tourism related facilities 
compensates for lower rates of commercial and industrial construction activity; 

 Retail employment rates marginally below metropolitan rates, again reflecting the 
strong connection between this sector and local households; 

 Notably higher employment rates within the accommodation, café and restaurant 
sector as a result of the region’s role  as a major tourist destination; and 

 Lower employment rates for higher order service industries (finance & insurance, 
property & business services) reflecting the CBD and inner suburban focus of many 
businesses servicing major corporations or national markets. 

Mornington Peninsula is dependent upon other municipalities within metropolitan Melbourne to 
provide employment opportunities for local residents.  This employment is crucial to the local 
economy given it reliance upon household spending within the retail and construction sectors.  
The locations where residents are most likely to be employed are located in Melbourne’s 
south-eastern suburbs, and primarily offer employment within traditional manufacturing 
industries or retailing.  Income growth within these sectors are typically below that of white 
collar industries such as finance, insurance or business services.  This may limit any increase 
in household expenditure by the region’s working age population, and place greater reliance 
upon affluent retirees to support local economic activity within centres such as Rosebud.  
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Figure 2: Employment per 1000 Residents 
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Table 1: Top 10 Workplace Locations for Mornington Peninsula Residents 

 Workplace Location Mornington Peninsula 
Residents Employed 

% 

1 Mornington P'sula (S) 27,093 54.7 
2 Frankston (C) 6,254 12.6 
3 Kingston (C) 2,621 5.3 
4 Gr. Dandenong (C) 2,442 4.9 
5 Melbourne (C) 1,669 3.4 
6 Monash (C) 1,121 2.3 
7 Casey (C) 963 1.9 
8 Port Phillip (C) 571 1.2 
9 Bayside (C) 460 0.9 
10 Knox (C) 382 0.8 

 
  Other areas 5,969 12.0 
  Total  49,545 100.0 
Source: ABS, ID Consultants 
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The key implications of this analysis for the Rosebud structure plan area are that: 

 Future development opportunities will be largely associated with the household 
sector either as local residents or tourists; 

 The southern peninsula region is not well positioned to attract development 
associated with those industries that have supported the growth of metropolitan 
Melbourne such as industrial activities or business services; and 

 Given the strong reliance upon the household sector, the southern peninsula 
economy may be viewed as being derived indirectly from that of the metropolitan 
economy.   Wealth created within metropolitan Melbourne is transmitted to the local 
area in the form of wages paid to local residents, retirees moving to the area or by 
visiting tourists. 

1.2.1 Local Business Profile 

Through analysing the composition of local businesses across the wider Rosebud area 
(rather than just the Rosebud Activity Centre) it is possible to obtain a more detailed 
picture of Rosebud’s local economy.   In order to identify opportunities for the future 
development of the Rosebud Activity Centre it is necessary to understand the nature of 
the local economy given that it is this which generates employment opportunities and 
household income which then supports businesses within the Activity Centre.   

Through detailed profiling of local businesses it is possible to obtain  greater clarification 
of the specific activities being undertaken within each industry sector and hence the 
markets that they are servicing.  This analysis is based upon data sourced from the 
Australian Business Directory.1  

The three most prominent business types within the wider Rosebud area, as a proportion 
of total businesses in the area are: 

 Retail Trade (23.8%); 

 Construction (18.3%); and 

 Manufacturing (11.5%). 

Interestingly, manufacturing businesses accounted for a significant proportion of total 
businesses.  However, it should be noted that “manufacturing” encompasses a wide 
range of businesses, (including bakeries, clothing, furniture, printing and electrical 

                                                           

1  Refer http://www.screechmedia.com/abd/abd.asp for more information 
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equipment manufacturing) many of which have a strong retail component within the local 
context.  It is important to make this distinction so as not to consider Rosebud as a 
significant heavy industrial region. 

Other significant types of businesses in Rosebud include: 

 Property and business services (9.6%); 

 Health and community services (7.6%); 

 Personal and other services (6.7%); and 

 Accommodation, cafes and restaurants (6.7%). 

Rosebud’s business mix is generally consistent with the industry employment mix identified 
for the southern peninsula region, although there are a number of notable differences being: 

 A greater representation from manufacturing businesses reflecting the concentration 
of industrial land within this part of the southern peninsula region; 

 A lesser representation from accommodation, cafes and restaurants reflecting the 
broader distribution of tourism related activities across the southern peninsula region 
in locations such as Portsea and Sorrento. 
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Figure 3: Rosebud* Business Mix (2006) 
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Source: Australian Business Directory 
* Rosebud is defined as the suburb of Rosebud 

The Rosebud Activity Centre performs a specific role within the local economy being to provide 
retail and business services primarily to households.  As would be expected the centre is 
dominated by retailing, professional and community services.   
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Figure 4: Rosebud Activity Centre Tenancy Mix 
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1.3 Demographic Analysis 

This demographic analysis is based on research undertaken by ID Consultants for the 
region encompassing Rosebud / Rosebud West / McCrae / Boneo / Fingal / Cape 
Schanck.  This region will be referred to as “broader Rosebud” for the purposes of this 
analysis. 

The purpose of this section is to first establish future population, household and age 
distribution characteristics for the region, which will then enable conclusions to be drawn 
regarding housing requirements, based on preferences of those lifecycle groups that will 
account for the bulk of household growth.  These groups will also have specific spending 
patterns, service and facility requirements, which in turn impacts upon the types of 
facilities that need to be planned for.   

