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GLOSSARY AND KEY DEFINITIONS 
 

ABS Australian Bureau of Statistics 

DDO Design and Development Overlay 

DELWP Department of Environment, Land, Water and Planning 

Dwellings (see also 
Structural dwellings) 

A dwelling is a structure which is intended to have people live in it, 
and which is habitable on Census Night (ABS). 

Estimated Resident 
Population (ERP) 

The official measure of the Australian population, based on the 
concept of usual place of residence (ABS). 

Household One or more persons, at least one of whom is at least 15 years of age, 
usually resident in the same private dwelling. For census purposes, 
the total number of households is equal to the total number of 
occupied private dwellings (ABS). 

Green Field development The subdivision and residential development of previously 
undeveloped land 

ID Consulting The MPSC’s demographic consultants. 

Infill development The further development or re-development of sites that have 
previously been developed, usually at a lower intensity than currently 
proposed. 

Mornington Peninsula 
Localised Planning Statement 
2014 

One of four localised Planning Statements intended to complement 
PLAN MELBOURNE and to protect and enhance the valued attributes 
of distinctive areas of State significance. Forms part of the State 
Planning Policy Framework through Clause 11.05 -2. 

MPSC Mornington Peninsula Shire Council. 

Occupancy Rate The proportion of dwellings which are occupied (VIF). 

PLAN MELBOURNE The State government’s planning strategy for metropolitan 
Melbourne. 

Structural Dwellings All dwellings (occupied and vacant). 

UGB Urban Growth Boundary. 

VIF Victoria In Future – demographic and development projections 
produced by the State government. 

VPP Victoria Planning Provisions – state-wide planning controls that form 
the basis of all municipal planning schemes. 
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1. Introduction 

What is the Mornington Peninsula Housing and Settlement Strategy? 
 

Housing is central to the health and wellbeing of individuals and communities. 
 

Equally, many of the decisions by the public and private sector in relation to 
investment, the development of infrastructure and the provision of services and 
facilities are influenced by the scale and location of population growth. 

In this context, the Mornington Peninsula Housing and Settlement Strategy 2017 (the 
HSS) seeks to outline directions for future housing and population growth on the 
Mornington Peninsula over the next 15 years. 

 

 
The HSS also aims to recognise the particular values and character of the Mornington 
Peninsula and to ensure that these critical aspects are properly protected. To achieve 
this, the Strategy generally builds on the existing approaches to managing residential 
development across the different areas of the Peninsula. 
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Having regard to the recommendations of the Managing Residential Zones Advisory 
Committee report (July 2016), the HSS includes: 

• consideration of the current housing policy context at the state, regional 
and local level; 

• consideration of current zone and overlay controls; 
• an outline of previous consultation and community engagement; 
• an assessment of the existing population and housing profile of a municipality; 
• an assessment of projected population growth; 
• an assessment of projected housing demand, including the mix of housing 

types; 
• an assessment of potential housing capacity; 
• identification of key issues/challenges that emerge from the above issues; and 
• proposed actions to support implementation of the housing strategy. 

 
In addition, the framing of this document as a Housing and Settlement Strategy is 
intended to highlight the importance of addressing the provision for housing as part of 
a more comprehensive consideration of integrated planning for the townships and 
villages of the Peninsula. This approach emphasises that any proposed changes in the 
extent and location of housing and population growth need to have regard to the 
availability of services and facilities, both public and private, and the capacity of 
infrastructure. They also need to be guided by principles of liveability and a low carbon 
future, such as locating new development in areas with good access to employment, 
services and public transport. 

Finally, these decisions need to be made with regard to wider metropolitan planning 
policies such as PLAN MELBOURNE – the State Government’s planning strategy for the 
Melbourne region – and, most crucially, the Mornington Peninsula Localised Planning 
Statement 2014 which outlines the long-term planning objectives, the particular role 
and the key directions specific to the Peninsula. 
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2. Housing and Settlement Vision 

The vision, or overarching goal, for the HSS –derived primarily from the Shire’s 
Council Plan 2017 -2021 and the Mornington Peninsula Localised Planning Statement 
2014 –may be expressed as follows: 

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

 
In this context, the key directions are to: 

▪ Recognise the limits to the capacity of the Peninsula and of the individual 
towns and villages to accommodate further growth. The Mornington Peninsula 
will not accommodate major population growth and the existing Urban Growth 
Boundary and Green Wedge rural area will be maintained. The townships of the 
Mornington Peninsula are expected to accommodate at most moderate and 
generally low levels of housing growth, with many smaller towns and villages 
intended to accommodate very limited further development. Development within 
each settlement will only be of a scale and character appropriate to the role, 
function and location of that settlement, and the existing hierarchy of large and 
small settlements will be recognised and maintained. 

▪ Give priority to the protection of residential character and amenity. The role 
and character of the Mornington Peninsula’s settlements, towns and villages will be 
protected. 

▪ Identify and make provision for changing housing needs to the extent that is 
consistent with the role, character and function of each township and 
settlement. Within the overall context of the Peninsula’s housing role, there are 
opportunities to enhance the liveability of the townships and better support current 
and emerging housing needs. 

▪ Determine appropriate change through a consultative process. Any significant 
change to the character of an area, and where appropriate the definition of 
“preferred future character”, should occur through a process of community 
consultation and the adoption of a relevant local area plan. 

▪ Ensure that future development is properly supported with infrastructure and 
services. Future planning for the townships and settlements on the Peninsula 
will be based on principles of good design, integrated local area planning and 
environmental sustainability, and in accordance with the character, scale, role 
and functions of each settlement. This includes ensuring a proper balance and 
coordination between increases in housing and population, and access to 
employment, services, health and education facilities, open space, parkland and 
other infrastructure that meets the needs of the community. 
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3. Background and Context 

The Mornington Peninsula has long been identified in State policy as an area that has 
special value in providing ‘services’ for the growing population of the Melbourne 
region as well as for the local community. These policies emphasise the Peninsula’s 
role in providing opportunities for informal recreation, conservation and agriculture, 
as well as the potential to accommodate future port development on Western Port. 

This role is distinct from, but complementary to, that of other areas across 
metropolitan Melbourne which are designated as Urban Growth Areas, and requires 
that the townships and residential development on the Mornington Peninsula be 
contained within established boundaries, as expressed through the Urban Growth 
Boundary under the Mornington Peninsula Planning Scheme. 

Equally, the townships and settlements of the Mornington Peninsula have been 
regarded as providing residential choices separate from the metropolitan pattern of 
suburban growth. The township-based settlement pattern is a further distinctive and 
valued feature of the Peninsula, and is supported by clear policy directions that have 
been established in various forms with consistent community and state government 
support since the mid 1970’s. 

The townships provide a high level of amenity that is often based on a relatively 
‘spacious’ development pattern, and a character that retains informal areas of public 
and private open space, as well as proximity to the coast and rural landscapes. 
Despite the relative lack of accessibility to major employment centres, public 
transport services, higher order health and education facilities, and other features of 
a more “urban” lifestyle, this alternative is preferred by many residents 
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Although there is no single ‘character’ that describes every town and village in the 
Peninsula, the consideration of character is a major factor in identifying the level of 
change that may be accommodated in each area while noting that good design is an 
expected requirement in all areas. In this context, extensive ‘densification’ of the 
townships on the Peninsula would risk undermining the character that residents highly 
value, which is a part of the attraction of the Peninsula for visitors. 

The framework that has been established in relation to managing change and 
protecting neighbourhood character is outlined in Section 7.3. 

It is also important to note that the settlements of the Mornington Peninsula 
constitute a hierarchy of larger and smaller towns and villages. The size of the 
commercial activity centre associated with each township, as outlined in Figure 1, 
generally reflects the role of that settlement in the hierarchy, although in some cases 
a strong tourism function has resulted in commercial areas that are larger than would 
normally be associated with the size of the resident population. 

The larger settlements, with larger populations, generally support the widest range of 
services and facilities while the smaller towns and villages, in both rural and coastal 
areas, may contain local level facilities but often depend on access to a larger 
township for comparison shopping and higher-order services 

This hierarchy developed historically, often in response to the features and 
constraints of the natural environment, and reflects previous patterns of rural 
activity, the progress of settlement along the coast and the development of transport 
routes. It remains a key element in planning for future growth on the Peninsula. 

