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Hawthorn 

Victoria 3122 
 

 

DISCLAIMER 

 
This report was completed by Design Urban Pty Ltd with assistance from the Department of the Environment, Land, Water 

and Planning (DELWP) in response to the Brief prepared by Mornington Peninsula Shire Council planning officers. The views 

contained in the report do not necessarily represent the views of the Council. Until such time as the Council has evaluated 

and adopted the report, its content, conclusions and recommendations should be regarded as information only. 

3D modelling was undertaken by both Design Urban Pty Ltd and officers from DELWP. Every care has been taken to model 

and represent the built form of Sorrento as accurately as possible without the benefit of building drawings. 

 
 
 
 
 
 
 

 
Design Urban recognises that this review affects land whose sovereignty has never been ceded and this always was, and 

always will be, Aboriginal land. It is land that should be treated with respect and used in the best way possible. 

We recognise the First Nations People of Australia and celebrate their continuing cultural practice and Connection to 

Country. We acknowledge the Traditional Custodians of the land on which we live and work, and pay our respect to Elders 

past, present and emerging. 

We recognise the spatial expertise held by First Nations people and the long-standing practice of Indigenous land 

management, science and architecture. We acknowledge the role that the built environment holds in shaping Country and 

our responsibility to improve, unlearn and repair. 

We are proud that we live in the country with the world’s oldest continuous living cultures, and we commit to playing our part 

as allies to First Nations people across Australia. 

Always was, always will be. 
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    EXECUTIVE SUMMARY 

Design Urban has been commissioned by Mornington Peninsula Shire Council (Council) to provide evidence 

to support mandatory height limits for future new development in Ocean Beach Road, Sorrento. 

This evidence is required by the Minister for Planning to support the permanent application of 

Design and Development Overlay 28 (DDO28). 

 
Three-dimensional models of Ocean Beach Road and areas surrounding were created by Design 

Urban in partnership with the Department of Environment, Land, Water and Planning (DELWP) to 

assess existing built form, demonstrate building height options and draw conclusions regarding 

recent development relative to the objective of maintaining the highly valued  character of Ocean 

Beach Road, Sorrento. 

 
The proposed mandatory height limits and setbacks outlined in the recommended revised version of 

DDO28 are based on a heritage evaluation of built form in Sorrento. The 3D models revealed that 

heritage buildings were somewhat taller than the suggested mandatory 8m height limit, and that new 

developments were reducing urban quality in this important street through large setback requirements 

and restrictive height limits. By reviewing the proportions of Ocean Beach Road, evaluating the height 

and character of the best of the heritage buildings, and by referring to pragmatic industry norms of 

floor to ceiling heights, a revised method for establishing height limits is suggested in this review. 

 
Through a process of testing options for additional height limits, conclusions as to an appropriate 

height limit are drawn and outlined in the recommended revised DDO28. 

 
The methodology and resultant DDO are intended to retain a predominantly two-storey character in 

Ocean Beach Road, while permitting extra height. New buildings are required to contribute to the 

quality of the Public Realm, while the DDO requires mandatory height limits for two and three storey 

development, with the latter being setback from the street. 
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INTRODUCTION 

Sorrento is classified in the Mornington Peninsula Housing and Settlement Strategy: Refresh 2020-

2036, July 2020 as a “small township” with a permanent resident population of approximately 1,500 

residents. During the summer months, the population increases dramatically owing to the high 

proportion of holiday homes in the township. The focal point of Sorrento is its town centre located along 

Ocean Beach Road. This precinct features many buildings of significant heritage value which Council 

and the community are keen to retain and enhance. 

 
On 25 January 2018, the Victorian Minister for Planning approved Amendment C204 to the Mornington 
Peninsula Planning Scheme. The amendment sought to implement the Ocean Beach Road Commercial 
Precinct Sorrento Heritage Policy, September 2015, by applying the Design and Development Overlay 
Schedule 28 (DDO28) to land within the Sorrento commercial precinct. DDO28 comprised mandatory 
built form controls including maximum building heights and minimum setback requirements for upper 
storey development.  

 

Amendment C204 was reviewed by an independent Planning Panel which concluded that there 
was insufficient strategic justification to warrant mandatory controls in the precinct. Council 
nevertheless adopted Amendment C204 and submitted it to the Minister for approval. The Minister 
ultimately approved Amendment C204, but only on the condition that DDO28 be applied on an 
interim basis until such time as Council undertakes further strategic assessment (including 3D 
modelling and testing) to comprehensively justify the need for permanent mandatory controls.  This 
report is the culmination of that further strategic work.  

 
As detailed in this report, Design Urban in partnership with the Department of Environment, Land, Water 
and Planning (DELWP) have modelled and tested existing and future building heights and built form in 
the Ocean Beach Road commercial precinct. This report outlines the findings and recommendations of 
this testing, culminating in a recommended revised DDO28 for Council’s and the Minister’s 
consideration. 

 
The Study Area is defined by Melbourne Road in the west, Point Nepean Road in the east, Morce 

Avenue to the north, and properties south of and immediately adjacent to Ocean Beach Road. This 

is shown below in Figure 1. The properties covered in this area are all contained within the Heritage 

Overlay Area HO1 Sorrento Historic Precinct of the Mornington Peninsula Planning Scheme. 
 

Figure 1. Study Area 
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BACKGROUND 
 

The Mornington Peninsula Localised Planning Statement recognises the municipality as an area near 

to, but with a role distinct from metropolitan Melbourne. A clear separation from the metropolitan area 

is based on the recognition, maintenance and enhancement of the special values of the Mornington 

Peninsula. Key strategic directions are set out, including recognition and maintenance of the hierarchy 

of settlements in the Mornington Peninsula, the expected low to moderate rates of housing growth, 

the maintenance of the type and scale of development of existing towns or settlements, and future 

planning for settlements on the Peninsula to be based on principles of good design, integrated local 

area planning and environmentally sustainable development all in accordance with the character, 

scale, role and function of each settlement.  

 

The Mornington Peninsula Activity Centres Strategy 2018 identifies Sorrento as a Small Township 

Centre with a high quality street based shopping environment that is expected to continue to perform 

strongly over coming years.  The level of activity is strongly seasonal, reflecting Sorrento’s attraction 

for visitors.  There is scope for infill/redevelopment with the primary challenge in this context being to 

ensure that new development is appropriate to the historic and coastal character of Sorrento which is 

its primary competitive advantage.  

 

Council’s adopted Ocean Beach Road Sorrento Heritage Policy – For Planning Applications for 

Places in the Heritage Overlay (September 2015, HLCD Pty Ltd) provides guidance for the future 

conservation and development of the Ocean Beach Road Commercial Heritage Precinct to protect 

the cultural heritage significance of the area. The policy was written to assist owners undertaking 

works and               Council officers assessing planning approvals for new development or alterations to 

existing properties. This document informed development of the original DDO28, including the 

heritage logic to height   limits within the precinct. 

 

Further to the above policy, Council is seeking to implement the findings of the Mornington 

Peninsula Shire Heritage Review, Area 3 (2019) through Amendment C262 to the Mornington 

Peninsula Planning Scheme. This study recommends a number of changes to the planning 

scheme including updates to heritage provisions, the boundaries of heritage precincts, and 

Statements of Significance for sites within the Blairgowrie, Sorrento and Portsea townships. 