1.3.1 Population Forecasts 

The 2001 population for the Mornington Peninsula Shire was approximately 132,716 and 
is forecast to grow by an average annual growth rate of 1.6%, to 155,834 by 2011.  The 
number of households is expected to grow by 11,400 across the municipality.  Of the 15 
areas identified by ID Consulting, the broader Rosebud area is expected to have the 
fourth highest average annual rate of population growth of 1.81%, which is slightly higher 
than the municipality average.  Households in broader Rosebud are expected to increase 
by an annual average rate of 2.19%, or 2,161 households from 2001 to 2011. 

1.3.2 Age Distribution Forecast 

Broader Rosebud is forecast to have the most significant growth of people aged above 
55.  In the 55-74 cohort, broader Rosebud is expected to increase by approximately 2,242 
people (42%), to 7,546 in 2016.  In the 75+ age bracket, this area is expected to have an 
increase of 821 people from 2001 to 2016, or 27%.  Rosebud has typically been a key 
destination for retirees and empty-nesters seeking lifestyle opportunities associated with a 
tourist destination.  Also, younger people are expected to move out of Rosebud to 
Frankston, Dandenong or Melbourne for employment and tertiary opportunities.   

As a result, broader Rosebud will experience an ageing population with the over 50 years 
age group forecast to increase by 2,158 representing 80% of total population growth over 
the period 2006-16.   By comparison, the population of the 18-49 age group is forecast to 
increase by only 620. 
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Figure 5: Forecast Age Distribution 
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Source: ID Consultants 

1.3.3 Household Forecasts 

In broader Rosebud, the proportion of couple families with children in 2001 was quite 
small when compared with other areas in the municipality, accounting for 20% of 
households.  This figure is expected to decline to 18% by 2016.  Couples without children, 
on the other hand, accounted for 34.6% of households in broader Rosebud in 2001, 
which is expected to increase by 1,132 households to comprise 35.9% by 2016.  The 
proportion of lone person households is also expected to increase from 32.3% in 2001 to 
33.5% by 2016. 
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1.3.4 Household Income 

Household income is a major determinant of expenditure on discretionary retail goods and 
services.  The peninsula south region is characterised by a significantly lower household 
income profile than the remainder of Mornington Peninsula and metropolitan Melbourne (refer 
Figure 7).   

For example, 48% households within the region have household incomes of less than $500 
per week in 2001 compared to around 30% in the remainder of the Morning Peninsula and 
metropolitan Melbourne.  Similarly, only 22% of households within the region had incomes 
above $1,000 per week compared to 39% in the Mornington Peninsula East SLA, 44% in the 
Mornington Peninsula West SLA and 39% across metropolitan Melbourne. 

Figure 6: Mornington Peninsula South – Age Distribution 2001 compared to Metropolitan 
Melbourne 
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Figure 7: Household Income Distribution 
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1.3.5 Implications for Future Economic Development in Rosebud 

The above-mentioned demographic changes forecast to occur in broader Rosebud have 
important implications for economic development: including: 

• Accommodating population and household increases requires extra housing 
in the form of new residential development and conversion of holiday homes 
into permanent housing;   

• Housing preferences of older people are for smaller dwellings requiring little 
maintenance, reinforcing the need for higher density housing; 

• New dwellings will need to be furnished, which will lead to increased 
demand for bulky goods retailing in the short to medium term; 

• Currently, there is only one hospital and one nursing home in Rosebud.  
However, an ageing population is likely to result in a need for more nursing 
homes, and related health and community facilities; 

• An ageing population and subsequent increase in retirees will mean that a 
larger proportion of the population in broader Rosebud will have a lower 
income.  This will limit spending on discretionary retail goods, thereby 
influencing the types of businesses in the area.  Older people tend to spend 
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a greater proportion of their money on food and other essential items / 
services, such as health care; and 

• Although older people generally have lower incomes, there may be an 
opportunity for Rosebud to provide entertainment and hospitality facilities 
targeted towards this significant demographic cohort.  

1.4 Retail Centres  

The Rosebud Activity Centre offers regional retail facilities with a primary catchment area 
extending north to Mt Martha and as far south as Blairgowrie2.  There are a number of 
key retail components to the centre being: 

 Rosebud Plaza: A enclosed regional shopping centre owned by Colonial First 
State which has been recently expanded.  The centre is anchored by two 
discount department stores (Target and Kmart), two supermarkets (Coles and 
Safeway) together with 50 speciality stores.  

 Centro Rosebud:  A neighbourhood shopping centre anchored by a full-line 
Safeway supermarket and 15 speciality stores.  Centro has negotiated an option 
to purchase a parcel of adjoining land parcel3;  

 A smaller shopping centre anchored by a Ritchies supermarket; and 

 A traditional retail strip fronting Point Nepean Road which incudes an speciality 
stores, an Aldi supermarket and peripheral sales / bulky goods retailers. 

The purpose of this section of the report is to address the key issues faced by the 
Rosebud Activity Centre with respect to retailing. 

 

                                                           

2 Mornington Peninsula Activity Centres Strategy 
3 Centro website 
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1.4.1 Business Mix 

An analysis of the business mix of the Rosebud Activity Centre based upon a survey 
undertaken by Ratio Consultants for the Mornington Peninsula Activity Centres Strategy 
indicates that: 

 The mix of business is diverse with 142 categories however 98 (69%) of these 
are represented by only one business;  

 Those businesses that are most prominent are takeaway food outlets (12), real 
estate agents (8), opportunity shops (8), hairdressers (11) and clothing and 
footwear (10); and 

 Those categories for which there is a number businesses are primarily focused 
upon servicing the local resident population. 

The business mix highlights an inability of the market to support more than one business 
for many categories of retailing which also limits the opportunities for comparison 
shopping or competition between retailers. 