Figure 1 – Hierarchy of Mornington Peninsula Activity Centres 
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4. Current Housing Policy 

4.1  PLAN MELBOURNE 
 

PLAN MELBOURNE (March 2017) is the key State government planning strategy for the 
Melbourne metropolitan region which has been prepared to guide residential, 
commercial and industrial development over the next 35 years. 

PLAN MELBOURNE identifies five sub-regions across metropolitan Melbourne. The 
Mornington Peninsula is included as part of the Southern sub-region, which also 
includes the municipalities of Frankston, Kingston, Greater Dandenong, Casey and 
Cardinia. 

In terms of population growth and housing demand, PLAN MELBOURNE 2017 
anticipates an increase in the population of metropolitan Melbourne by 3.4 million 
people over the next 34 years (to 2051), growing from approximately 4.5 million in 
2015 to almost 8 million. During the same period, Victoria’s total population is 
estimated to reach 10.1 million. 
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Key objectives in PLAN MELBOURNE that relate to housing may be summarised as 
follows: 

• The need to accommodate projected population growth resulting from natural 
increase and migration (from interstate and overseas). This will require 
provision for an estimated additional 1.55 million dwellings in the Melbourne 
metropolitan region by 2051. 

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

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

• Avoid continuing urban sprawl, with strong support for protection of the 
existing Urban Growth Boundary and Green Wedge areas. PLAN MELBOURNE 
estimates that there is at least 20 years’ supply of existing residentially zoned 
“greenfield” land. 

• Support for the 20-minute neighbourhood principle so that people can access 
most of their daily needs within a 20-minute journey by walking, cycling, 
riding or public transport. This is an indicator of liveability and reduced car 
dependency. 

• Increase the supply of social and affordable housing. 
 

• Provide greater choice and diversity of housing. 
 

As noted above, PLAN MELBOURNE emphasises the need to accommodate population 
growth and increase housing supply within established residential areas with better 
access to employment, facilities and public transport. In this context, the report notes 
that: 

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

In terms of the distribution of future housing demand, PLAN MELBOURNE projects a 
demand for approximately 310,000 additional dwellings in the Southern sub-region 
between 2016 and 2051 and proposes that 185,000 new dwellings be 
accommodated through infill development within established areas and 125,000 
through greenfield development. 

The implementation plan released with PLAN MELBOURNE proposes the development 
of Regional Housing Plans, to be led by the State government by the end of 2018, to 
determine the distribution of future housing supply at the municipal level. 

While this work is yet to be commenced, the State government’s Victoria in Future 
(VIF) Projections indicate an increase of 15,858 dwellings on the Peninsula between 
2016 and 2031, and an ongoing growth rate of approximately 1.1%. 

4.2 Mornington Peninsula Localised Planning Statement (July 
2014) 

The Mornington Peninsula Localised Planning Statement was produced following an 
extensive process of community consultation, referred to as the PLAN PENINSULA 
community conversations. 

As the most recent and highest level of State policy specifically relating to the 
Mornington Peninsula, the Localised Planning Statement, which was endorsed by the 
State Government in July 2014, is particularly important in determining the 
appropriate application of the various policy directions and strategies. 

It is an overarching policy statement that includes the following key objectives: 

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

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

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

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

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

The Planning Statement also includes the following strategies: 
▪ The Mornington Peninsula will not accommodate major population growth 

and the existing Urban Growth Boundary and Green Wedge rural area will be 
maintained. 
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▪ Urban development, including residential and low density residential 
development in whatever form, will be limited to areas within the Urban 
Growth Boundary. 

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

▪ Development within the Urban Growth Boundary, whether within residential, 
commercial or other areas, will be of a type and scale that maintains the 
existing valued character of each town or settlement, or supports a change to 
a preferred future character that is clearly established through community 
consultation and the adoption of a relevant local area plan. In the assessment 
of any planning permit application, priority will be given to any local character 
statement or policy adopted by the responsible authority. 

▪ The character and functions of the towns and villages will be protected, and 
there will be no linear development between towns along the coast or 
expansion into the areas between townships. Development within each 
settlement will only be of a scale and character appropriate to the role, 
function and location of that settlement. 

These strategies highlight that future housing growth on the Mornington Peninsula 
must be tempered by policies which protect the valued and special characteristics of 
the Peninsula’s landscapes, townships and neighbourhoods. 

The provisions of the Planning Statement clearly indicate that the protection of 
existing character, or ensuring that development is in accordance with a defined 
future character, will be given policy precedence over providing additional housing 
supply or consolidation policies per se. Other elements of the State Planning Policy 
Framework relevant to the HSS are summarised in Attachment 1. 

4.3 Our Peninsula 2021: Council Plan 2017-2021 

Our Peninsula 2021 – the Mornington Peninsula Shire’s Council Plan 2017-2021 – 
provides a blueprint for how Council will work towards achieving its strategic 
objectives. Council developed Our Peninsula 2021 with the benefit of extensive 
community consultation which took in the views of over 3,000 participants. 

Council’s overall vision is: To value, protect and improve the unique characteristics and 
way of life on our peninsula. 

The plan’s objectives, strategies and indicators to support this vision are organised 
around four key themes: 
• Our Place 
• Our Connectivity 
• Our Prosperity 
• Our Wellbeing 
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While the Council Plan seeks to address a range of issues, the consultation process 
strongly endorsed the importance of the character and sense of place to Peninsula 
residents, as expressed in the following comments recorded during the consultation 
process: 

 
“It is very quiet and safe, a friendly area. All the towns are each 

different but unique” (Merricks North respondent, 12-17 years). 
 

“Over-development at the risk of destroying natural environment… to 
keep balance between local needs and tourism” (Balnarring Beach 
respondent, 70-84 years). 

 
“Not to lose its country feel, too much over-development” (Red Hill 
respondent, 50-59 years). 

 
The community feedback also indicated that growth and development that does not 
disrupt the environment or township character was one of the biggest challenges 
and that more appropriate development is one of the things the Peninsula really 
needs. The HSS vision and directions are consistent with these community values. 

 
4.4 Existing Residential Zones and Overlays 

The existing distribution of zones and overlays under the Shire’s Planning Scheme 
reflects many years of strategic planning across the municipality and relates to 
housing demand, neighbourhood and township character, activity centre planning, 
and the protection of landscape settings and vegetation, amongst other matters. 

The Shire’s planning scheme is based on state-wide provisions, known as the Victoria 
Planning Provisions (VPPs), and the inclusion of three new residential zones into the 
VPPs in 2013 was intended to clarify expectations regarding future development for 
both the community and developers. 

The Residential Growth Zone (RGZ) was to be utilised in areas of substantial change, 
for example, near Metropolitan and major activity centres; the General Residential 
Zone (GRZ) was to be applied to areas where incremental change is anticipated while 
still protecting existing neighbourhood character; and finally, the Neighbourhood 
Residential Zone (NRZ) was to be applied to areas where the level of change is 
intended to be limited and the protection of neighbourhood character is paramount. 

The MPSC put forward proposed zone conversions as part of Amendment C179 in 
March 2014, including the use of the NRZ where existing residential development 
controls were in place. 

For the most part, the proposals of the MPSC were accepted by the Residential Zones 
Standing Advisory Committee in their (June 2014) report; however due to the structure 
of the NRZ at the time, it was not possible to effectively translate the existing 
subdivision controls into the new zone format. 

In this context, the (former) Minister for Planning applied the GRZ as a blanket 
translation of the Residential 1 Zone when the new provisions were approved in 
September 2014. No land on the Mornington Peninsula has thus far been allocated to 
the Residential Growth Zone or Neighbourhood Residential Zone. 
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Subsequently, in November 2015, the (current) State government established the 
Managing Residential Development Advisory Committee (MRDAC) to review the 
implementation of the new residential zones and residential zone provisions. The 
State government’s response to the MRDAC report was released in March 2017 
along with several changes to the residential zone provisions. Attachment 2 outlines 
the major elements of the recently revised zones, including the introduction of 
minimum mandatory garden area requirements and a height limit (which may be 
increased but not decreased by a local provision) of 3 storeys or 11 metres in the 
GRZ. 