Specifically for Sorrento, the amendment proposes to remove HO1 (Sorrento Historic Precinct) 

which currently applies to a large area of the Sorrento township and replace it with four individual 

sub-precincts (Commercial area, Foreshore area, Cliff-top area & Residential area). HO501 

(Sorrento Commercial Precinct) is proposed to apply to the Ocean Beach Road commercial area 

and its extent will cover the majority of properties where the existing DDO28 applies.  

 

The proposed Statement of Significance for HO501 acknowledges that the Ocean Beach Road 

commercial precinct is an area of local historical, social, aesthetic and architectural significance to 

the Shire. The Statement refers to the defining historical characteristics of the commercial area 

including its low-scale and coastal built form and the large number of historical limestone and brick 

commercial buildings. An excerpt from the proposed Statement of Significance is provided below. 

“The Sorrento Commercial Precinct is of historical significance for the role it played in the 
early development of the township of Sorrento as well as the establishment of Sorrento as 
a tourist resort. The intactness of the precinct and its ability to demonstrate these two key 
themes through its Late Victorian, Federation and Inter-War buildings, streetscape and 
setting, is rare on the Mornington Peninsula and demonstrates a continuity of development 
from the 1870s until today that is highly valued by the community.  

The Sorrento Commercial Precinct demonstrates the principal characteristics of the Late 
Victorian, Federation and Inter-War periods of development, including the low scale of a 
seaside village, following the natural topography and a wide boulevard constructed to 
accommodate a steam tramway. It retains single and double storey commercial buildings 
which demonstrate typical Late Victorian, Federation and Inter-War forms, siting and 
features, constructed predominately from local limestone.  
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The Sorrento Commercial Precinct is of aesthetic significance for its large collection of 
intact limestone and brick buildings dating from the 1870s to 1915 and constructed by 
locally prominent builders such as William Croad. These buildings are constructed from 
locally sourced limestone and brick and form a vernacular building tradition on the 
Peninsula which is unique and highly significant.  

The Sorrento Commercial Precinct is of aesthetic significance for the combination of 
natural topography, historic buildings, streetscape qualities, vistas and views of the Bay. 
The seaside village character is enhanced by the landscape setting and mix of low scale 
and imposing two storey historic buildings. Ocean Beach Road sits on a high point above 
the foreshore and offers views to the Bay and west towards the vegetated dunes of the 
Back Beach. The entrance to Ocean Beach Road is particularly distinctive with the 
landmark four storey, limestone Continental Hotel (1875), on the south side and Stringers 
Stores (1886), on the north side. Buildings from the 1890s to 1940s in limestone and brick 
also contribute to this aesthetic value. The streetscape qualities include the broad tree-
lined street and pavements, the open park on the north side which provides vistas over the 
foreshore and the predominately two storey scale of development. 

The Sorrento Commercial Precinct is of significance as a focus for social and commercial 
activity for both residents and tourists since the establishment of the township. Historically, 
most local retail and food services were and continue to be concentrated in Ocean Beach 
Road. This long association is reflected in the level of community attachment to the area 
and many campaigns to conserve and improve the area. The Ocean Beach Road 
Commercial Area has landmark qualities which uniquely identifies Sorrento for the 
community and tourists alike.” 
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MANDATORY CONTROLS 
 

Planning Practice Notes 59 (The Role of Mandatory Provisions in Planning Schemes) and 60 (Height 

and Setback Controls for Activity Centres) provide the rationale for the use of mandatory provisions in 

Planning Schemes. In general, these Practice Notes state that mandatory provisions are an exception, 

and that most planning schemes based on the Victorian Planning Provisions (VPP) are predominantly 

performance based requiring judgement. 

 
Practice Note 59 recognises that there will be circumstances where a mandatory provision will provide 

certainty and ensure a preferable and efficient outcome. It states that these statements cannot be 

common practice but may be included in areas of “high heritage value, strong and consistent character 

themes or sensitive environmental locations such as along the coast”. 

 
Given this background and the need to determine whether mandatory planning controls are 

justified, this document seeks to undertake a series of built form tests of various heights, setbacks 

and massing to determine the most appropriate outcome. Ocean Beach Road is already subject to 

a heritage overlay and has been identified as a place of heritage significance, which therefore 

warrants consideration for the potential inclusion of mandatory controls. The township is also 

immediately visible from the coast and has a strong relationship with Port Phillip Bay, which meets 

the second theme relating to a ‘sensitive environmental location such as along the coast’. 

 
Practice Note 59 also states that mandatory provisions will only be considered in circumstances 

where it can be clearly demonstrated that discretionary provisions are insufficient to achieve desired 

outcomes. Guidance is given to the writing of mandatory requirements in planning schemes. Practice 

Note 59 specifies that in writing a mandatory provision it is important that the provision should: 

 
• Implement an objective; 

• Be clear in its intent to users; 

• Be able to achieve consistent and predictable results; 

• Be as measurable as possible using a quantifiable measure, and; 

• Be expressed in plain English using common terms. 

METHODOLOGY 
 

Given this background and the need to provide sufficient evidence to warrant mandatory height 

controls, the interrogation of current and future built form will focus on the historical development of 

buildings along Ocean Beach Road, Sorrento, as well as draw on principles of “good” urban design. 

These will be used to model potential new built form options and evaluate these in terms of their 

response to the context. 

 
It should be recognised however, that the existing streetscape is not without its own challenges as can 

be seen in Figure 2. below. New development should therefore contribute to an improved streetscape 

in Ocean Beach Road. 
 

Figure 2. Part of Ocean Beach Road today 

 
This image displays some of the challenges 

including: 

• Poor landscaping 

• Poor signage 

• Poor spatial containment (i.e. wide street and low 
buildings) 

• Visual dominance of cars 

• Squat new buildings lacking ap- propriate 

roof or parapet 
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OCEAN BEACH ROAD, SORRENTO OVER TIME 
 
 
 

Figure 3. Image of Ocean 

Beach Road c 1905-1920 

 
Note: the number of mature 

trees retained. The road 

appears to have been cut into 

the landscape. 
 
 
 
 
 
 
 
 
 

 

Figure 4. Ocean Beach Road c 1920 

Note again, the number of mature trees retained reducing the apparent width of the street 

 
 
 
 
 
 

 

Figure 5. Ocean Beach Road c 1955 

Note the total removal of trees 

and the visual dominance of motor 

vehicles. 
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EVALUATING GOOD STREETSCAPE CHARACTER 

In addition to the heritage values described in the Ocean Beach Road Sorrento Heritage Policy 
(September 2015) and the Statement of Significance for HO501 (Sorrento Commercial Precinct), there 
are commonly held urban design principles of good streetscape design. These relate to: 

• street width relative to built-form height; 

• the “grain” of development expressing the pattern of subdivision; 

• the scale of buildings and their components; 

• the orientation of buildings to the Public Realm; and, 

• the responsiveness to context - both built and environmental. 

