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Planning Review Meeting

A guide to understanding meeting protocol

There is a need to cover some simple protocols as each meeting will often involve people
attending for the first time.

1. Planning Review meetings are held to provide additional information to Councillors in
preparation for the following formal council meeting. The meetings are informal and
proponents and submitters to any planning matter are encouraged to address council.

2.  This is not a debating forum — we are trying to obtain the best possible understanding of
the matter.

3. We ask that parties addressing Council speak to the chair and not involve the gallery.

4. Submitters are asked to elaborate on their written submissions — not just read out their
letter/email — all councillors have a copy of written material.

5.  The meeting process will typically adopt the following sequence:

Introduction and welcome by the Chairperson.
- Overview presentation by Council's Planning Officer.

- The Applicant is given 5-10 minutes to outline their proposal — longer time may be
given at the discretion of the chair depending on the complexity of the matter.

- We ask submitters to limit their comments to 5 minutes bearing in mind we are seeking
elaboration on the comments already received in their submission.

- Following the last submitter the Applicant will be given an opportunity to clarify any
matter of fact — but not to comment on matters of opinion.

- Throughout this process Councillors will be able to ask questions of the Applicant,
submitters or a Council Officer.
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1. OPENING OF MEETING

2. APOLOGIES

3. PECUNIARY INTEREST & CONFLICT OF INTEREST DISCLOSURES

Councillors:

Officers:
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4, PLANNING & DEVELOPMENT

4.1 57-59 Point Lonsdale Road, Point Lonsdale

Planning Permit number: 2015/027

SUMMARY

Proposal

Buildings and works associated with the construction of two buildings
(three storey) comprising a shop and four dwellings, reduction of the
standard car parking requirement of clause 52.06 and waiver of loading
bay requirement of Clause 52.07

Application and plans:
Refer Appendix 1

Zone/Overlays

Commercial 1 Zone (C12)
Design and Development Overlay - Schedule 2 (DDO2)
Vegetation Protection Overlay — Schedule 1

Permit Triggers

C1Z - Clause 34.01: Buildings and works
DDO2 — Clause 43.02: Buildings and works
Clause 52.06: car parking

Clause 52.07: loading bay requirement

Public Notification

Advertised by registered post to adjoining property owners and occupiers,
two (2) signs on site, a notice in The Echo newspaper and notice in
municipal offices for 14 days.

Submissions

Six (6) submissions received

Copies of submissions provided to Councillors:
Refer Confidential Appendix 2

Key issues raised by
submitters

Overlooking, three storey building, neighbourhood character,
overshadowing and impact on daylight to existing windows, car parking,
setbacks, impact on future development on neighbouring sites,
overdevelopment, height, materials, landscaping.




Borough of Queenscliffe
Agenda for the Planning Review Meeting: 9 December 2015 Page 6 of 77

4.1.1. Applicant to present to Council

4.1.2. Submitters to present to Council

4.1.3. Applicant to readdress Council
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5. APPENDIX 1- APPLICATION DOCUMENTS 57-59 Point Lonsdale Road, Point Lonsdale

Office Use Only

Application No.: Q O( 5/00'2’7 Date Lodge,
Application for

Planning Permit

Planning Enquiries If you need help to complete this form, read How to complete the A
Phone:

L

.2

i _ A Any material submitted with this application, including plans and personal
Web: http://www.queenscliffe.vic.gov.au available for public viewing, including electronically, and copies may be made for interested parties for
the purpose of enabling consideration and review as part of a planning process under the Planning
and Environment Act 1987. If you have any concerns, please contact Council's planning department.

A Questions marked with an asterisk (*) are mandatory and must be completed.

A If the space provided on the form is insufficient, attach a separate sheet.
| Clear Form I

The Land H

@ Address of the land. Complete the Street Address and one of the Formal Land Descriptions.
Street Address *

Unit No.: St. No.: 57-59 St. Name: Point Lonsdale Road
’Suburb/Locality: Point Lonsdale | | Postcode:3225 |
Formal Land Description *
Complete either A or % A |LotNo.: 1 (OLodged Plan  ()Title Plan  (®)Plan of Subdivision |No.: 3225
A\ This information can be OR
Ii(::;nd onihe ceryficate of B ICrown Allotment No.: | [Section No.: ‘

[Parish/Township Name: |

The Proposal

A You must give full details of your proposal and attach the information required to assess the application. Insufficient or unclear information will
delay your application.

@ For what use, development
or other matter do you
ﬂ require a permit? *

Use and development of the land for a retail premises and dwellings including a reduction in the car
parking provision and a waiver of loading, generally in accordance with the submitted plans and
supporting information.