Although these changes to the residential zone provisions are significant, the 
development of residential areas within the Shire has in fact been substantially guided 
by a framework of Design and Development Overlays (DDOs) which remain in place. 
Overlays are a form of planning control that enable the inclusion of local provisions 
relating to the form and design of developments in addition to the “parent” state-
wide requirements specified under the VPPs. 

At present, there are 28 individual DDOs (local schedules to the “parent” DDO Clause  
43.02 under the VPPs) that apply across the Shire, which reflect the varied 
environmental and development conditions that exist. 

The first seven DDOs effectively form a character typology that is applied to various 
residential areas on the Peninsula. The existing DDOs set out design objectives in 
various areas and include mandatory subdivision and development density provisions, 
mandatory building height controls, site coverage in some cases, and other siting and 
design requirements. 

These controls may be summarised as follows: 
 

DDO Type Key features 

No DDO (ResCode 
only) 

Applies predominantly to areas around the 
Major Activity Centres; also applies to areas 
within some of the smaller townships on the 
eastern Peninsula. 

DDO 1 - Township 
Design 

Includes township areas adjacent to the 
foreshore/coast; no specified minimum lot size 
but includes building height controls; requires 
approval over 6 metres (maximum 10 metres or 
2 storeys). 

DDO 2 - Bayside and 
Village Design 

Requires a minimum lot size of 1,300 m2 (with 
provision to consider dual occupancy on lots of 
1,300 m2); includes a maximum height limit of 2 
storeys or 8 metres. 

DDO3 – Coast and 
Landscape Design 

Minimum lot area in new subdivision of 1,500 
m2; includes a maximum height limit of 2 storeys 
or 8 metres. 
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DDO 4 - 
Environmental 
Design 

Minimum lot area in new subdivision generally 
between 2,000 and 2,500 m2; includes a 
maximum height limit of 2 storeys. 

DDO5 - Low 
Density Wildcoast 
Protection Area 

Minimum lot size of 5,000 m2; includes a 
maximum height limit of 2 storeys or 8 
metres. 

DDO6 - Low 
Density Landscape 

Minimum average lot size of 1 hectare; includes 
building height controls; requires approval over 
2 storeys or 8 metres. 

DDO7 - Low 
Density 
Environmental 

Minimum average lot size of 2 hectares; 
includes building height controls; requires 
approval over 2 storeys or 8 metres. 

In addition, there are several DDOs which apply to specific areas, including: 
 

• DDO18 – Mount Eliza Woodland Area 
 

• DDO19 – Bittern and Crib Point Township Residential Area 
 

• DDO20 – Crib Point Town Centre Residential Area 

 

To some extent, the DDOs already perform the function of identifying the level of 
development which is considered appropriate to different residential areas. However, 
at this stage, the DDOs have not been applied to all areas and significant parts of 
Mornington, Rosebud, Hastings, Dromana, Rye, McCrae, Tyabb, Bittern and Crib Point 
are unclassified. 

As part of the introduction of the new zones in 2014, Council also identified several 
areas where the consideration of the introduction of new overlay provisions was 
considered necessary. These “investigation areas” included: 

• Mornington (Beleura Hill precinct) 
 

• Crib Point 
 

• Bittern (Portsmouth Road precinct) 
 

• Mount Martha (Birdrock Avenue precinct) 
 

• Dromana (two precincts) 
 

• Mornington East 
 

• The Avenues, Rosebud 
 

Council has completed investigation area studies for Beleura Hill, Crib Point, Bittern 
(Portsmouth Road precinct), and Mount Martha (Birdrock Avenue precinct), and has 
implemented new planning controls for these areas (Amendments C163 and C189). 

 
The Avenues area in Rosebud is subject to Amendment C206 relating to the Rosebud 
Structure Plan, which is currently in progress. The Minister for Planning has recently 



Page 13 of 40  

refused to authorise the exhibition of Amendment C202, which proposed to apply the 
Neighbourhood Residential Zone to the Mornington East area. 

 
In addition to the investigation areas, Council has also approved the rezoning of land 
previously in the Low Density Residential Zone for the development of a retirement 
village and housing area in Mornington North, and an increase in the development 
density of land on the northern boundary of the Tyabb township. 

These changes indicate the ongoing review and adjustment of planning controls to 
better achieve Council’s intended housing outcomes. 
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5. Current Population and Housing Profile 

5.1 Population and Household Characteristics1 

The Mornington Peninsula has a current (2016) estimated resident population (ERP) of 
157,041 people – 51% female and 49% male – comprising approximately 61,110 
households. 

 
The average household size is 2.5 persons, compared with the Victorian average of 2.6 
persons. There are 15,561 single, or lone person, households on the Peninsula, 
representing 26.9% of households compared with 24.7% for Victoria. 

 
The population on the Mornington Peninsula grew between 2011 and 2016 at an 
annual average rate of 1.04%, compared with the Melbourne metropolitan average 
of approximately 1.8% (VIF 2016). 

A table indicating changes in population (and dwelling numbers) in different locations 
on the Peninsula (refer to Figure 1 below) is shown in Attachment 3. 

Figure 2 – Township Areas 
 

The average age of Peninsula residents is 46 years, compared with the Victorian 
average of 37 years. This older average age reflects the higher proportion of older 
persons in the Mornington Peninsula community, with 25% of the Peninsula 
population over 65 years of age, compared to the Victorian average of 15.6% (refer 
to Figure 3 below). 

                                                           
1 Minor variations in the reported numbers reflect the different statistical sources that are available. 
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Other major differences between the age structure of Mornington Peninsula Shire 
and Greater Melbourne are: 

 
• A smaller percentage of persons aged 25 to 29 (4.2% compared to 8.1%) 
• A smaller percentage of persons aged 30 to 34 (4.5% compared to 8.2%) 

 
The distribution of the older population on the Peninsula is uneven, with a greater 
proportion of older persons and households located in the Southern Peninsula. 
Thirty-eight per cent of the population in the Portsea/Sorrento/Blairgowrie area (in 
2011) were 65 years of age or older, while the same age group in Somerville 
comprises 12.6% of its population (ID Consulting). Additional statistical details are 
provided in the Community Profile in Attachment 4. 

Figure 3 – Comparison of population age structure in Mornington Peninsula and 
Greater Melbourne, 2016 

 

 
 

As a common pattern across the Melbourne region, households are gradually 
decreasing in average size (with an increasing number of sole person households) 
while the average age is gradually increasing. 

 
It is important to note, however, that changes in the relative proportions in each age 
group does not necessarily mean a reduction in the absolute numbers in any group 
within an area. Even where the proportion of older people in an area is increasing, 
the number younger people in the same area may stay the same or even increase as 
the overall population increases. This is significant in terms of planning for the 
provision of services and facilities to meet the current and future needs of the local 
communities. 
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5.2 Dwelling Stock and Occupancy Rate 

The 2016 census recorded a total of 89,116 structural dwellings on the Mornington 
Peninsula, compared with 83,626 in 2011, with an average annual growth rate of 
1.3%. 

The difference between the total number of dwellings on the Peninsula and the 
number of resident households (61,110) indicates the significant number of holiday 
homes and other vacant properties that are recorded through the census, being in the 
order of 28,000 dwellings. This constitutes 31.3% of the total dwelling stock, compared 
to only 9.6% across Greater Melbourne (ABS 2017). 

The percentage of unoccupied dwellings has decreased gradually over time (e.g. from 
37% of the housing stock in 1991); however, the total number of vacant dwellings 
has in fact increased by approximately 5,000 since 2011. 

This points to the continuing strong demand for second dwellings or holiday homes, 
especially on the Southern Peninsula and in the small coastal townships. Accordingly, 
while vacant dwellings now represent a smaller proportion of the total stock, they have 
increased in absolute numbers. 

 
Historically, the dwelling stock on the Mornington Peninsula has been dominated by 
detached dwellings as a much higher proportion of the total housing stock than the 
Melbourne average. 

 
While detached dwellings remain the dominant form of housing, representing 84% of 
the total dwelling stock compared with 66% across Greater Melbourne, the supply of 
medium density housing has increased to 12.9% (11,450 dwellings), which is still 
lower than the Melbourne average of 22.9% but greater than the Interface Councils’ 
average of 11.9% (id Profile). 