 
The height to width ratio of streets, or the proportion of the cross-section of streets is widely accepted 

as a valid principle of good urban design. Various jurisdictions include this as a measure of “human- 

scaled development”, which is expressed as a desirable urban design objective. Examples of street- 

width ratios expressed in policy and guidance are the following: 

 
• The Urban Design Compendium, a publication of the UK Homes and Communities Agency (2015), 

the “ideal” width to height ratios of various street types are described. 

• The American Institute of Transportation Engineers produced the Transport Planning Handbook 

Edition 4 in 2016 which outlines principles for designing “walkable thoroughfares” including height 

to width ratios. 

• The State of Oregon produced a manual for the design of main streets. In this manual is a 

description of height to width ratios as a key aspect of good main street design. 

 
It is important that future measures for appropriate height-width ratios are based on the actual context 

in Sorrento. Ocean Beach Road has been modelled and measured in terms of these ratio’s and a 

wide variance found. The most satisfactory relationship between street width and building height is to 

be found at the eastern end of Ocean Beach Road commercial precinct where the first buildings were 

developed. 

 
Buildings are well-proportioned contributing to a good sense of street proportion and spatial 

containment which in turn contributes to a strong “sense of place”. As time progressed and new 

development occurred to the west of these original buildings, so the proportion of the street became 

less and less satisfactory. Added to this, vegetation was progressively thinned adding to the loss of a 

sense of place and containment and an increase in the visual dominance of motor vehicles. 
 
 
 
 
 
 
 
 
 
 

 

Figure 6. Extract from the 

State of Oregon Manual 

for Main Streets indicating 

the street proportion which 

supports a “human scale” in 

main streets. 
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Figure 7. Extract from the Urban Design Compendium published by the Homes and Communities 

Agency of the UK Government indicates the desirable proportions of streets which are all related to 

the human experience and “human-scaled” development. 

 
Note that the maximum height to width ratio for “very wide streets” is 1:6 

 
 
 
 
 
 

 
Figure 8. Diagram from the Institute of Transportation Engineers, Transport Planning Handbook, 4th 

Edition advising on street width/height proportions to support “walkable thoroughfares”, such as main 

streets. 
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MODELLING THE BUILT FORM OF OCEAN BEACH ROAD, SORRENTO 

Figures 9 and 10 below show images of three-dimensional models of Ocean Beach Road created by 

Design Urban with SketchUp software, and ArcGIS Enterprise software by DELWP. The models were 

created during May 2018, and June 2021 respectively and reflect the built form at those times. 
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MEASURING OCEAN BEACH ROAD, SORRENTO 
 

Figures 11 to 15 below show cross-sections taken along the length of Ocean Beach Road. The 

intention is to measure the height to width ratios along the street. The maps to the right indicate the 

position of the cross-section on the 3D model and the height/width ratios at that position. 
 

   1 : 2.6 

                1 : 4.3 

             1 : 5 

       1 : 5.4 

     1 : 12.5 
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EVALUATING THE “BEST” OF OCEAN BEACH ROAD 
 

Built form in Ocean Beach Road includes fine examples of buildings which make significant 

contributions to the quality of the streetscape or Public Realm. These buildings are appropriately 

scaled relative to the context and well-proportioned within themselves, are oriented to the street and 

provide a high level of “natural surveillance” of the street which adds to the perception and reality of 

personal safety. Many buildings provide weather protection over footpaths and are constructed of 

durable natural materials, often sandstone. Examples are shown below. 
 
 
 

 

 

 

Figures 16 to 20. Examples of buildings in Ocean Beach Road which contribute to a sense of place 

owing to their orientation to the street, their scale relative to other buildings and their proportions. The 

lowest image shows an example of a contemporary building on the right with appropriate bulk, scale 

and orientation. 
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HERITAGE BASIS FOR FUTURE MANDATORY DEVELOPMENT CONTROL 
 

The Ocean Beach Road Sorrento Heritage Policy (September 2015) contains diagrams which 

inform the basis of the proposed mandatory height limits contained in the current DDO28. These 

diagrams indicate the basis on which mandatory height limits for future development proposals 

would be evaluated. The mandatory height limits are based on a perception of the scale of existing 

built form, however, in many cases existing built form is higher than 8 metres, particularly the most 

valued heritage buildings. 

 
These proposed mandatory controls were introduced to avoid the excessively bulky, over-scaled 

development proposals emerging for Sorrento. An example of these is shown in Figure 27. This is a 

reasonable objective however the modelling of existing built form and observations of the built form 

resulting from these controls indicates that they may be overly restrictive and may result in poor built 

form and Public Realm outcomes. 
 
 
 

Figures 21,22 & 23. Proposed method for deriving mandatory height limits for future development 

for various sub-precincts on Ocean Beach Road. 
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OCEAN BEACH ROAD PRECINCTS AND THEIR CHARACTER 
 

The Ocean Beach Road Sorrento Heritage Policy (September 2015) identified specific precincts 

along the length of Ocean Beach Road. These are identified in Figure 24 below. 
 
 

 

Figure 24. Sub-Precincts identified in the Ocean Beach Road Heritage Policy (September 2015) 

 
East Sub-Precinct 

 
This precinct has very good built form examples dating from the 1860’s until the 1920’s and built prior 

to the physical and visual dominance of the car. The Ocean Beach Road Heritage Policy (September 

2015) provides clear guidance as to how properties in this precinct should be developed and key 

heritage values protected. The exception to high quality built form is the single storey commercial 

development on the south of Ocean Beach Road at the corner with Point Nepean Road which is 

dominated by a large parking area in front of the buildings. Over time there is an opportunity to 

improve the presentation of this property by placing the parking lot to the rear of redeveloped 

buildings. At that time care should be taken to maintain views of the historic house Quamby, and the 

tower of the Continental Hotel. 

 
Central Precinct 

 
This precinct contains the original commercial hub of Sorrento developed from 1886 to the 1950’s with 

a high concentration of significant heritage buildings. These buildings are built to the front bounday, 

often with verandah roofs over the footpath, and are generally one and two storeys in height with 

generous floor to ceiling heights. Buildings vary in height from 4.5m to 10m with the Continental Hotel 

being the tallest building at more than 20m on Ocean Beach Road. Generally buildings are built to the 

full width of sites thereby maintaining spatial containment and contributing to a strong sense of place in 

the central precinct. 
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North West Sub-Precinct 

 
The western end of this sub-precinct is dominated by residential buildings set back from Ocean 

Beach Road with gardens in front of the houses. Setbacks are varied giving the precinct a jagged 

appearance, with views through to townscape beyond. Almost all houses have been converted into 

shops and commercial businesses, however the domestic scale and setbacks have been retained. 

The Ocean Beach Road Heritage Policy (September 2015) gives guidance as to the height of infill 

development which may occur in this sub precinct. These are shown in figures 25 and 26 below. 

 
The current DDO28 Table 1 indicates that new buildings should be set back 5m from the front 

boundary, which is required to retain the domestic and landscaped character of this sub-precinct. The 

area’s character is defined by the historically significant pattern of undulating front setbacks of existing 

residential style buildings. Table 1 of the current DDO28 also states that new buildings should be a 

maximum 8m in height and limited to two storeys to reflect the existing height and low-scale nature of 

historic buildings on this section of Ocean Beach Road. A third storey is permissible if set back 8 

metres from the front boundary and limited to 11m in height. 
 