1.4.2 Centre Performance 

While it is not possible to determine the overall economic performance of the Rosebud 
Activity Centre, the performance of the Rosebud Plaza as the central attraction to the 
centre provides a valid indicator.  Total retail turnover of Rosebud Plaza in 2006 was $96 
million which equates to $5,594 per sq.m.  This is 10% below that of a typical non-
metropolitan sub-regional centre which was $6,233 per sq.m. in 2005/06.4, but only 3% 
below that of a typical metropolitan sub-regional centre ($5,768 per sq.m.). 

Table 2: Rosebud Plaza Performance 2006 

Centre Area Annual Turnover Turnover per sq.m. Benchmark 

Rosebud Plaza 23,259 $96 million $5,594 $6,233 

* UrbisJHD Retail Averages 2005/06: non metropolitan DDS based centres 

 

                                                           

4 UrbisJHD: Retail Averages 2005/06 
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Table 3: Business Mix: Number and Floorarea 

 Land Use Category No. % 
Gross 

Lettable 
Area (m²) 

% 

 Commercial, Professional and Community Services 

 Accountant 1 0.4% 53 0.1% 

 Accountants 1 0.4% 227 0.4% 

 Accountants & Advisors 1 0.4% 197 0.4% 

 Barrister & Solicitors 1 0.4% 166 0.3% 

 Chiropractor 1 0.4% 101 0.2% 

 church/school 1 0.4% - 0.0% 

 Cinema 1 0.4% 350 0.6% 

 Conveyancing 1 0.4% 32 0.1% 

 Crisis Centre 1 0.4% 145 0.3% 

 Design & Drafting 2 0.8% 90 0.2% 

 Employment & Training 1 0.4% 138 0.3% 

 Employment Agency 2 0.8% 172 0.3% 

 Family Services 2 0.8% 355 0.7% 

 Funeral Parlour 1 0.4% 109 0.2% 

 Government Office 2 0.8% 175 0.3% 

 Hearing Australia 1 0.4% 124 0.2% 

 Hearing Centre 1 0.4% 44 0.1% 

 Hotel & Bottle Shop 1 0.4% 1,671 3.1% 

 Job Agency 1 0.4% 97 0.2% 

 Offices 1 0.4% 124 0.2% 

 offices first floor various 5 1.9% 243 0.5% 

 Optician 1 0.4% 139 0.3% 

 Real Estate 8 3.1% 824 1.5% 

 Security Services 1 0.4% 111 0.2% 

 Solicitors 1 0.4% 72 0.1% 

 Surveyors 3 1.2% 232 0.4% 

 Youth Centre 1 0.4% 465 0.9% 

Total 44 17.0% 6,455 12.0% 

  

 Large Format Retail 

 Bedding 1 0.4% 366 0.7% 

 Bike Shop 1 0.4% 177 0.3% 

 Blinds/Curtains 1 0.4% 202 0.4% 

 Bricks/Pavers Sales 1 0.4% 36 0.1% 

 Camping Equipment 1 0.4% 135 0.3% 

 Carpets/Rugs 1 0.4% 50 0.1% 



 
 
 
 
 
rosebud activity centre & foreshore reserve – issues & opportunities report   

17 

 

 Land Use Category No. % 
Gross 

Lettable 
Area (m²) 

% 

 Doors Sales 1 0.4% 47 0.1% 

 Drapes/Blinds 1 0.4% 103 0.2% 

 Fabrics & Craft 2 0.8% 147 0.3% 

 Furniture 4 1.5% 928 1.7% 

 Garden Centre 1 0.4% 217 0.4% 

 Golf Shop 1 0.4% 137 0.3% 

 Hardware 1 0.4% 2,345 4.4% 

 plumbing supplies 2 0.8% 1,012 1.9% 

 Pool Sales 1 0.4% 36 0.1% 

 Rugs 1 0.4% 66 0.1% 

 Sewing Products 1 0.4% 166 0.3% 

 Tyre Centre 1 0.4% 181 0.3% 

 Tyres 1 0.4% 184 0.3% 

 Tyres & Garage 1 0.4% 72 0.1% 

Total 25 9.7% 6,605 12.3% 

  

 Retail Food 

 Bakery 2 0.8% 145 0.3% 

 Butcher 2 0.8% 155 0.3% 

 Butchers 1 0.4% 141 0.3% 

 Café 7 2.7% 929 1.7% 

 Café/Newage Products 1 0.4% 134 0.2% 

 Chocolate Shop 1 0.4% 61 0.1% 

 Coles 1 0.4% 3,670 6.8% 

 Coles liquor 1 0.4% 136 0.3% 

 Deli 1 0.4% 22 0.0% 

 Fine Foods 1 0.4% 60 0.1% 

 Fruit & Veg 1 0.4% 320 0.6% 

 General Store 1 0.4% 269 0.5% 

 Icecreamery 1 0.4% 93 0.2% 

 Milkbar/Takeaway 1 0.4% 35 0.1% 

 Red Rooster 1 0.4% 212 0.4% 

 Restaurant/Café 1 0.4% 297 0.6% 

 Restaurant/Takeaway 5 1.9% 552 1.0% 

 Supermarket/Liquor 3 1.2% 8,244 15.3% 

 Takeaway 12 4.6% 902 1.7% 

 44 17.0% 16,375 30.4% 
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 Retail Non-Food 