 
However, there is still limited flat or apartment style developments on the Peninsula, 
representing 4.7% of the total stock (2,705 dwellings) compared with 14.7% across 
Greater Melbourne. 

Consistent with the form of housing, the size of dwellings on the Peninsula, in terms of 
the number of bedrooms, is dominated by three and four bedroom dwellings, with only 
2.1% of the housing stock consisting of single bedroom dwellings compared with 
5.5% in Greater Melbourne. These figures indicate that decreases in household size 
are not necessarily reflected in the composition of dwelling stock, and smaller 
households do not necessarily seek smaller dwellings, resulting in an overall increase 
in the amount of dwelling floor space per person. 
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5.3 Employment and Housing 

The location of employment is an important consideration in planning for residential 
growth, with a major principle of PLAN MELBOURNE being to ensure that more 
housing is located near employment centres of various types, particularly the 
designated National Innovation and Employment Clusters, metropolitan activity 
centres, major activity centres and State Significant Industrial Precincts. The degree 
of employment self-containment in an area is one factor contributing to car 
dependency and vulnerability to changes in transport costs. 

According to the Australian Bureau of Statistics, Census of Population and Housing 
data in 2011, of the 83% of the workforce that provided information, approximately 
33,225 (52.2%) of the Peninsula’s employed residents worked within the Peninsula 
while 21,678 (34.1%) travelled outside of the Peninsula to work. In both cases, more 
than 80% of journey to work trips were by car. 

While the current (2017) unemployment rate for the Mornington Peninsula of 5.5% is 
better than that for the Melbourne Southeast region at 6.5%, suggesting that 
Peninsula residents could access employment opportunities in the region, it is still 
important to avoid disproportionate population growth relative to local employment 
growth potential especially in areas requiring long, car-based, journey to work trips. 
In this regard, recent changes in the State government’s policy position relating to the 
Port of Hastings may have a significant impact. 

The Mornington Peninsula Localised Planning Statement notes the opportunities that 
may be associated with future port development at Hastings; however, recent 
decisions to review the location of Melbourne’s future second container port have 
created uncertainty regarding the prospects and timeframe for any further 
development. 

Although the Port of Hastings area is included as a State Significant Industrial Precinct 
in PLAN MELBOURNE, this in itself does not provide security regarding future activity 
and employment in the area. 
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6. Previous Housing Strategy for the Mornington Peninsula 

Council has not previously produced a separate Housing Strategy document, and has 
relied instead on the provisions of the Planning Scheme to effectively express the 
provision for residential growth on the Mornington Peninsula. 

This consists primarily of the combination of a clear Urban Growth Boundary, policies in 
both the State Planning Policy Framework and Local Planning Policy Framework, and the 
use of zones and overlays to guide the location and form of development (particularly the 
use of Design and Development Overlays). The existing provisions of the scheme also 
require that the design of new development respects existing neighbourhood character, 
and this has been further reinforced by Council’s adoption of the 4-Step Guide to Context 
Analysis and Design Response (MPSC 2015). 

As noted previously, the long-standing policy directions expressed in the Mornington 
Peninsula Planning Scheme have been recently reinforced by the State government’s 
endorsement of the Mornington Peninsula Localised Planning Statement, which now 
forms part of the State Planning Policy Framework. 

In terms of housing strategy at a regional level, the 2006 Southern Regional Housing 
Statement, chaired by the then Department of Sustainability and Environment, further 
outlined the role of the Mornington Peninsula in a regional context, indicating a 
projected demand for 27,456 additional dwellings on the Peninsula between 2001 and 
2031 and noting an estimated supply of approximately 27,600 dwellings, which 
represented 13% of the projected growth in the Southern sub-region over the 30-year 
period. 

Most of this supply was to be derived from dispersed residential locations 
(accommodating 16,700 households). Of this number, provision to accommodate an 
additional 7,300 new households was expected to come from the conversion of holiday 
homes to permanent occupancy, i.e. the “release” of part of the holiday home stock, 
where the total pool of holiday homes (based on occupancy rates) was then estimated to 
be around 25,000 dwellings. 

Provision for 6,400 dwellings was estimated to come from greenfield development and 
4,500 dwellings from strategic redevelopment sites, generally within or near Activity 
Centres. 

 
Subsequently, in 2014, as part of the conversion to the new residential zones, Council 
made submissions to the Residential Zones Standing Advisory Committee (RZSAC) 
regarding the implications of the new zones on the capacity to accommodate future 
growth. The submission to RZSAC outlined the estimated future growth on the 
Mornington Peninsula, produced by ID Consulting in consultation with Shire officers, 
indicating a forecast increase of 15,355 dwellings between 2011 and 2031 (20 years), 
with location of new development generally as shown in Figure 4 below. 
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Figure 4 – The potential location of housing supply, 2011 – 2031 
 

The forecast anticipated an additional 767 dwellings per year as outlined in the 
table below, with a higher rate of development at the beginning of the period, i.e. 
4,705 dwellings between 2011 and 2016, or 941 dwellings per year. 

 
This was generally consistent with the projections produced by the State government 
and Housing Development Data which suggested initial demand for approximately 
1,000 dwellings per year. The forecast development rate then reduced to 629 
dwellings per year between 2026 and 2031. 

 
 

Figure 5 – Forecast population and dwellings, 2011 - 2031 
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7. Housing Strategy – Key Issues 

The previous sections relating to the policy framework, the role of the Peninsula; 
and demographic and dwelling stock characteristics indicate several key issues 
that need to be addressed by this Housing Strategy. These issues may be 
summarised as follows: 

▪ projected housing demand and potential supply; 

▪ the distribution of future housing growth; 

▪ protecting neighbourhood character; 

▪ the future of land in the Low Density Residential Zone; and 

▪ social housing and housing affordability. 
 

7.1 Housing Demand and Supply on the Mornington 
Peninsula 

7.1.1 Estimated housing demand 2016 - 2031 

It is important to recognise that the Peninsula has historically experienced 
relatively high levels of housing development, and in 2016 contained the third 
most dwellings of any municipality in Victoria – 89,116 dwellings – behind only 
Casey and Greater Geelong. 

 
However, it also had the sixth lowest occupancy rate, with 68.7% occupied and 
31.3% vacant, constituting approximately 28,000 unoccupied dwellings 
predominantly on the Southern Peninsula. This indicates the strong ongoing 
influence of the holiday home and property investment markets. 

 
It is therefore important to distinguish between the total demand for housing 
(including holiday homes, investment properties and the like) and residential 
demand, which is associated with increases in the permanent population of the 
Peninsula. 
 
The problem with this history is that future projections of demand, based on 
previous trends or the current distribution of housing across the Melbourne 
metropolitan and interface regions, will tend to exaggerate the level of 
residential demand (and, by implication, the “expected” level of supply) on the 
Mornington Peninsula. Furthermore, simply “releasing” more land to meet 
previous demand trends is likely to be self-fulfilling, as demand will to some 
extent follow the location of supply. 

 
In this context, there are significant variations in the projections of future housing 
demand on the Peninsula, which are dependent on the range of assumptions 
applied in their preparation. The State government’s Victoria in Future (VIF) 
projections indicate that there will be demand for an additional 15,858 dwellings 
on the Peninsula between 2016 and 2031. 
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In contrast, forecasts prepared by ID Consulting, who prepares the Shire’s demographic 
information and forecasts, estimate a demand for (only) an additional 9,018 dwellings 
over the same period. 

 
The VIF assumes a constant 1.1% growth rate over the 15-year period, whereas ID 
Consulting anticipates a reducing rate of growth as new housing development 
opportunities “tighten” as well as provides for the conversion of a proportion of the 
existing holiday home stock to permanent occupancy. 

 
A comparison between the VIF projections and the ID Consulting forecasts, with the 
latest census information as a point of reference, is included in Attachment 5. 

 
The recently released census figures for 2016 indicate a (slightly) lower resident 
population than had been estimated under both the VIF projections and ID Consulting 
forecasts, noting that the population at the 2011 census was also lower than the VIF 
forecast. 

 

Equally, the number of households, i.e. occupied private dwellings, in the census is 
substantially lower than both ID Consulting forecasts and VIF projections. This is 
possibly due to the lower occupancy rate which indicates that new dwelling 
construction on the Peninsula in part continues to be driven by the holiday home and 
investment markets. 