 

 

Figure 25. Existing height control 1 for the North West sub precinct 
 
 

 

Figure 26. Existing height control 2 for the North West sub precinct 

 

 
South West Sub-Precinct 

 
The south west sub precinct has only been intensively developed in relatively recent times. Few 

properties have heritage value, therefore this precinct has major infill and redevelopment opportunities 

which are being taken up by developers. Early indications are that these redevelopments are out of 

character with the two storey character of Ocean Beach Road, and further control is necessary to 

prevent poor “fit” with the village centre. 

 
An additional concern is the impact new larger buildings will have on residential buildings to the 

south. If increased setbacks from Ocean Beach Road are introduced, the bulk of new buildings will 

cause significant overshadowing of existing houses and properties. Height and building mass controls 

should carefully consider these off-site impacts. 3D modelling has tested these potential impacts 
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and this review provides recommended measures to avoid excessive overshadowing of adjacent 

properties. 
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DEVELOPMENT TRENDS IN OCEAN BEACH ROAD 
 

While growth is relatively slow, there are nevertheless development proposals and new buildings being 

built in Ocean Beach Road, Sorrento. Recently approved and constructed developments highlight the 

issues the proposed controls outlined in DDO28 attempt to avoid. Figure 27 shows plans for a proposal 

for an assertive four storey building which has little sympathy for the bulk, scale and character of 

buildings in Ocean Beach Road. This building has now been built, and is significantly higher than 

surrounding built form as shown in Figures 28 and 29. 

 
Figure 28 shows the opposite trend where new buildings respond to development controls outlined 

in the Ocean Beach Road Heritage Policy (September 2015). Buildings appear to be overly squat, 

poorly proportioned and do not respond to the scale and character of the best parts of Ocean Beach 

Road. This may be an unintended consequence of the heritage approach to development controls. 
 
 
 
 

 

Figure 27, 28 & 29. Drawings and 

images of a building now 

constructed on Ocean Beach Road. 

The building is significantly larger  

and more assertive than surrounding 

buildings. The bulk, scale and 

architecture bear little relationship to 

the context. 
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Figure 30. Recent 

developments such as Salt 

apartments which contribute 

little to the spatial quality 

and containment of Ocean 

Beach Road streetscape, 

appear overly squat, lack 

an appropriate “top” and 

are poorly proportioned. 

Even compared to the 

neighbouring single storey 

building, the apartments 

appear to be overly squat 

with the upper levels 

contributing little to the 

Public Realm. The northern 

side of this development 

makes a very positive built 

form contribution to Morce 

Avenue. 
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TESTING HEIGHT OPTIONS 
 

The following section shows testing of height options. This modelling has been undertaken by DELWP 

in a three-dimensional model created specifically for Ocean Beach Road, Sorrento. 

 
Images are taken of the model at eye level at six positions in Ocean Beach Road. These locations 

are indicated on Figure 31. below. 

 
1. Centre of the roundabout at the Ocean Beach Road/ Melbourne Road intersection looking 

East. 

2. Ocean Beach Road/ George Street intersection looking west. 

3. Ocean Beach Road/ George Street intersection looking east.  

4. Ocean Beach Road/ Point Nepean Road intersection looking west. 

5. View from Morce Avenue looking south-east. 

6. An oblique aerial view of Ocean Beach Road looking north. 
 

 

 

Figure 31. Positions from which height limit options are tested. 



Existing development and four storey development with the 

top two storeys set back 8m 

Existing development and five storey development with the 

top three storeys set back 8m 
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POSITION 1 
 

Height options as viewed from Ocean Beach Road/ Melbourne Road intersection looking east. 
 
 

  

Existing Development 

 
 
 

Existing development with two storey development and no 

setbacks 

Existing development with two storey development set back 

5m 

 
 

Existing development with three storey development and 

the third storey set back 4m 

 

  



Existing development and four storey development with the 

top two storeys set back 8m 

Existing development and five storey development with the 

top three storeys set back 8m 
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POSITION 2 
 

Height options as viewed from Ocean Beach Road/ George Street intersection looking west. 
 
 

  

Existing Development 

 
 
 

Existing development with two storey development and no 

setbacks 

Existing development with two storey development set back 

5m 

 
 

Existing development with three storey development and 

the third storey set back 4m 

 

  



Existing development and four storey development with the 

top two storeys set back 8m 

Existing development and five storey development with the 

top three storeys set back 8m 
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POSITION 3 
 

Height options as viewed from Ocean Beach Road/ George Street intersection looking east. 
 
 

 

Existing Development 

 
 
 

Existing development with two storey development and no 

setbacks 

Existing development with two storey development set back 

5m 

 
 

Existing development with three storey development and 

the third storey set back 4m 

 

  



Existing development and four storey development with the 

top two storeys set back 8m 

Existing development and five storey development with the 

top three storeys set back 8m 
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POSITION 4 
 

Height options as viewed from Ocean Beach Road/ Point Nepean Road intersection looking west. 
 
 

  

Existing Development 

 
 
 

Existing development with two storey development and no 

setbacks 

Existing development with two storey development set back 

5m 

 
 

Existing development with three storey development and 

the third storey set back 4m 
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POSITION 5 
 

Height options as viewed from Morce Avenue looking south-east. 
 
 

  

Existing Development 

 
 
 

Existing development with three storey development 

Existing development with two storey development 

 
 
 

Existing development with four storey development 

 
 
 

 

Existing development and five storey development 
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POSITION 6 
 

Height options as viewed from above Ocean Beach Road and looking to the north. 
 

 

 

Existing Development 

 
 
 

 

 

Existing development with two storey development and no 

setbacks 

Existing development with two storey development set back 

5m 

 
 

 

Existing development with three storey development and 

the third storey set back 4m 

 
 
 

  
 

Existing development and four storey development with the 

top two storeys set back 8m 

 

  Existing development and five storey development with the 

top three storeys set back 8m 
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ASSESSING HEIGHT OPTIONS 
 

Several factors influence the recommendation for future height limits along Ocean Beach Road. These 

include: 

• achieving a well-proportioned street cross-section, 

• an analysis of the height and character of existing heritage built form, 

• the stated desire to retain views to the bay to the east and dunes to the west, 

• the stated objective of retaining centres on the Mornington Peninsula that are distinct in 

character from those in metropolitan Melbourne 

• the desire to retain the two story character of Ocean Beach Road, and 

• the need to accommodate future growth. 

 
Recent development of three and four storey buildings demonstrates the inadequacy of existing height 

controls. These have led to significant architectural compromises, with inelegant, squat three storey 

buildings developed to comply with restrictive height limits. This is even more apparent with four storey 

buildings which demonstrate compromised architectural quality when compared to local heritage 

buildings, mainly due to the effort to “deny” the height of upper storeys by reducing floor to ceiling 

heights. This is in direct contrast to the floor to ceiling heights in heritage buildings which give strong 

character to these buildings, and achieve elegant vertical proportions. These in turn support a strong 

sense of place, and visual interest for people walking in Ocean Beach Road. 