 2nd Hand Dealer 1 0.4% 397 0.7% 

 Antenna Installations 1 0.4% 30 0.1% 

 Aquariums 1 0.4% 68 0.1% 

 Book Shop 1 0.4% 217 0.4% 

 Books 2 0.8% 398 0.7% 

 Chemist 4 1.5% 685 1.3% 

 Clothes 8 3.1% 1,320 2.4% 

 Clothes - Childrens 1 0.4% 81 0.2% 

 Clothes - Ladies 3 1.2% 467 0.9% 

 Clothes - Preloved 1 0.4% 61 0.1% 

 Clothes- Ladies 1 0.4% 70 0.1% 

 Clothes Ladies/Mens 1 0.4% 290 0.5% 

 Computers 1 0.4% 55 0.1% 

 Electrical Aplliance Sales 1 0.4% 142 0.3% 

 Electrical Appliances 2 0.8% 1,329 2.5% 

 Florist 3 1.2% 212 0.4% 

 Framers & Gallery 1 0.4% 109 0.2% 

 Gifts/Variety 1 0.4% 79 0.1% 

 Health Products 1 0.4% 184 0.3% 

 Homewares 1 0.4% 192 0.4% 

 Jewellery 3 1.2% 247 0.5% 

 Kmart/Coles 1 0.4% 6,808 12.6% 

 Mowers 1 0.4% 116 0.2% 

 Music 1 0.4% 101 0.2% 

 Newsagency 1 0.4% 341 0.6% 

 Newsagent 1 0.4% 31 0.1% 

 Office Supplies 2 0.8% 216 0.4% 

 Opportunity Shop 8 3.1% 677 1.3% 

 Opportunity Shop - Clothes 1 0.4% 47 0.1% 

 Opportunity Shop - Furniture 1 0.4% 44 0.1% 

 Origin Energy Shop 2 0.8% 82 0.2% 

 Painting Supplies 1 0.4% 194 0.4% 

 Party Accessories 1 0.4% 56 0.1% 

 Pharmacy 3 1.2% 473 0.9% 

 phones 1 0.4% 72 0.1% 

 Pictures/gallery 1 0.4% 32 0.1% 

 Products from Egypt 1 0.4% 75 0.1% 
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 Sheds & Carports 1 0.4% 150 0.3% 

 Shoes 2 0.8% 201 0.4% 

 Tobacconist 1 0.4% 53 0.1% 

 Toys 1 0.4% 145 0.3% 

 Trophies 1 0.4% 46 0.1% 

 Variety 2 0.8% 177 0.3% 

 Variety/Gifts 4 1.5% 354 0.7% 

 Variety/Hardware 2 0.8% 335 0.6% 

Total 80 30.9% 17,459 32.4% 

  

 Retail Services 

 Animal Care 2 0.8% 52 0.1% 

 Bank 4 1.5% 1,315 2.4% 

 Barber 2 0.8% 72 0.1% 

 Comp Repairs 1 0.4% 136 0.3% 

 Computer Services 1 0.4% 30 0.1% 

 Copy Centre 1 0.4% 76 0.1% 

 Drycleaners 1 0.4% 38 0.1% 

 Film Processing 1 0.4% 100 0.2% 

 Hairdresser 4 1.5% 202 0.4% 

 Hairdressers 7 2.7% 427 0.8% 

 Insurance Agent 2 0.8% 118 0.2% 

 Insurance Brokers 1 0.4% 48 0.1% 

 Laundrette 1 0.4% 78 0.1% 

 Post Office 3 1.2% 285 0.5% 

 Tatooist 1 0.4% 32 0.1% 

 Travel Agency 1 0.4% 58 0.1% 

 Travel Agent 2 0.8% 99 0.2% 

 Tv & Video Repairs 1 0.4% 46 0.1% 

 Video/DVD Hire 2 0.8% 319 0.6% 

Total 38 14.7% 3,530 6.5% 

  

 Trade Services 

 Auto & Tyre Cente 1 0.4% 178 0.3% 

 Auto Service 1 0.4% 100 0.2% 

 Automotive repairs 1 0.4% 142 0.3% 

 Car Part & Accessories 1 0.4% 200 0.4% 

 Car Services 1 0.4% 32 0.1% 

 Car Yard 2 0.8% 551 1.0% 

 Garage 2 0.8% 136 0.3% 

 Gas Conversions 1 0.4% 156 0.3% 
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Total 10 3.9% 1,496 2.8% 

  

 Vacancies 

 Vacant building 1 0.4% 155 0.3% 

 Vacant Shop 17 6.6% 1,819 3.4% 

 18 6.9% 1,975 3.7% 

     

Total Centre 259 100.0% 53,895 100.0% 

Source: Ratio Consultants 
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1.4.3 Morning Peninsula Activity Centres Strategy 

The Mornington Peninsula Activity Centres Strategy prepared by Ratio Consultants in 
2003 identified the need for Rosebud to accommodate an additional retail floorspace of 
14,970 sq.m. as well as 20,630 sq.m. of restricted retail floorspace and 7,170 sq.m. of 
office floorspace over the period 2004-2021.  Factors influencing demand for retail and 
commercial floorspace were identified by the strategy to be: 

 Changing consumer preferences for goods and services; 

 Population and household growth; 

 Income distributions of residents and their expenditure patterns; and 

 The role and structure of retail and commercial centres, which includes 
catchment areas, escape and inbound expenditure, and tourism expenditure. 

The Mornington Peninsula Activity Centres Strategy recommends that structure planning 
for the centre focus upon: 

 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. 

The MPACS (p.115) recommends that the Rosebud Activity Centre accommodate 
approximately half of additional retail and commercial floorspace in the western part of 
the Mornington Shire over the period 2004-21 (excluding restricted retail).   Given the 
direction set by the MPACS to consolidate the regional role of the Rosebud Activity 
Centre, any additional floorspace should be provided within a location where it may best 
perform such a role.    