 

The population growth rate between 2011 and 2016 is consistent across the three 
sources; however, the ID forecasts assume a falling population growth rate out to 
2031 and beyond, reducing from 1% per year to 0.49% with a similar decrease in the 
rate of new dwelling construction. The ID forecasts of a declining rate of growth is 
based on an assessment of land supply and current policy settings. The lower rate is 
also consistent with comparable “interface” Councils, e.g. Yarra Ranges. 
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Work by Council indicates that even the higher level of VIF projected demand can be 
met under existing planning controls, as will be outlined in the following section, 
although there is a level of uncertainty associated with: 

▪ the rate at which sites in established areas may become available and are 
economically viable for redevelopment; 

▪ the yield of new housing from infill development, which depends on the assumed 
density of redevelopment; and 

▪ the rate at which holiday homes may be “released” and converted to permanent 
occupancy. 

It is also critically important to recognise that projections based on current patterns 
and previous trends alone do not determine appropriate planning policies; there must 
also be consideration of the objectives and role of different areas as part of the overall 
strategic planning framework. 

In this context, the designation of the Mornington Peninsula under PLAN MELBOURNE 
as one of four areas where a Localised Planning Statement should apply, and an area 
of State significance, is considered critical. 

Having regard to these factors, it is considered that previous trends alone do not 
provide an appropriate or adequate basis for a future housing strategy, and that the 
policy directions for the Mornington Peninsula which have been previously outlined 
need to be given primary consideration. 

 
Accordingly, it is considered that the ID Consulting forecast demand for an additional 
9,018 dwellings to 2031 is warranted, and is Council’s preferred residential growth 
figure. 

 
This is consistent with the State policy support for at most moderate and generally 
low levels of housing growth on the Peninsula and the need to protect the character 
and unique natural and landscape values of the Peninsula. 

7.1.2 Estimating Housing Supply 2016 - 2031 

Just as there are many assumptions affecting the estimated future demand for 
housing, there are also many variables that affect the potential supply. 

 
While areas included in Design and Development Overlays other than DDO1 provide 
a clear minimum lot size requirement as a basis for calculation of potential lot and 
housing yield, there is no fixed minimum lot size or site area per dwelling in 
residential areas that either are not currently subject to a DDO or are subject to 
DDO1 which relies on the state-wide (ResCode) subdivision and multi-dwelling 
housing provisions. 

 
Accordingly, there needs to be an assumption regarding the likely future density of 
infill development and redevelopment in those “non–DDO” areas to estimate the 
potential future supply. 
 

At this stage, it is considered that even where there is no DDO, there should be a 
relatively conservative assumption regarding the potential infill density. This 
consideration is consistent with the “moderate and generally low” rate of growth 
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direction expressed in State policy and the new mandatory minimum garden area 
requirements that have recently been introduced into the GRZ and NRZ. 

 
In this context, a minimum site or lot area of 450 m2 for new dwellings (requiring an 
existing lot area of at least 900 m2 for any further development) has been applied as 
a “base case” to areas considered to be reasonable candidates for a future 
Neighbourhood Residential classification, with some additional density (a minimum 
site or lot area of 300 m2 per dwelling) closer to major activity centres and a lower 
density (a minimum site or lot area of 1,000 m2) on the edge of larger townships. 

 
These assumptions are indicated on the Housing Distribution Maps forming part of this 
strategy (refer to Attachment 6). 

 
While these areas are not yet subject to a DDO or zone-based minimum lot size 
requirements, as part of the implementation of this strategy, it is recommended that 
these or comparable provisions be pursued through the planning scheme amendment 
process to provide greater certainty and consistency with the directions of the State 
Planning Policy Framework. 

 
It should also be noted that the density assumptions outlined above do not enable an 
exact estimate of potential yield as there are many other factors, including the amount 
of land required for public open space, drainage reserves, road reserves and the like, 
that may affect ultimate yield depending on design. At this stage, the estimated yield 
based on land areas and development density assumptions has been discounted by a 
further 5% to provide some “allowance” for these factors. 

 
Key new elements shown on the Housing Distribution Maps (Attachment 6) include: 

▪ Existing General Residential Zone (GRZ) 

These residential areas, located near the major activity centres of Mornington, 
Rosebud and Hastings, would be retained as GRZ without subdivision controls. 
Nonetheless, new Design and Development Overlay (DDO) Schedules with provisions 
for height controls will be introduced for Rosebud and Hastings as per the 
recommendations in the Rosebud and Hastings structure plans. 

▪ Town Centre Residential DDO 

This overlay would provide for a discretionary site density of 1 dwelling per 80 to 
150 m2 of effective site area and a mandatory height limit of three storeys with 
increased setbacks for upper storey areas. Due to the greater uncertainty 
regarding the density and timing of redevelopment, the potential yield from these 
areas has not been included in the estimated housing supply at this stage. 
Nonetheless, they will need to be further defined through town centre structure 
plans. 

▪ Neighbourhood Residential Zone (NRZ) Schedule 1 

The schedule to this zone would provide for a minimum site or lot area of 300 m2 
per dwelling. 

▪ Neighbourhood Residential Zone (NRZ) Schedule 2 

The zone would apply to many previously unclassified areas and the schedule 
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would provide for a minimum site or lot area of 450 m2 per dwelling. This would 
effectively moderate the potential for incremental infill development, enabling 
applications for dual occupancy development on between approximately 20% and 
50% of existing lots, depending on the existing lot sizes in the area. 

▪ Neighbourhood Residential Zone (NRZ) 

This zone would apply to all General Residential Zone (GRZ) areas except those 
without a DDO or affected by DDO1. The proposed rezoning from GRZ to NRZ is based 
on housing capacity, character and a review of planning scheme provisions which 
together identify these areas as not suitable to adopt the role of accommodating 
significant new housing in otherwise established residential areas of townships. There 
is no need for an additional schedule to this zone because minimum site or lot area 
requirements will continue to be provided by the underlying DDOs. 

▪ Investigation Areas 

These are areas considered to be either primarily under-developed (and/or 
relatively isolated) or strategically located with potential for denser development. 
Examples of the former are Low Density Residential Zone (LDRZ) land in Dromana, 
Mount Martha and Mornington, and GRZ land in Hastings, where further 
consideration of development options is merited. Land currently within the 
Industrial 3 Zone on Creswell Street, Crib Point is another example. As for the 
latter, the GRZ Council-owned land in Baxter is considered to have sufficient 
strategic justification to be included as investigation areas due to its proximity to 
the activity centre, railway station and major transport routes. 

▪ Proposed DDO Conversions or New DDOs 

These are conversions from an existing DDO to another or applications of a DDO 
to areas currently without one. The existing provisions of the areas identified here 
are considered inadequate in terms of reflecting the existing conditions and 
protecting the character of the areas. This includes areas of low density 
subdivision in Portsea, land on the eastern edge of Mornington and land adjoining 
Bayvista Rise in Somerville. 

▪ Proposed Urban Growth Boundary (UGB) 

This proposal attempts to fix the anomaly arising from the absence of an UGB around 
the urban areas, i.e. GRZ and LDRZ, of Balnarring Beach, Merricks Beach, Merricks and 
Point Leo. 

In addition to the exclusion of the yield from the proposed Town Centre Residential 
Overlay areas, there is significant potential for redevelopment within commercial 
areas (on commercially zoned land, including existing Council-owned car parking 
areas); however, this has not been included in producing the current estimate of 
potential housing supply, given the likely timeframe and economic viability of 
redevelopment is uncertain. 

Estimates produced in Structure Plans for the Hastings, Mornington and Rosebud 
Activity Centres suggest that an addition of around 4,500 dwellings could be located 
within and directly adjacent to commercial activity centres. This may well contribute 
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to increasing housing diversity and total housing supply beyond 2031. However, the 
ability to achieve additional housing supply from development within major activity 
centres and other commercial areas must be balanced with maintaining the 
traditional low scale built form along the Mornington Peninsula coast and hinterland. 