 
The 3D modelling has tested 2, 3, 4 and 5 storey developments along Ocean Beach Road, as well as 

a variety of building setbacks at the ground and upper levels.  

 

2 storey testing: 

 

 
 

2- 2 storey  

 

The option for a two storey street wall height appears to be consistent with the prevailing 

development pattern along Ocean Beach Road. However, an overall height capped at 2 stories does 

not adequately enclose the streetscape to a pedestrian scale, particularly given the wide nature of 

Ocean Beach Road. Whilst a 2 storey height limit would maintain a very low scale to the commercial 

core of the township, there must be some room for growth and there are also several prominent 

examples of development above this height limit (up to 4 stories).  

 

Therefore, it is not recommended that a 2 storey height limit be imposed along Ocean Beach Road.  

 

 

 

 

 

Position 1 – 2 storey height limit               Position 2 – 2 storey height limit 
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3 storey testing: 

 

 

 

 

A 3 storey height limit, with the upper level setback 4m from the front title boundary, creates a better 

enclosed streetscape and encourages activation at the upper levels to ‘look down’ back onto Ocean 

Beach Road. The upper level setback of 4m ensures that habitable room windows on the upper 

stories (along with balconies) will have views back towards the streetscape and ensure a level of 

passive surveillance is maintained along the street.  

 

The previously proposed DDO28 sought an upper level setback of 8m, which would largely make the 

upper storey invisible, however this creates similar issues as per the 2 storey height limit previously 

tested. The upper stories should not be completely invisible, their prominence can be reduced by the 

inclusion of a 4m setback, however a visible 3rd storey is crucial to ensuring that the passive 

surveillance of the streetscape is maintained and the streetscape height to width ratio is improved.  

 

The 3D modelling indicates that this is the most balanced option that was tested. A two storey street 

wall is maintained to provide a consistent experience at the pedestrian scale, and the 3rd storey 

allows for further growth of the township without impacting upon the historical significance of the 

town.  

 

4 storey testing: 

 

    
 

1 – 4 storey 

 

 

Position 1 – 4 storey (8m upper level setback)              Position 3 – 4 storey (8m upper level setback) 
 

Position 2 – 3 storey (4m upper level setback)                         Position 3 – 3 storey (4m upper level setback)  
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There are several examples of 4 storey development along Ocean Beach Road, however this is 

mostly when observed from Morce Road to the rear. A 4 storey height limit along Ocean Beach Road 

would create a dominant wall of built form and a bulky appearance that will dominate the smaller 

historical buildings. Even with a large upper level setback, a height limit of 4 stories will dwarf the 

remainder of the township and there will be significant bulk issues associated with viewing the 

commercial core from Morce Avenue. For these reasons, it is not considered appropriate that a 

height limit of 4 stories be permitted along Ocean Beach Road.  

 

Additionally, the wider policy context is important to consider. Sorrento is a “Small Township” as 

defined under Clause 02.03-1 of the Mornington Peninsula Planning Scheme. Similar scaled 

townships on the Mornington Peninsula include Balnarring, Martha Cove and Mount Martha. All of 

these areas have strict height limits that generally do not exceed 2 stories. This is to ensure that 

these townships remain as ‘Small Townships’ and therefore the maximum built form requirements 

must also reflect the scale of a ‘Small Township’.  

 

When considered in this policy context, the existing low scale of building height within Sorrento must 

be protected into the future. A 4 storey height limit is a dramatic shift for a historic coastal township 

such as Sorrento which has significant topographical changes across the commercial core.  

 

5 storey testing: 

 

  
 

 

 

Similar to the rationale provided under the testing of a 4 storey height limit for Sorrento, a 5 storey 

height limit has the same issues, but to a larger degree. The massing of built form across 5 storeys 

will completely dominate the existing character of the township. The testing undertaken demonstrates 

this will be a complete transformation of the existing township. This is completely at odds with the 

proposed planning controls, which seek to strike a balance between allowing Sorrento to grow into 

the future, whilst protecting the low scale character of the township. There are also no existing 

examples of 5 storey development in Sorrento at present.  

 

For these reasons, it is not recommended that a 5 storey height limit be supported.  

 

 

 

 

 

 

 

 

 

 

Position 2 – 5 storey (8m upper level setback)                  Position 3 – 5 storey (8m upper level setback) 
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      3 storey testing – alternate views (foreshore and Morce Avenue): 

 

 

 

When tested at various key locations around the township, the appropriateness of a 3 storey height 

limit becomes clear. From the foreshore location, looking back up to the west towards the township, a 

3 storey height limit does not dominate the skyline and also retains the Continental Hotel as the key 

focal point and highest built form element in the township. This is crucial as the Continental Hotel is 

the most significant heritage building within Sorrento and the most prominent. It is a defining feature 

of the township and its visibility upon the initial approach to the township is crucial. When viewed 

from the foreshore location, the spire of the Continental Hotel will remain the highest element of the 

township in a 3 storey height limit scenario. There may be a slight reduction in visibility if the site 

within the Eastern Precinct is developed to its full potential, as there is currently a large unsealed car 

park within the front setback that allows extended visibility to the Continental Hotel. However, a 

development scenario where the ground and second storeys are built to the title boundaries will not 

dramatically reduce the visibility of the Continental Hotel and instead – will create a ‘reveal’ to the 

visitor as they approach the township from Point Nepean Road. The township will then be ideally 

‘framed’ on the approach up the hill into the town.  

 

From Morce Avenue, the 3D modelling demonstrates that, due to the fall in topography, there is an 

imposing mass of built form when viewed from the rear of Morce Avenue. To address this concern, 

further setbacks should be imposed for the upper level interface to Morce Avenue, to assist the 

transition to the lower levels. It is noted that the 3 storey mandatory height limit will also result in a 

‘stepping’ of the built form with the contours of the land (which has not been shown in the modelling 

above), therefore when combined with additional upper storey setbacks, the imposition of the built 

form will be reduced when viewed from Morce Avenue.  

 

Recommendation: 

 

From the analysis of options developed in 3D models, it is recommended that height limits be 

increased to allow future built form on Ocean Beach Road to be three storeys, with the third storey 

set back so that the two storey character of Ocean Beach Road is retained and supported. In addition 

height limits should allow for buildings to have proportions which reflect those of heritage buildings, 

i.e. more vertical than horizontal. This will improve the perception of buildings from the public realm 

and will ensure that buildings are of a scale and massing that is sympathetic to the sensitive heritage 

fabric of Ocean Beach Road.  

 

The proposed 3 storey height limit, with a recessed upper storey (at 4m from the front title boundary) 

will adequately address the 5 key design objectives that are proposed to be included within the updated 

DDO28. The height limit and setback controls will ensure a consistent 2 storey street wall and the 

inclusion of guidance surrounding preferred materiality and detailing will ensure that future development 

within Ocean Beach Road is appropriate for the context.  

Position 4 – 3 storey (4m upper level setback)                           Position 6 – 3 storey height limit (0m setback at Morce Avenue) 
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Figure 32. Recently developed four storey 

building with overly squat and horizontal 

proportions particularly at the upper levels. 