It follows that any additional retail floorspace should enable the consolidation of regional 
level activities.  The Rosebud Plaza and Centro Rosebud will continue to be the focus of 
regional level retailing through offering access to discount department stores, full-line 
supermarkets and higher order retailing such as clothing and homewares retailing.  It 
follows that any additional floorspace should be focused towards these centres. 
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1.4.4 Bulky Goods 

Mornington Peninsula escape expenditure for bulky goods was identified by the strategy to be 
“substantial” at 68%, and recommends adding an additional 20,630 sq.m. of restricted retail 
floorspace into Rosebud.  The ability of this floorspace to reduce escape expenditure by the 
required amount, let alone attract customers from outside the Peninsula in order to make it a 
feasible option, needs to be considered within the context of the unique characteristics of 
bulky goods retailing. 

There are several broad categories of retailers, including hardware, electrical, furniture, 
homewares, automotive and outdoors retailing.  Within each category, there is generally a 
range of retailers which means consumers have a large choice, of which only a selected 
number will be available within any one centre.  As a result, the ability of centres to capture a 
significant share of the market is naturally limited, unlike food retailing where the two major 
supermarkets capture a significant share of turnover.  

Bulky goods retailing may be thought of as comprising three broad groups being: 

a) Big box’ hardware retailers. such as Bunnings and Mitre 10 Mega which differ from 
other bulky goods retailers through:  

 offering a wide range of lower value generic items which households generally shop 
locally for; and 

 having significantly lower retail turnover densities hence requiring larger floorarea 
(approximately 15,000 sq.m.) than traditional bulky goods retailers which prevents 
these retailers being located in traditional shopping locations; 

b) Retailers of higher valued generic goods:  This includes retailers such as Dick Smith 
Electronics, Officeworks, Automart, as well as outdoors and homewares retailers etc. 
which  have greater flexibility with respect to where they locate and their floorspace 
requirements.   As a result, they may locate within dedicated bulky goods precincts, 
enclosed shopping centres or strip centres.  

c) Traditional bulky goods retailers selling physically larger items (furniture, whitegoods 
etc.).  These retailers differ from other bulky goods retailers in that: 

 The goods sold are more bulky, non-generic and of significantly higher value 
and hence the subject of comparison shopping by households; 

 Retailers are rarely entities within themselves but rather rely heavily on a 
clustering of retailers to attract customers undertaking comparison shopping; 
and 

 Retailers requiring large floorareas given the genuine bulky nature of the goods 
that they sell. 
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The implication of these varying forms upon the locational and floorspace requirements of 
future ‘bulky goods’ retailers will be determined by a combination of:  

 the size of the available market,  

 the extent to which products are generic; and  

 the dominance of a particular retailer within a retail category; 

For low valued generic retail goods there will be the need to provide affordable floorspace in 
order to provide the turnover opportunities necessary to accommodate the new generation of 
big box hardware retailers.   

The turnover requirements of higher valued generic good retailers may potentially be met 
within the Rosebud Activity Centre.  For example, a typical enclosed sub regional centre such 
as the Rosebud Plaza incorporates on average over 800 sq.m. of floorspace occupied by 
specialist homewares retailers.   Similarly, mini majors (speciality stores over 400 sq.m.) 
account for around 1,600 sq.m. 5 

For non-generic bulky good items such as furniture, floor coverings, whitegoods  shoppers are 
willing to travel much further to find exactly what they are looking for.  This contrasts with 
supermarkets and some generic bulky goods items, where there is not much differentiation 
between the lines carried by the major retailers, with customers generally travelling to the 
closest store.  Non-generic bulky goods retailers require large floor areas to provide 
customers with a choice of  products.  Despite this, any single retailer is unlikely to capture a 
significant market share given the number of retailers selling such products.  As a result, the 
performance of retailers is enhance by clustering with similar retailers in order to meet the 
need for potential customers to undertake comparison shopping.   

Within the Rosebud context, the may be some uncertainty relating to the ability of the market 
to support a sufficient critical mass retailers within each of the relevant sub categories 
(furniture, whitegoods etc) and as a result the share of expenditure that is directed towards 
any retailers within Rosebud.  Consequently, there is a need to regularly monitor market 
conditions, emerging retail formats and the implications for supportable floorspace 

The implications of these issues for bulky goods floorspace provision is that council should 
retain some discretion over the future supply of purpose built bulky goods floorspace in order 
to ensure that future additional  floorspace is economically sustainable.  This may be achieved 
through the use of Industrial 3 zone thereby requiring a permit to be obtained subject to an 
economic assessment that confirms the market demand for such floorspace. 

                                                           

5 UrbisJHD: Retail Averages – Sub Regional Centres 2005/2006 
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1.4.5 Centre Structure and Performance 

The Strategy identified Rosebud as having the second highest number of retail & commercial 
tenants but also the second highest vacancy rate of 7.3%.  There are two main commercial 
clusters in Rosebud in the form of the Rosebud Plaza and Centro Rosebud, with a central strip 
fronting Point Nepean Road that partially links the two centres.  While the northern part of the 
strip performs very strongly there are a number of locations that are underperforming.  This 
includes poorly located retail floorspace in side and back streets which has attracted lower 
order retailing or office uses.  Similarly, within the centre of this strip retail performance 
weakens as a result of the distance from key anchors.   

Centro Rosebud has a Safeway of approximately 4,000 sq.m. as the major tenants, with 15 
specialty stores.  There is also a Ritchie’s supermarket located near this centre on a side 
street, away from the main road.  Despite this, the Ritchie’s performs well which may be 
attributable to residents knowing its location as well as the availability of ample parking.   