 

It has also been assumed that there is no infill development in established rural 
residential or low-density areas that are made up of multiple developed lots and 
which often form a larger buffer (or “soft edge”) between residential areas and the 
rural Green Wedge. However, as outlined in Section 7.4, several undeveloped sites in 
the LDRZ have been identified as investigation areas and may provide for some 
additional housing supply in the future, although this is still to be determined. 
Equally, no potential for additional housing in the Green Wedge area has been 
assumed, as this is also dependent on policies which are currently under review 
through the Green Wedge Management Plan. 

 
Finally, as noted above, the VIF projections have not included any provision for 
holiday home conversion to accommodate some of the projected demand, and while 
this does represent a potential source of supply, it has not been factored into 
Council’s supply estimate at this stage. The “release” of holiday homes and 
increasing permanent occupancy is likely to provide a source of “new” residential 
supply in the longer term. 

 
Having regard to these factors, the total potential housing yield is estimated to well 
exceed both the ID demand forecasts (of 9,018 dwellings) and the VIF projections (of 
15,858 dwellings) by at least 3,000 dwellings to 2031. 

 

The assumptions utilised in producing this supply estimate are summarised in 
Attachment 7. This reinforces the position that there is sufficient potential supply, 
aligned with the State policy position supporting moderate to low growth. 

 
However, as with all areas where future housing supply is dependent on infill 
development and redevelopment of existing housing sites, it is difficult to predict the 
rate at which sites will be “released” for re-development, as well as the scope to 
accommodate some future demand through greater permanent occupancy of existing 
holiday homes. 

 
This depends on both the economic viability of development and the competing 
interests, such as the retention of existing dwellings as holiday homes. In these cases, 
it is expected that changes in land and housing prices over time, reflecting the balance 
between demand and supply in different locations, will be the key mechanism in the 
release of land for redevelopment. 

 

7.2 Distribution of Future Housing Growth 

State government advice has previously indicated that the major focus in Housing 
Strategies is at the municipal level, i.e. that it is the overall supply and demand at the 
municipal level that is most important rather than seeking to balance supply and 
demand in particular locations, particularly given the practically unlimited demand in 
some locations and the need for reasonable limits on supply. 
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However, in line with the well-established policy of supporting the hierarchy of 
settlements on the Peninsula, the future housing estimates provide for proportional 
growth, with the greatest increases being located within or adjacent to the major 
townships of Rosebud, Mornington and Hastings, as shown in the indicative 
distribution of new housing potential in Attachment 8. 

 
 

There are some locations where the relatively small existing housing “base”, compared 
with the land available for future development, results in a relatively high projected 
percentage increase in the number of dwellings. 

 
That said, the distribution of future growth is not expected to change the role or 
function of any of the settlements relative to each other; the major activity centres of 
Mornington, Hastings and Rosebud will continue to have a particular role in providing 
“district level” services, although the “gap” between the major townships and the 
second tier of large townships, e.g. Somerville, Mount Eliza, Rye and Dromana, may 
narrow to some degree. 

 

7.3 Managing change and protecting neighbourhood 
character 

Neighbourhood character is subject to a range of interpretations, with varying views 
on, among other matters, how a neighbourhood should be defined, how to identify 
and describe the elements which are distinctive about particular areas and whether 
“character” should include consideration of social attachments as well as physical 
characteristics. 

 

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

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

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

 
Although each place or area is different, some basic character types can be identified. 
For example, buildings often dominate the character of inner city areas and present a 
solid wall to the street, producing a “hard” urban character. 
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In contrast, in many areas of the Mornington Peninsula, the established vegetation of 
an area is a more dominant element, and often links the public realm of the street with 
the private realm of the private property, producing a “soft” informal bushland 
character. 

 

 

Areas may be classified by how closely they resemble one or other of these types, 
albeit with some variations. A “garden” character type is also frequently identified, 
usually where land form and remnant vegetation are not necessarily as dominant, but 
where site sizes are relatively large and garden space around buildings and landscaping 
in the streetscape are key character elements. 

 
Several areas on the Mornington Peninsula are referred to as having a “coastal” or 
“bayside” character. The term “coastal” has generally been applied to areas with a 
stronger land form influence, while “bayside” often refers to areas near the bay with 
a flatter topography but which still retain substantial vegetation cover and lower site 
coverage. While not easy to define, coastal and bayside character is partly a product 
of the landscape and topography, combined with some elements of built form that 
have become associated with this environment. This in turn has been influenced by 
both the era of development and the high level of informal holiday home use that 
has previously dominated many of these areas. 

 
Although character varies across and within neighbourhoods, and even along single 
streets, it still makes sense to describe an area as having “coastal” or “bayside” 
character – and to seek to protect this character, having regard to concerns regarding 
“homogenisation” and the spread of “suburbia”. 

 
Even in areas where some level of change would not necessarily be opposed, there 
can be strong opposition to “densification”, if this means intrusive development with 
substantially greater heights, bulkier built forms and less “green space” around 
buildings. It is not necessarily the case that the details or style of existing building 
design are strongly valued, but rather they are preferred to the limited alternatives 
that appear to be offered by the market. 
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In this context, it is important to recognise that the State Planning Policy Framework 
provides the following statement about the Mornington Peninsula: 

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

 
It is also important to consider what standard, if applied on a consistent basis, is most 
likely to achieve the protection of existing character or a preferred design outcome. 
For example, what will fit (and not fit) with a specific character objective. Such an 
objective might include ensuring a green and relatively open streetscape, without 
individual buildings dominating (through intrusive setbacks or excessive height) and 
with a sense of space and landscape between and around buildings, as distinct from 
more urban areas. While this approach emphasizes “fitting in” over “bold expression”, 
this is to some degree the nature of respecting (shared) character. 

 
In general terms, the “apartment block” form of development, which is a 
predominantly “urban” built form, has very limited application in the Mornington 
Peninsula’s townships and is expected to be limited to the Major Activity Centres and 
larger town centres, primarily as part of the core area, e.g. in a level above ground 
floor retailing, and in areas immediately adjacent to the commercial centre. The 
locations considered appropriate for such higher density forms of development need 
to be clearly defined in town centre structure plans. 

 

Having regard to these considerations of neighbourhood and township character, the 
continuing use of Design and Development Overlays (or equivalent local planning 
controls), including mandatory design requirements, is an integral part of a Housing 
Strategy for the Mornington Peninsula. 
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As previously noted, the framework of DDOs focusses on a limited number of 
character types, to make the “issue” of character to some degree more manageable, 
striking a reasonable balance between complexity and an effective level of detail. This 
is complemented by the context analysis and design response process in the 
assessment of planning applications to address very localised (site by site) issues. 

In this context, the recent changes to the General Residential Zone, which have 
included a three-storey height limit, in contrast to previous provisions which required 
approval for any building over two storeys, have created significant concern regarding 
the potential for intrusive and out of character development. This is compounded by 
the recent state-wide changes which mean that no planning permit will be required to 
construct single dwellings on a lot with an area greater than 500 square metres. 

 

The argument that increases in permitted height will increase the supply of housing or 
provide for greater housing diversity may have some merit in areas where large 
development sites are common, and where there is convenient access to public 
transport and other services. However, in areas such as the Mornington Peninsula, 
where landholdings are relatively small and fragmented ownership acts as a barrier to 
coordinated redevelopment, it is more likely that additional height will simply be 
added to existing buildings in an attempt to capture a view. This increased height will 
impact on the surrounding area and likely to facilitate larger dwellings but not 
increase the number of dwellings. In fact, developers may respond to the loss of 
ground floor “footprint” resulting from the new mandatory minimum garden area 
requirements by increasing height to offset any loss in dwelling floor area. However, 
this would mean that there will be no incentive to consider the development of 
smaller dwellings or to provide greater housing diversity. Accordingly, it is considered 
that retaining a two-storey height limit, combined with the new minimum garden 
area requirements, is in fact more likely to promote a wider range of housing options. 

 

7.4 The future of land in the Low Density Residential 
Zone 

The settlement pattern of the Mornington Peninsula has historically provided for a 
degree of low-density and rural residential development on the edge of many of the 
medium-sized and larger townships, recognising that this has been a particular market 
segment on the fringe of Melbourne. Accordingly, there is an existing pool of low- 
density lots ranging generally between 0.4 and 2 hectares in area, with larger lots in 
some areas, such as adjacent to streamlines or in sand dune landscapes. 