 

 

 

 

Figure 33. Traditional two storey buildings with 

strong vertical proportions which contribute to a 

strong sense of place in Ocean Beach Road. 
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RATIONALE FOR MANDATORY HEIGHT LIMITS 

 
Figure 34 indicates a potential mandatory height control along Ocean Beach Road, Sorrento. This is 
tested in the 3D SketchUp model and the 3D model developed by DELWP to assess the impact on 
existing built form. The suggested mandatory height limit is based on the testing of height and setback 
options and a pragmatic rationale for the height of individual components of buildings.  
 
One of the key justifications for mandatory height controls along Ocean Beach Road is the sensitive 
heritage context of the township and the heritage buildings which contribute significant character to 
Ocean Beach Road commercial precinct. Mandatory controls are warranted in such scenarios as there is 
a high likelihood that a building with an inappropriate scale in the immediate context of the heritage 
building will detract from the significance of that building. Similarly, as the majority of Ocean Beach Road 
is within a Heritage Precinct, the wider precinct will suffer as a result. As per PPN59, grounds for 
mandatory controls can be justified in such exceptional circumstances. This Built Form Review and the 
accompanying series of 3D built form tests provide the basis for the proposed planning controls, whilst the 
sensitive heritage and coastal context of the township provides the necessary justification for the height 
controls to be mandatory.  

 
These heritage buildings are well-proportioned and rather than deny their height, are designed to stand 
dignified in the streetscape. This results in a well-proportioned street cross-section. Windows and other 
building elements are vertically proportioned, rather than the contemporary practice of designing 
horizontal features. This verticality contributes to visual richness in the street, especially for people moving 
at walking pace. There is a trend for ground floors of contemporary buildings to be heavily glazed. Glazed 
ground levels are associated with shopping centres rather than town and village centres where frequent 
vertical masonry elements contribute to the appropriate proportioning of buildings, visual richness, and 
diversity of materiality, all of which support the walking experience. 

 
In addition to an assessment of the qualities of the highly valued heritage buildings in the street, there 

are also pragmatic issues which determine appropriate height limits. These are as follows: 

 
It is an industry standard that floor-to-ceiling heights for ground floor retail are of the order of 4.5 

metres. Well-proportioned second floor accommodation should be approximately 2.7m in height 

to allow for changes in use over time. Balustrades must be a minimum height of 1.0 metres in 

height, and when these heights are applied to a typical cross-section of a building sympathetic to 

the Sorrento commercial precinct context, the overall height including an allowance for structure, 

is approximately 8.8m above natural ground level. With an appropriate setback (4m is suggested 

however this could be as great as 8m) a third level of 2.5m to 2.7m and shallow roof pitch or parapet, 

gets the overall potential height to 12m above natural ground level. This forms a rational basis for 

mandatory height limits. Further testing of these heights has been undertaken and explained in the 

next section of this report.  
 
 
 
 
 
 
 

Figure 34. Suggested 

mandatory height limits for 

second and third levels of 

future buildings in Ocean 

Beach Road commercial 

precinct 
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FURTHER TESTING OF THE HEIGHT LIMIT RATIONALE 

OBJECTIVE 

 
• to ensure that new development is sympathetic to the highly valued heritage built form in Ocean 

Beach Road, Sorrento and that together new and older development continues to maintain the 

clear distinction between this “small township” and metropolitan Melbourne activity centres. 

(Mornington Peninsula Localised Planning Statement) 

 
In this section, five sites are selected to test the rationale for mandatory height limits. These apply 

the controls suggested in Figure 34 to existing sites. These are shown in yellow in Figure 35 below. 

The sites are selected for different potential development opportunities, with three sites assuming the 

demolition and replacement of existing single storey buildings (including the former Mitre 10 site), one 

site where the existing single storey building could be retained and extended, and a fifth site where 

potential development might occur in the north-west precinct of Ocean Beach Road. In this precinct 

former residential buildings are set back from the street boundary. 

 
These sites are only selected to demonstrate and test built form controls, and no other reason. All 

currently have viable retail activities operating in existing single level buildings. 

 
The following pages show the modelling of potential buildings on selected sites, and show “before” 

and “after” images taken from the 3D model. For comparison the recently constructed four storey 

building on the corner of Ocean Beach Road and Kerferd Avenue is modelled and shown orange in 

colour. 
 
 
 
 
 
 

 

Figure 35. Sites for testing proposed height limits. Five sites (shown yellow) are modelled, while a 

recently constructed development is shown in orange for comparison. 
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Figures 36 & 37. Showing before and after images of the redevelopment of single storey buildings 

on the south side of Ocean Beach Road adjacent to existing two storey buildings. The model shows a 

potential three storey development with a set back third storey as per the suggested built form in 

Figure 34. 

 
In the distance (coloured orange) is the recently constructed four storey development. 

 
 
 
 
 
 

 

Figures 38 & 39. Showing before and after redevelopment potential of two sites on the northern side 

of Ocean Beach Road. In the foreground is the redevelopment of single storey buildings adjacent to 

the Salt development. In the distance is the potential to redevelop the Mitre 10 site to three levels. 

 
As can be seen, there is an improvement in the spatial definition of the street by the tested built form. 

This could be further enhanced by increased landscaping in the Public Realm. 
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Figures 40 & 41. These images are before and after images of a single storey building retained and 

added to. The addition adds a further two levels to the existing building and all follow the requirements 

of height and setbacks shown in Figure 34. 
 
 
 
 
 
 
 

 

 

Figures 42 & 43. These before and after images are of the north-west precinct of Ocean Beach Road 

where mainly residential villas are the dominant building typology. The height limits and setbacks in 

Figure 34 are applied in addition to the 5 metre setback from the street boundary for the first (ground 

floor) and second floor, which was outlined previously and justified in the Ocean Beach Road 

Sorrento Heritage Policy (2015). The new development is sympathetic to the built form context.
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TESTING HEIGHT AND SHADOW EFFECTS IN THE SOUTH WEST SUB- 

PRECINCT 
 

Development pressure is likely in this sub-precinct given the absence of heritage built fabric. This sub- 

precinct abuts residences to the south, and significant overshadowing of these properties should be 

avoided. For this reason the transition of built form on Ocean Beach Road to residences to the south 

should be considered. 

 
Existing residential properties to the south of commercial properties which face Ocean Beach Road 

are potentially vulnerable to excessive overshadowing. Further testing of this potential is undertaken 

to inform further controls to protect these properties. Testing is undertaken for the shadow effects of 

buildings at various heights at both the equinox (21st March) and the winter solstice (22nd June). 