Parking bays are located off a slip lane to the main road, which also acts as a safety barrier for 
pedestrians.  Beyond the Mobil Service Station there is no slip lane, but shopfronts face the 
main road.  As this road is a major thoroughfare, it presents a barrier for pedestrians.  As a 
result, the strip from the service station to Port Phillip Plaza has less intensive retail activity.  In 
addition to this, the retail strip between both shopping centres is very long, hence people tend 
to go to one or the other and bypass the section in between.   

As a result of the length of the strip, side streets have been necessary to allow access.  
However, this has led to poorly located retail floorspace which is currently underperforming.  
Traditional office users are also using shop fronts to conduct their business, while an 
unusually high number of opportunity shops have also established in this area.   

1.4.6 Opportunities 

Retailing 

The issues associated with the provision of additional floorspace for traditional retailing 
and bulky goods retailing need to be addressed more fully with respect to likely retailers 
and required locations with the centre. 

Entertainment Precinct 

There may be an opportunity to create an entertainment precinct around the cinema, 
however, further analysis would need to be carried out to consider whether there would 
be sufficient demand to be commercially, especially since Rosebud has an ageing 
population and has a seasonal tourism market. 
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Café / Restaurant Precinct 

Of all the centres in the Mornington Peninsula, Mornington has the highest number of 
cafes (50), bars and restaurants offering a diverse range of options such as family 
restaurants, up-market restaurants, juice bars and pubs.  Rosebud, on the other hand, 
only has approximately 15 cafes and restaurants.  There may be an opportunity to 
develop the retail strip along Point Nepean Road into a restaurant / café precinct, which is 
envisaged to perform well during holidays when tourists visit the area.  The viability of 
businesses may however be impacted upon by the lower income profile of local residents 
and again the seasonality of tourism activity. 
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1.4.7 Conclusions 

While future population and household growth will require more retail floorspace, there 
may be some difficulties associated with incorporating this into the existing centre in a 
manner that meets the needs of both retailers and households.  At this stage, 
consolidation and better planning of existing underutilised retail uses is required.   

Greater investigation should be given the potential for bulky goods floorspace within 
Rosebud within the context of not only the level demand within the likely catchment area 
but also the likelihood of capturing this expenditure. 

 

1.5 Tourism  

The opportunities for tourism development across the Mornington Peninsula have already 
been canvassed within the Mornington Peninsula Sustainable Tourism Development Plan6  
(the Plan).  The overall tourism market as it relates to the Mornington Peninsula may be 
segmented into day trippers, overnight visitors, domestic visitors, international visitors and 
niche markets.  Each of these segments is distinctly different in terms of their use of facilities 
which in turn influences future development opportunities.  The purpose of this section of the 
study is to draw upon the findings of the Tourism Development Plan to identify potential 
tourism related opportunities for Rosebud. 

The key strengths of the peninsula were identified by the Plan to be food, wine, golf, natural 
attractions, shopping, arts/cultural activities, with potential niche markets associated with 
golfing and food / wine activities.  Golf visitors in particular were identified significant 
opportunities due to higher spending levels per visit and their participation in a wide range of 
other activities.  Another benefit of golf visitors is that they are more likely to visit during the 
week rather than weekends thereby helping to reduce some of the seasonality that 
characterises tourism on the peninsula. 

The ability of the Mornington Peninsula to capitalise on the opportunities created by the 
presence of golf courses is the limited availability of high quality accommodation.  Similarly, 
this factor was also identified as limiting the ability of the peninsula to capture a share of the 
conference market.  

To summarise, the broad opportunities for the Mornington Peninsula region as identified in the 
Tourism Development Plan lie in: 

 Encouraging more golfers and international visitors; 

                                                           

6 Urban Enterprise Pty Ltd. (2005), Mornington Peninsula Sustainable Tourism Development Plan. 
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 Linking complementary products / having ‘package deals,’ as most visitors will use 
several facilities / participate in a range of activities; and 

 Capitalising on opportunities for budget / family accommodation as well as up-market 
accommodation and conference facilities. 

1.5.1 Key Issues Impacting Upon the Tourism Sector 

The difficulty associated with attracting tourism activities and the associated development of 
infrastructure and facilities lies in the seasonality associated with the southern peninsula 
tourism market.  As Figure 6 indicates, overall occupancy rates for accommodation within the 
southern peninsula region are significantly lower and more variable than for either inner or 
suburban Melbourne.  These factors combine to reduce the competitiveness of the region in 
attracting investment in accommodation facilities and tourism infrastructure generally. 

Figure 8: Occupancy Rates – Southern Peninsula Region vs. Metropolitan Melbourne 
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Source: ABS 

The ability of Rosebud to attract tourism activity associated with golf visitors may be limited by 
the potential development of on-course accommodation in the future.  While accommodation 
is currently only available at the Moona Links golf course, accommodation is currently under 
construction at St. Andrews golf course and may potentially also be developed at Cape 
Schank and Eagle Ridge golf courses in the future.   
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On-course accommodation naturally has a considerable competitive advantage in attracting 
golfers and as a result will limit the ability of Rosebud to tap into this market.  In order to be 
competitive, accommodation in Rosebud would have to offer discounted accommodation 
which may render it commercially unviable. 