These areas often form a “soft edge” of low density development, providing a buffer 
or transition between township residential areas and the rural Green Wedge, and 
often protecting landscape and environmental values. They contribute to the 
distinctive settlement pattern and ‘semi- rural’ character of many of the townships on 
the Peninsula. 
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The existing ‘pool’ also meets an ongoing demand for such ‘lifestyle’ properties, as 
reflected in recent valuation research indicating increases in sale prices. Accordingly, 
it is considered that these established low-density areas have a value and function in 
their own right and should generally be retained, rather than being made available for 
more intensive redevelopment on the basis that, for example, sewerage and 
drainage services are now available in some areas. 

That said, the future of remaining under-developed land within the Low Density 
Residential Zone (LDRZ) does need to be carefully considered, as it often represents 
the only large areas of under-developed residential land within the Urban Growth 
Boundary. 

 
However, any conversion to more intensive uses and, particularly, retirement village 
style developments, should be based on a clear strategic planning assessment and 
consultative process. 

 
It will be important to clearly indicate, through amendments to the planning scheme, 
those areas within the LDRZ that may be considered suitable for an alternative form of 
residential development, given that the current LDRZ provisions send mixed messages 
regarding expected development densities − retirement villages, in particular, cannot 
reasonably be considered a “low density” form of development. Any changes must 
include community consultation and careful consideration of net community benefit, 
having regard to the full range of social, economic and environmental impacts, rather 
than being an ad hoc response to development applications. 

 
It is particularly important to consider the impact of development on the key objective 
of maintaining the sense of separate township identity through careful management 
of landscape breaks. 

 
A number of LDRZ areas that are considered to have some potential, subject to 
further review, are shown as investigation areas in the plans shown in Attachment 6. 

7.5 Housing affordability and social housing 

The demographic profile provided in Attachment 4 highlights that many households 
on the Mornington Peninsula are exposed to some level of housing stress, where 
housing costs exceed 30% of the total household income. 

 
At a more general level, the affordability of housing has become an increasingly 
important policy issue, as reflected in the State government’s recent “Homes for 
Victorians” strategy. 

 
Many factors that influence housing affordability are beyond the control of any 
individual Council, including competition for available housing stock, interest rates 
and tax legislation which encourage negative gearing. 

 
In this context, Council does not believe that the answer to housing affordability at 
the State strategic level lies with “releasing” substantially more land on the 
Mornington Peninsula, for example by changing the Urban Growth Boundary, as this 
would undermine a range of other State and local planning objectives. PLAN 
MELBOURNE also indicates that there is already more than 15 years’ supply of 
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residentially zoned “greenfield” land available in Melbourne’s designated growth 
areas to meet projected demand. Such changes would also arguably promote land 
speculation rather than have any significant long-term effect on housing affordability 
in the private housing market. 

 
However, Council is concerned about housing for the vulnerable groups and 
individuals who are already part of the Mornington Peninsula community and 
considers that it does have a role to play as a planner, partner and advocate in 
increasing the availability of social housing on the Peninsula. These roles are outlined 
in the Mornington Peninsula’s Social and Affordable Housing Policy 2011: 
http://www.mornpen.vic.gov.au/Community-Services/Health-Wellbeing/Housing 
 

 
 

Social housing primarily refers to housing stock that is held by a public agency or 
not-for-profit organisation that is made available for rent by eligible households. 
There are also some new models that are yet to be fully demonstrated, including 
programs where housing construction is subsidised, for example, by the contribution 
of land by State or local government, and is then managed through an Equity Trust. 
Under this model all or part of any future increases in value are “captured” for 
reinvestment in social housing. 

 
The focus on social and affordable housing, and particularly social housing, is 
considered important because: 

▪ social housing provides for the most vulnerable and disadvantaged households 
with the greatest need; 

▪ recent research undertaken by Council has found that an additional 400 social 
housing dwellings are required in Mornington Peninsula by 2030 in order to 
reasonably respond to the needs of our most vulnerable and disadvantaged 
households; 

▪ Council can work to influence the supply and targeting of social housing, in 
partnership with social housing providers; 

http://www.mornpen.vic.gov.au/Community-Services/Health-Wellbeing/Housing
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▪ Council can work to influence the private housing market to supply more diverse 
housing. For example, the supply of more one bedroom units could make housing 
more affordable for single person households; 

▪ the Victorian planning system does not currently allow Council to require 
developers to contribute to affordable and/or social housing, although the recently 
announced State government policy package does foreshadow some changes and 
pilot projects in this regard; 

▪ the Planning Scheme can encourage the provision of social housing and it can be 
negotiated during the process of a planning scheme amendment, e.g. the rezoning 
of land for residential use and/or to increase the density of development although 
such negotiations are also greatly assisted by the involvement of a willing social 
housing provider such as the State government’s Office of Housing, Registered 
Housing Association or Housing Provider; and 

▪ The quantification of current and projected social housing needs on the Peninsula 
is intended to provide the basis for advocacy, particularly where the rezoning of 
State government owned land is proposed; disposal of State government owned 
land provides an opportunity to contribute to social housing on the Peninsula in 
proportion to the scale of a potential future development. 

Council is currently investigating the options available for increasing the provision of 
social housing on the Peninsula and these projects will be subject to further 
consultation in due course. 
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8 HOUSING AND SETTLEMENT STRATEGY 

The Mornington Peninsula Housing and Settlement Strategy can be summarised in 
terms of several key points, leading from consideration of the drivers of change to 
the implications for the Peninsula and the proposed response(s): 

▪ The Southern region of Melbourne is expected to experience relatively high 
demand for housing over the next 20 years. This is based on anticipated population 
growth from both natural increase and net migration. 

▪ The level of population growth in the region, the attractive environments of the 
Peninsula and improvements in the road transport network (primarily Peninsula 
Link) suggest rising demand for residential development on the Peninsula, which 
could, if unregulated, lead to substantial change. 

▪ However, rather than simply accommodate ‘trends’ and market demands, it is 
important to base the Peninsula’s housing and settlement strategy on coherent 
policy directions. 

▪ Having regard to the protection of the Mornington Peninsula, as outlined in the 
State Planning Policy Framework, and the alternative directions for metropolitan 
growth outlined in PLAN MELBOURNE, the Peninsula is intended to accommodate 
at most moderate and generally low levels of housing growth, with many smaller 
towns and villages intended to accommodate very limited further development. 

▪ Accordingly, the key directions for the Mornington Peninsula relate to the 
containment of future residential development within established township/urban 
growth boundaries, and the protection of neighbourhood character and liveability 
within the existing townships. 

▪ It is still important to provide for some new housing development in appropriate 
locations to support the existing and emerging needs of the local community, 
including the rising demand for adaptable universal housing. Additional housing 
and population growth in appropriate locations can also support the provision of 
new community infrastructure and strengthen local economies. 

▪ At this stage, it appears that the existing zones and overlays contained within the 
Mornington Peninsula Planning Scheme would enable the development of 9,018 
new dwellings, representing approximately 20 years supply. This would also 
represent a reasonable contribution to regional housing demand, in line with the 
role of the Mornington Peninsula as expressed in the State Planning Policy 
Framework. 

Having regard to these factors, key strategic principles include: 

▪ Maintain clear township boundaries and, particularly, maintain the separations 
between townships as strategic landscape areas. 
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▪ Clearly designate and define through planning zones and overlays the expected 
level of change within all residential areas. This is illustrated through the Housing 
Distribution Plans forming part of this strategy. 

▪ Provide for greater housing diversity within the Major Activity Centres and larger 
township centres. However, relatively high-density forms of development should 
adhere to mandatory built form controls and should not dominate outside of these 
areas. 

▪ Retain the existing areas and precincts within the Low Density Residential Zone that 
have been developed for housing to meet ongoing demand for this form of 
residential property. These areas should not be exposed to ad hoc redevelopment. 
However, some remaining areas of undeveloped and relatively isolated land in the 
LDRZ may be designated as “investigation areas” for further consideration, 
provided landscape breaks between townships are not compromised and the 
objectives of landscape protection and environmental conservation are 
maintained. 

▪ Support proposals by the State Government to provide more social housing stock, 
provided such housing is carefully designed and integrated to avoid any distinct 
changes in character and built form within a neighbourhood. 