 
 
 
 

 

SHADOWS AT THE EQUINOX - 21ST MARCH 
 

9am - Existing development Noon - Existing development 

 
 
 
 
 
 

2pm - Existing development 
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9am - Two storey development Noon - Two storey development 

 
 
 
 
 

2pm - Two storey development 9am - Three storey development 

 
 
 
 
 
 

Noon - Three storey development 2pm - Three storey development 



Page 40  

  

9am - Four storey development Noon - Four storey development 

 
 
 
 
 

2pm - Four storey development 9am - Five storey development 

 
 
 
 
 

Noon - Five storey development 2pm - Five storey development 
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SHADOWS AT THE SOLSTICE - 21ST JUNE 

9am - Two storey development Noon - Two storey development 

 
 
 
 
 

2pm - Two storey development 9am - Three storey development 

 
 
 
 
 

Noon - Three storey development 2pm - Three storey development 



Page 42  

  

9am - Five storey development Noon - Five storey development 

 
 

2pm - Five storey development 
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BUILT FORM CONTROLS FOR THE SOUTH WEST SUB-PRECINCT 
 

From the shadow analysis it is clear that residential properties to the south of Ocean Beach Road 

are vulnerable to being overshadowed for significant periods of the year. To reduce this vulnerability 

additional controls are proposed to ensure solar access is available to these properties. These controls 

require future development to taper from north to south to allow sunlight penetration to residential 

properties to the south. 

 
The shadow analysis provides further evidence that development beyond three storeys carries the risk 

of overshadowing multiple residences, particularly from buildings on the south of Ocean Beach Road. 

 
Figure 44 shows a typical cross-section through a site in the south-west sub-precinct with built form 

controls at both the Ocean Beach Road frontage and at the interface with residential properties to the 

south. 
 
 
 
 
 
 

 

 
 

Figure 44. Suggested mandatory height limit and building envelope for future buildings in Ocean 

Beach Road south west sub precinct. This diagram shows a typical site depth of 38m 
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CONCLUSION AND RECOMMENDATIONS 

The Minister for Planning asked Mornington Peninsula Shire Council to provide further evidence 

to justify mandatory height limits for the commercial area of Sorrento along Ocean Beach Road. 

This review is intended to provide that evidence which is gathered from 3D modelling built form 

development options and comparing and contrasting the results with a number of criteria drawn from 

good urban design practice, Council policy and objectives, and pragmatic development criteria and 

metrics as outlined in the height limit rationale on page 33. 

 
The heritage buildings in Sorrento’s prime street are highly valued for their quality and for their 

contribution to a strong “sense of place” at the heart of this coastal township along Ocean Beach 

Road. The nature of the built form is largely two storeys in height and with buildings expressing the 

“fine-grained” subdivision pattern. Council and the local community are focused on protecting these 

qualities and intrinsic values.  

 

There is a clearly stated objective in the Mornington Peninsula Localised Planning Statement for 

towns and villages on the Mornington Peninsula to remain distinct from the activity centres of 

metropolitan Melbourne. To this end Council seeks to apply mandatory height limits to retain that 

clear distinction and to retain and support the existing built form character, while providing provisions 

for new growth and development that are responsive to the existing context. 

 
Analysis of the heritage values is contained in the Ocean Beach Road Commercial Precinct Heritage 

Policy – For Planning Applications for Places in the Heritage Overlay (HLCD Pty Ltd, September 

2015).  This policy forms the basis for the provisions of Design and Development Overlay 28 (DDO28) 

which includes proposed mandatory height limits. 

 
The criteria shaping the conclusions from evidence include: 

 
• achieving a well-proportioned street cross-section, 

• an analysis of the height and character of existing heritage built form, 

• the stated desire to retain views to the bay to the east and dunes to the west, 

• the stated objective of retaining centres on the Mornington Peninsula that are distinct in 

character from those in metropolitan Melbourne 

• the desire to retain the two story character of Ocean Beach Road, and 

• the need to accommodate future growth. 

 
3D models of Ocean Beach Road, Sorrento were created, and from these a number of findings 

emerge. These are: 

 
• Buildings in Ocean Beach Road, Sorrento are typologically simple and similar, but exhibit a 

wide range of architectural character and materiality, which gives the township its distinctive 

character. 

• There is a wide range in the quality of buildings from east to west along Ocean Beach Road. 

Generally, buildings to the east tend to be better proportioned and taller than those on the 

west of the street, (even excluding the Continental Hotel). 

• The increased height and dignified proportions add to the urban quality of this wide street and 

contribute to a strong “sense of place”. This is lacking in the streetscape to the western parts 

of Ocean Beach Road, and measurements of the width/height ratios confirm that the street 

lacks a sense of spatial containment when compared to international benchmarks for ‘human- 

scaled’ streetscapes. 

• The Ocean Beach Road Heritage Policy (September 2015) identified four distinct precincts 

in the commercial area of Sorrento. This study agrees with this distinction and devises 

specific controls for the height and setback of new buildings and additions in each sub 

precinct. 

• New development exhibits two opposite characteristics. On one hand examples of new 

development have little relationship to existing build form by being more bulky, higher, and 
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more assertive.  

• Other new development portrays overly squat and poorly proportioned built form which robs 

the streetscape of the inherent “dignity” and spatial containment provided by older, better 

proportioned and scaled buildings. 

 
On the basis of building on the “best” of Sorrento’s built form, this report suggests revisiting the height 

controls and aligning them to both industry standards for retail and residential floor-to-ceiling heights, 

and to the good proportions of existing heritage built form in Sorrento. It also suggests moving to a 

more quantifiable set of evaluation criteria, setting specific measures for height controls and built form 

envelopes. 

 
Revisions to the draft DDO28 suggest showing: 

 
• An alternative method of controlling height, namely a predominantly two-storey mandatory 

height limit set at 9 metres above natural ground level, and the option of a third storey, 

set back and with a mandatory maximum height of 12 metres in the east and central sub 

precincts. 

• An alternative method of controlling height in the south west sub precinct, including height 

controls at the rear of Ocean Beach Road properties to prevent excessive overshadowing 

and overlooking of existing residences to the south. 

• Integrating relevant design controls from existing DDO10 to provide a single, integrated 

design control for the whole precinct  

 
In addition, and as a guide Planning Practice Note 59 suggests that any mandatory planning provision 

should: 

1. Implement an objective; 

2. Be clear in its intent to users; 

3. Be able to achieve consistent and predictable results; 

4. Be as measurable as possible using a quantifiable measure, and; 

5. Be expressed in plain English using common terms. 

 
In response to these Practice Note 59 requirements, the following is offered as justification for 

mandatory height limits; 

 
1. The objective is to ensure that future built form relates to the best of the heritage built form 

and that the small township character of Sorrento is protected, maintained and enhanced 

over time, and remains distinct from the built form of activity centres in metropolitan 

Melbourne. 

2. Clarity is derived from setting specific and numeric height limits based on development norms 

and on the understanding of height derived from modelling Ocean Beach Road and its heritage 

buildings. 

3. By being numeric and specific, these controls will achieve predictable results. 

4. The suggested mandatory height limits are measurable as they are numeric and specific. 

5. The suggested mandatory height limits for the commercial precinct are specific, clear and 

expressed in plain English. 
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APPENDIX 1 - DRAFT DESIGN AND DEVELOPMENT OVERLAY DDO28 

Following modelling and analysis of options for built form along Ocean Beach Road, this section 

outlines a recommended revised DDO28. 