The opportunities for attracting broader tourism activity will be influenced by:  

 Strong competition from Portsea and Sorrento located approximately 15 km further 
along Port Nepean Road, both of which offer higher levels of amenity, better bay 
views, less car traffic, and established tourism precincts offering accommodation, 
cafes, restaurants, cinema and hotels; 

 Rosebud’s residents and visitors having a lower socio-economic profile than those of 
either Portsea or Sorrento which impacts upon the underlying level of demand for 
discretionary goods and services (e.g. cafes, restaurants, clothing, gift and personal 
services retailing).   This underlying level of demand is necessary for Rosebud to 
sustain businesses during non-peak periods as well as to help establish a critical 
mass of these activities necessary to attract tourists; 

 The relatively low lying nature of Rosebud which impacts upon the ability to offer 
scenic views over Port Phillip Bay which are available in alternative locations 
including Mornington, Mount Martha, Sorrento and Portsea. 

1.6 Commercial Office Uses 

The Mornington Peninsula Activity Centres Strategy identified 6,455 sq.m.7 of floorspace 
currently occupied by commercial, professional and community uses with demand for an 
additional 7,170 sq.m. of office floorspace within the Rosebud Activity Centre over the period 
to 2021.  This requirement has been derived on a household provision basis and an 
assumption that there will be a long-term increase in the role of commercial services across 
within centres across the Mornington Peninsula. 

The majority (78%) of existing office floorspace is located along Point Nepean Road indicating 
that it is located either within or above retail premises.   An inspection of the centre confirmed 
that the majority of existing office activities are being undertaken in non-purpose built offices.   

The business services sector within Rosebud comprises small businesses focused upon 
servicing the needs of local households and as a result will have a number of requirements 
including: 

 Location within activity centres where they are able to benefit from exposure to local 
residents; 

                                                           

7 Iincludes hotel and bottle shop of  1,671 sq.m.  
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 Affordable rent reflecting the generally less profitable nature of businesses servicing 
the household sector; 

 Generally smaller premises which is also a reflection of the size of businesses; and 

 Proximity to the business owner’s home. 

The construction of new suburban office floorspace is generally dependent upon established 
businesses seeking higher quality accommodation that reflects the image that they are 
seeking to project to customers and clients.  Generally, such businesses include those within 
the legal, financial services, information technology and business consulting sectors.   

Start-up businesses do not usually represent a source of demand for new office floorspace as 
these businesses generally have limited accommodation budgets and instead will tend to 
lease older, lower quality office space or alternatively use home-based offices.   Retail 
premises within Rosebud offer an alternative form of office space with a number of locations 
within the centre where demand for retail uses is limited and thereby creating the opportunity 
for affordable space.  These locations include side streets running off the main retail strip 
(Point Nepean Road).  

In the event that there is insufficient space to accommodate office uses within the Rosebud 
Activity Centre, Council may be faced with the dilemma of how best to facilitate the provision 
of the required additional floorspace.  As already indicated, local businesses will be seeking 
affordable office floorspace and hence may not have the capacity to pay the rental levels 
required to make the construction of new purpose built office space viable.   This creates the 
need to identify alternative sources of supply which may include the residential dwellings 
adjacent to the Rosebud Activity Centre. 

It is recommended that future office related uses be encouraged to locate within the Rosebud 
Activity Centre in secondary retail premises.  Additional supply may be facilitated via the use 
of residential dwellings immediately adjacent to the centre as required. 
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1.6.1 Rosebud Office Market Profile 

A review of properties suitable for accommodating office uses currently available for lease 
within Rosebud highlights both the diversity of properties available and the current returns for 
these properties.  

Property 1:  

 212 sq.m. purpose built office 

 Rent: $36,000 pa / $170 per sq.m. 
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Property 2:  

 67 sq.m. shop 

 Rent: $7,540 pa / $112 per sq.m. 
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Property 3: First Level Offices 

 10 sq.m.  to 22 sq.m. 

 Rent: $2,380 - $5,148pa / $235 per sq.m. 
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Property 4: Shop 

 130  sq.m. 

 Rent: $18,900 pa / $145 per sq.m. 
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1.7 Housing  

The housing sector represents a significant component to the Rosebud local economy 
and the wider regional economy of the southern peninsula through: 

 Providing employment in  the construction sector which accounts for a 
significant proportion (10%) of total employment in the region; and 

 Accommodating population growth which in turn supports the local economy 
which is dominated by businesses servicing local households. 

The past decade has been characterised by: 

 Strong growth in building activity across the Mornington Peninsula over the 
period 1995-2002 followed by a slowing to more sustainable levels (refer 
Figure 8); 

 A significant increase in median house prices within seaside areas such as 
Rosebud where median house prices increased from $75,000 to $250,000 
before weakening slightly; 

 Median house prices in Rosebud and Rosebud West increasing from around 
55% of metropolitan prices in the late 1990s to current levels of 75% (refer 
Figure 9).  This narrowing in the price differential has the potential to impact 
upon future population growth over the short – medium term as traditional 
purchasers are priced out of the market; and 

 An ageing of the population which when combined with the household’s 
dwelling preferences will have implications for future housing forms. 

This erosion of affordability within Rosebud has the potential to inhibit the migration of 
retirees and impact upon demand for holiday homes, particularly where purchases are 
financed by the sale or security of a family home in Melbourne.   The majority of 
retirees are looking to capitalise on equity from their existing dwelling in metropolitan 
Melbourne, however with minimum price incentives to relocate to Rosebud, retirees 
may seek more affordable locations.  Similarly, changes in the taxation of 
superannuation benefits is expected to result in a shift away from direct real estate 
investment which will include holiday homes.   
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Figure 9: Mornington Peninsula  Residential Building Approvals 
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Source: ABS, ID Consultants 

Figure 10: Median House Price – Rosebud and Rosebud West as a Percent of Metropolitan 
Melbourne 
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1.7.1 Demographic Composition and Housing Preferences 

Demand for different housing types is dependent upon the housing preferences of the 
population at the time.  Housing preferences vary significantly according to lifecycle 
stage based upon data collected from the Australian Bureau of Statistic’s Australian 
Housing Survey for Melbourne households.  