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

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

− the character of residential areas and the aim of promoting ‘green 
neighbourhoods; 

− the need to reduce exposure to environmental risks, including bushfire, 
and potential coastal inundation and erosion that may result from 
climate change; 

− the level and capacity of existing facilities, open space, and infrastructure; and 
 

− the ability to access facilities, services, public transport and employment. 
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9 ACTIONS 

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

In this context, and having regard to the key directions, the following actions have been 
identified as relevant priorities for the next four years: 

 
1. RECOGNISE THE LIMITS TO THE CAPACITY OF THE PENINSULA AS A WHOLE AND OF 

INDIVIDUAL TOWNS AND SETTLEMENTS TO ACCOMMODATE FURTHER GROWTH. 

 EXISTING ACTIONS 

1.1 Continue to advocate to the State government for recognition of the 
role and value of the Mornington Peninsula and the need to 
recognise the proper limits to growth. 

Ongoing 

 NEW ACTIONS  

1.2 Seek to ensure that the Southern Region Housing Strategy (to be 
developed by the State government in 2018) reflects the Shire’s 
Housing and Settlement Strategy. 

Year 1 

1.3 Review and seek the introduction of new Residential Zones, including 
the Neighbourhood Residential Zone, where this will better support 
the objectives of Council’s Housing and Settlement Strategy. 

Years 1 - 2 

1.4 Develop more detailed township profiles and plans which clearly 
define the appropriate locations for future housing, the appropriate 
form of development and the opportunities for infill development 
within the UGB to improve liveability and access. 

Ongoing 

1.5 Further develop the understanding of implementation pathways for 
appropriate additional housing development within the Major Activity 
Centres. 

Years 1 - 2 

1.6 Review the planning scheme provisions to give effect to the Shire’s 
Housing and Settlement Strategy. 

Years 1 - 2 

1.7 Complete the review of the identified Investigation Areas. Years 1 - 4 

1.8 Ensure that the provisions of the Planning Scheme indicate the 
intended form of development within different areas of the Low 
Density Residential Zone. 

Years 1 - 4 



Page 37 of 40  

2. GIVE PRIORITY TO THE PROTECTION OF RESIDENTIAL CHARACTER AND AMENITY. 
 EXISTING ACTIONS  

2.1 Advocate to the State government for the immediate introduction of a 
maximum two storey height limit across the Shire’s residential areas. Ongoing 

2.2 Continue to investigate and develop character studies for the 
Peninsula’s residential areas and to pursue the introduction of 
additional appropriate planning controls where necessary. 

Years 1 - 4 

2.3 Maintain and, where necessary, strengthen the existing framework of 
DDOs (or comparable provisions) to give expression to local area 
character in the Planning Scheme. 

Ongoing 

2.4 Continue to ensure that residential development applications under 
VicSmart provisions, which are exempt from public notice and appeal 
provisions, clearly document consideration of and respect for local 
neighbourhood character as part of the assessment process. 

Ongoing 

2.5 Monitor and review the design quality of new development and 
whether there are opportunities to improve planning scheme 
provisions and guidelines. 

Ongoing 

2.6 Continue to ensure where planning approval is required that 
applications provide a proper context analysis and design response 
demonstrating an understanding of and respect for township and 
local neighbourhood character. 

Ongoing 

 NEW ACTIONS  

2.7 Prepare “user friendly” guidelines to explain the character of local 
areas and the appropriate design response, within the framework of 
the planning scheme provisions. 

Years 1 - 2 

2.8 Ensure that heritage sites are identified and properly protected. Years 1 - 4 

2.9 Review the planning scheme provisions to protect substantial trees and 
significant areas of vegetation in residential areas. Years 1 - 2 

2.10 Advocate to the State government to place an Urban Growth Boundary 
around the urban areas, i.e. GRZ and LDRZ, of Balnarring Beach, 
Merricks Beach, Merricks and Point Leo. 

Ongoing 
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3 IDENTIFY AND MAKE PROVISION FOR CHANGING HOUSING NEEDS TO THE EXTENT 
THAT IS CONSISTENT WITH THE ROLE, CHARACTER AND FUNCTION OF EACH 
TOWNSHIP AND SETTLEMENT. 

 EXISTING ACTIONS  

3.1 Encourage the provision of a mix of dwelling sizes, particularly having 
regard to the increasing number of smaller and older households and 
the relative deficiency of one and two bedroom dwellings. 

Ongoing 

3.2 Encourage housing developers to adopt universal access and 
sustainability principles in their developments with particular 
emphasis on developments near activity centres to provide real 
alternatives for residents with mobility limitations or those wishing to 
age in place. 

Ongoing 

3.3 Support the provision of additional social and affordable housing on 
the Peninsula to meet the current and emerging needs of the local 
community. 

Ongoing 

3.4 Include consideration of social and affordable housing needs and the 
opportunity for developer contributions in the consideration of 
planning scheme amendment proposals. 

Ongoing 

 NEW ACTIONS  

3.5 Seek to better quantify the level and spatial distribution of social 
housing need on the Peninsula. Year 1 

3.6 Seek State government support for changes to the planning system 
which would ensure equitable contributions from major 
developments to addressing social and affordable housing needs. 

Years 1 - 2 

3.7 Support change to the Victoria Planning Provisions that would create a 
faster, special pathway for the provision of social housing, having 
regard to the protection of neighbourhood character. 

Years 1 – 2 

3.8 Coordinate the review of the Planning Scheme with the development 
of the Shire’s Health and Wellbeing Plan Years 1 – 2 

3.9 Advocate and support the expansion of support services to people who 
are homeless, including outreach services. Ongoing 

3.10 Develop an integrated protocol for the Shire and other homelessness 
services to address persons who are homeless and particularly those 
who are sleeping rough. 

Ongoing 

3.11 Advocate to the State Government to resource the Policy on 
Responding to People who are Sleeping Rough in Extreme Weather. Ongoing 

3.12 Advocate to the State Government to address the need for housing 
diversity by providing emergency accommodation and exemptions 
where needed in the Victoria Planning Provisions and Building Act and 
its Regulations together with any necessary compliance and insurance 
underwriting. 

Ongoing 
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4 DETERMINE APPROPRIATE CHANGE THROUGH A CONSULTATIVE PROCESS. 
 EXISTING ACTIONS  

4.1 Continue to ensure that changes to the planning scheme that would 
significantly affect the character of an area are subject to a transparent 
public consultation process. 

Ongoing 

4.2 Identify actions and means of communication to ensure the community 
and housing industry are properly informed about key housing issues 
affecting the Mornington Peninsula and empowered to act. 

Ongoing 

4.3 Support vulnerable people and representative groups coming together 
to better express their housing needs. 

Ongoing 

 NEW ACTIONS  

4.4 Advocate to the State government for an effective partnership 
approach on housing policy and the development of the Regional 
Housing Strategy. 

Ongoing 

4.6 Seek advice from Council’s Triple A (affordable, appropriate and 
available) Housing Committee in relation to improved community 
engagement on housing issues. 

Ongoing 

 
 
 

5 ENSURE THAT FUTURE DEVELOPMENT IS PROPERLY SUPPORTED WITH 
INFRASTRUCTURE AND SERVICES. 

 EXISTING ACTIONS  

5.1 Advocate to the State government to ensure appropriate provision of 
infrastructure and services to support areas of increasing population. Ongoing 

 NEW ACTIONS  

5.2 Integrate consideration of the Housing and Settlement Strategy and 
support for the hierarchy of townships with Councils infrastructure 
development and place making programs. 

Ongoing 
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10 Monitoring and Review 

The Mornington Peninsula Housing and Settlement Strategy is framed, in the first 
instance, around projected housing demand to 2031. However, the policy directions 
regarding the distinctive role and function of the Peninsula are long-term 
commitments. 

Given the many variables and assumptions that have been necessary in producing the 
housing demand and supply estimates, it is particularly important to continue to 
monitor actual performance, utilising available sources such as the State Government’s 
Housing Development data and the Urban Development Program information. 

It is considered that a bi-annual review of the Housing Strategy (and performance 
against the proposed actions) is appropriate – with a more comprehensive review after 
four years to align with the review period of the Mornington Peninsula Planning 
Scheme. 
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