 

The recommended revised schedule is based on: 

• the latest Form and Content requirements for planning schemes, and 

• integrating the relevant design controls in existing Design and Development Overlay Schedule 10 
(Ocean Beach Road, Sorrento) (DDO10) – which currently applies to most of the properties in the 
North West Sub Precinct – to provide a single, wholistic design controls for the precinct.  

• Removing DDO10 to avoid unnecessary duplication of controls. 

 
SCHEDULE 28 TO CLAUSE 43.02 DESIGN AND DEVELOPMENT OVERLAY 

 

Shown on the planning scheme map as DDO28 

 
OCEAN BEACH ROAD COMMERCIAL PRECINCT 

 

 Map 1 - Sub Precincts of Ocean Beach Road 

 

 
 

1.0 Design Objectives 

 
• To ensure that development makes a positive contribution to the low scale, coastal and historic 

character of the Ocean Beach Road commercial precinct. 

• To ensure that development enhances the unique character of Ocean Beach Road and 

Point Nepean Road, including the scale, shape and rhythm of built form and the variety of 

building heights, roof forms, setbacks and building designs. 

• To promote the creation of high-quality public places within the precinct including the 
maintenance of visual connection between existing historic buildings and the street. 

• To ensure that new development addresses and activates the Ocean Beach Road frontage. 



 

• To ensure that the existing limestone buildings continue to be a major feature of the 
streetscape by maintaining the existing building line along Ocean Beach Road. 

 

 
 

2.0 Building and Works 

 
The following buildings and works requirements apply to an application to construct a building or 
construct or carry out works. 

 

General requirement 

 

• All new development within the North West Sub Precinct should provide for pedestrian 
connection between Ocean Beach Road and Morce Avenue to the satisfaction of the 
responsible authority.  

A permit may be granted to vary this requirement provided the responsible authority is satisfied 
that the provision of a pedestrian connection on a specific site is not required. 

 

• The first (ground floor) and second storey of all new development within the South West Sub 
Precinct should abut the street boundary.  

A permit may be granted to vary this front setback requirement to allow new development to 
maintain a jagged street edge. 

 

Mandatory requirements 

 
• A building with a frontage to Ocean Beach Road, Point Nepean Road, Melbourne Road, 

Constitution Hill Road or Kerford Road, must not exceed the maximum height at road frontage 
boundary specified in Column 2 of Table 1. 

• A building must not exceed the maximum building height and the number of storeys specified 
in Column 3 of Table 1. 

• A building must be set back at least the distance specified in Column 4 of Table 1 where it has 
frontage to Ocean Beach Road, Point Nepean Road, Melbourne Road, Constitutional Hill 
Road, Darling Road or Kerford Road. 

• No development may provide for a retail frontage to Morce Avenue. 

• All new development must be connected to:  

• A reticulated sewerage system or an alternative approved by the responsible authority. 

• A reticulated drainage system or alternative approved by the responsible authority. 

 

The above requirements cannot be varied with a permit.  

 
Table 1: Buildings and works requirements 

 

Column 1 

Sub 
Precincts 

Column 2 

Maximum 
street wall 
height 

Column 3 

Maximum building 
height  

Column 4 

Minimum building setback  

East  9 metres 
(comprising no 
more than 2 
storeys) 

12 metres 
(comprising no 
more than 3 
storeys) 

Any first (ground floor) and second storey must 
be built to the street boundary. 

Any third storey must be set back a minimum 
of 4 metres. 



 

Column 1 

Sub 
Precincts 

Column 2 

Maximum 
street wall 
height 

Column 3 

Maximum building 
height  

Column 4 

Minimum building setback  

Central  9 metres at the 
street boundary 
(comprising no 
more than 2 
storeys) 

 

12 metres 
(comprising no 
more than 3 
storeys) 

 

Any first (ground floor) and second storey must 
be built to the street boundary. 

Any third storey must be set back a minimum 
of 4 metres. 

North West 9 metres 
(comprising no 
more than 2 
storeys) 

12 metres 
(comprising no 
more than 3 
storeys) 

Any first (ground floor) and second storey must 
be setback 5 metres from Ocean Beach Road. 

Any third storey must be setback a minimum of 
4 metres from the first and second storeys 
below. 

South West 9 metres at the 
street boundary 
(comprising no 
more than 2 
storeys) 

 

12 metres 
(comprising no 
more than 3 
storeys) 

 

Any third storey must be set back a minimum 
of 4 metres. 

Rear boundary setbacks must be as per 
Diagram 1 of this schedule. 

 

Table 1 Notes: 

• In Table 1 references to storeys do not include any basement. 

• The Sub Precincts referred to in Column 1, Table 1 are areas shown on Map 1 forming part of this 
Schedule. 

• The maximum building height referred to in Column 2 and 3 are to be measured from the 

• natural ground level to the ridge of the roof or top of the parapet. 

• The setback of the third storey as defined under Column 4 is to be measured from the front wall of the 
second storey of the building. 

• The setbacks do not apply to the un-named lanes. 

• The “building” (in the phrase “front building line” under Column 4) has the same meaning 

• as defined under Section 3(1) of the Planning and Environment Act 1987. 

 

The mandatory requirements in Table 1 do not apply to: 

• Architectural features, masts, building services (including lift overrun) or enclosed stairwells 
that do not exceed the required height limit specified in Column 3 of Table 1 by more than 4 
metres. The combined floor area of these features must not exceed 10% of the gross floor 
areas of the top storey of the building. 

• Any building that is listed on the Victorian Heritage Register. 

• Alterations or additions to a lawfully existing building that exceeds the height limits set out in 
Column 3 of Table 1, provided the existing maximum building height is not increased and the 
development is consistent with the Design Objectives and Decision Guidelines of this 
schedule. 

• Any verandah over the footpath within the Ocean Beach Road commercial precinct provided 
the verandah does not exceed the height limits set out in Column 3 of Table 1 in this 
schedule. 

 



 

 Diagram 1: Heights and setbacks for new buildings and additions in the South West Sub Precinct 

 

 

3.0 Subdivision 

 
None specified 

 
4.0 Advertising signs 

 
None specified 

 
5.0 Application requirements 

 

The following application requirements apply to an application for a permit under Clause 43.02, in 
addition to those specified elsewhere in the scheme and must accompany an application, as 
appropriate, to the satisfaction of the responsible authority: 

• A planning report, site context analysis and design response report that demonstrates how 
the proposal achieves the design objectives and the requirements of this schedule. 

• Plans which demonstrate compliance with the buildings and works requirements in Table 1,  
and Diagram 1 (as relevant to the South West Sub Precinct).. 

• Detailed plans, including palette of materials and finishes. 

• An accurate perspective image or photomontage detailing how the proposed development 
will sit within the streetscape.  

5.1 Decision guidelines 

 
The following decision guidelines apply to an application for a permit under Clause 43.02 

in addition to those specified in Clause 43.02 and elsewhere in the scheme which must be 

considered, as appropriate, by the responsible authority: 

• The design objectives of this Schedule. 

• The extent to which proposed buildings respect the preferred scale and form of development, 
particularly when viewed from the pedestrian network. 

• Whether proposed buildings are compatible with and respect the character of 

neighbouring buildings within the same streetscape. 
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