 A key finding of the survey is that there is a declining preference for non-detached 
housing (flats, apartments, townhouses etc.) as people form relationships and have 
children.  This trend reverses as people reach the retirement stage of their lifecycle, 
particularly for lone person households (refer Figure 11). 

Anecdotal evidence suggests that there may be an increasing acceptance of non-
detached housing across all lifecycle groups as the design of medium density dwellings 
becomes increasingly innovative and responsive to the needs of households, 
particularly owner occupiers.  Furthermore, as underlying land values increase there is 
a greater opportunity to reduce the overall cost of housing through increasing housing 
densities. 

Figure 11: Metropolitan Melbourne - Type of Dwelling Occupied by Selected Lifecycle 
Group 

0%
10%
20%
30%
40%
50%
60%
70%
80%
90%

100%

Lone Person
(< 35 yrs)

Couple Only
(< 35 yrs)

Couple with
children

Couple Only
(65 yrs +)

Lone Person
(65 yrs +)

Household Type

P
er

ce
nt

 o
f H

ou
se

ho
ld

s

Separate house Semidetached Flat

 
Source: Australian Bureau of Statistics, Charter Keck Cramer 

 



 
 
 
 
 
rosebud activity centre & foreshore reserve – issues & opportunities report   

37 

 

Within the wider Rosebud area, ID Consultants have forecast that over the period 
2006-16: 

 The number of resident households will grow by 1,593 (16%); 

 Couples without dependents will account for 44% of additional households; 

 Lone person households will account for 38% of growth in household 
numbers; and 

 Traditional families (including lone parent families) with dependents will only 
account for 15% of additional households. 

Table 4: Growth in Household Type 2006-16 
 

 Household Type Change 
2006-2016 

% of Total 
Change 

Couple families with dependents 138 9% 

Couples without dependents 701 44% 

Lone parent families with dependents 103 6% 

Other families 17 1% 

Lone person households 601 38% 

Group households 33 2% 

Total households 1,593 100% 

Source: ID Consultants 

While ID Consultants have not identified the age groups associated with each 
household type and hence lifecycle stage, it would be reasonable to assume that the 
two household types for which there will be the strongest growth will comprise older 
households.   

Future demand for medium density housing within Rosebud is expected to strengthen 
as a result of a number of key factors including: 

 The greater propensity for older households without dependents to choose 
medium density housing; 

 Current choice of medium density housing amongst older households being 
relatively low in comparison to metropolitan Melbourne (refer Table 5); and 

 Strong growth in underlying residential land values making medium density 
housing financially more attractive. 
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The location of this housing and the form which it takes will reflect a number of property 
market considerations including: 

 The attractiveness of medium density housing is dependent upon the level of 
amenity offered by the location and accessibility to services; 

 Demand for medium density housing will be dependent upon the market value 
of traditional  detached housing in a similar location; and 

 Construction costs are dependent upon the height of developments and site 
accessibility which may necessitate the need for specialist equipment as well 
as limiting the number of builders capable of undertaking such developments. 

The first two factors will combine to make locations within close proximity to the 
Rosebud activity centre attractive for higher density housing and in particular where 
there is the opportunity for sea views.  There is the potential for shop top housing to be 
commercial viable immediately south of Ninth Avenue where sea views are available.   
Further to the south again, larger sites exist which are capable of supporting more 
intensive development.  The final point relating to construction costs may however limit 
the potential for housing development within the activity centre. 

1.7.2 Retirement Villages / Aged Care Accommodation 

The age profile of the wider Rosebud area and the southern peninsula region is 
consistent with strong demand for retirement villages which offer independent village 
units.  Contemporary retirement villages generally require a minimum of 120 units and 
preferably up to 200 units in order to achieve the economies of scale required to 
enable a community centre to be provided on-site.  The site area required by these 
developments is around 7 hectares.  Proximity to an activity centre is a significant 
attraction for retirement villages but the availability of large sites is generally limited. 

Aged care facilities offer low to high care facilities and generally require much smaller 
sites in the order of 2,000 – 5,000 sq.m.  Proximity to an activity centre is not a major 
requirement for this form of accommodation. 

The implications for the Rosebud structure plan area are that: 

 There is a need to identify the availability of development sites either in their 
current form or that may be created through an amalgamation of smaller sites; 
and 

 Whilst higher care facilities may be more easily accommodated close to an 
activity centre, the benefits of doing so are considerably less than for 
retirement villages.  
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Table 5: Housing Type by Life Cycle Group 2001 

  Dwelling Type 

  
Separate 

house 
Semi-

Detached 
Flat,unit or 
apartments 

Other 
Dwellings Not stated 

Couple Family without Children by Age of Reference Person 65-74 

Mornington P'sula (S) - South 92% 5% 2% 1% 0% 

MSD (%) 87% 7% 6% 0% 0% 

Couple Family without Children by Age of Reference Person 74+ 

Mornington P'sula (S) - South 85% 11% 4% 0% 0% 

MSD (%) 78% 11% 10% 0% 1% 

Lone Person Female Aged 45+ 

Mornington P'sula (S) - South 78% 12% 9% 1% 0% 

MSD (%) 56% 19% 23% 1% 1% 

Lone Person Male Aged 45+ 

Mornington P'sula (S) - South 84% 6% 5% 4% 1% 

MSD (%) 57% 13% 26% 2% 1% 
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