If you need help about
the proposal, read:
How to Complete the
Application for Planning
Permit Form

Provide additional information on the proposal, including: plans and elevations; any information required
by the planning scheme, requested by Council or outlined in a Council planning permit checklist; and if
required, a description of the likely effect of the proposal.

@ Estimated cost of — S :
development for which the LCost $1.9 million —| A\ You may be required to verify this estimate.
n permit is required *

Insert '0' if no development is proposed (eg. change of use, subdivision, removal of covenant, liquor licence)

Existing Conditions H

Describe how the land is
used and developed now *

Two storey building that contains retail at ground level and a dwelling at first floor level.

eg. vacant, three dwellings,
medical centre with two
practitioners, licensed
restaurant with 80 seats,
grazing.

‘ E Provide a plan of the existing conditions. Photos are also helpful. —I

Application for Planning Permit 2012 VIC. Aus Page 1
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A

Contour

Town Planners

Town Planning and Urban Context Report

57-59 Point Lonsdale Road,

Point Lonsdale

March 2015
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© Contour Consultants Aust Pty Ltd

The information contained in this document is confidential
and intended solely for the use of the client identified in the
report for the purpose for which it has been prepared and no
representation is made or is to be implied as being made to
any third party. Use or copying of this document in whole or
part without the written permission of Contour Consultants
Aust Pty Ltd constitutes an infringement of copyright.

The Intellectual property contained in this document
remains the property of Contour Consultants Aust Pty Ltd.
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57-59 Point Lonsdale Road, Point Lonsdale Contour Consultants Aust Pty Ltd 3

1 Introduction

This report has been prepared to accompany a planning permit
application to the Borough of Queenscliffe for development of the land
at 57-59 Point Lonsdale Road, Point Lonsdale.

The application proposes the construction of two buildings comprising
a total of four dwellings including two apartments over a retail tenancy
at ground level fronting Point Lonsdale Road and two townhouses at
the rear of the site.

More specifically, the report:

- Provides an overview of the site’s physical context;

- Provides a description of the proposal;

- Provides a summary of the applicable statutory planning
framework as set out in the Queenscliffe Planning Scheme; and

- Provides an assessment of the proposal having regard to the
relevant provisions of the Queenscliffe Planning Scheme.

A planning permit is required pursuant to the provisions of the
Commercial 1 Zone and Design and Development Overlay (Schedule 2).

The project team comprises:

Three C Architects
Project Architects

Contour Consultants
Town Planners
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57-59 Point Lonsdale Road, Point Lonsdale Contour Consultants Aust Pty Ltd 4

2 Subject Site and
Surrounding Area

2.1 As illustrated at Figures 2.1, 2.2, 2.3 and 2.4, the subject land is located
S.ubject Site on the west side of Point Lonsdale Road, one property to the north of
Admans Street in Point Lonsdale.

The siteis irregular in shape with a frontage to Point Lonsdale Road of
9.88 metres and a western abuttal to Simpson Street of 8.56 metres.
The land comprises an overall site area of 465 m2.

The subject site is formally described as Lot 1 LP140111 Volume 8146
Folio 578.

The site currently contains a two storey building fronting Point Lonsdale
Road that is currently used for retail purposes at ground level and a
dwelling at first floor level. To the rear, the land is currently informally
used for car parking and storage.

2.2 The subject site is located at the southern end of the Point Lonsdale
Surrounding Area

commercial centre that extends from Kirk Road to the north to Admans
Street to the south. The commercial centre is defined by the
Commercial 1 Zone and the Design and Development Overlay (Schedule
2).

Tothe north is an existing single storey shop at No. 61 Point Lonsdale
Road. The shop appears to be provided with vehicle access via the rear
of properties at No.’s 63-69 Point Lonsdale Road.

Tothe south, at No. 51 Point Lonsdale Road, is a relatively recent three
storey building on the corner of Admans Street that comprises ground
level retail premises and dwellings above. This site also accommodates
two two-storey townhouses to the rear that front Simpson Street..

To the west, across Simpson Street are a range of one and two storey
dwellings.

Tothe east, across Point Lonsdale Road is the Point Lonsdale Bowling
Club within the foreshore reserve.
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57-59 Point Lonsdale Road, Point Lonsdale Contour Consultants Aust Pty Ltd 5

2 Subject Site and Surrounding Area

Figure 2.1

Figure2.2
CADASTRAL PLAN

1 N

POINT LONSDALE ROAD

13
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57-59 Point Lonsdale Road, Point Lonsdale Contour Consultants Aust Pty Ltd 6
2 Subject Site and Surrounding Area

Figure2.3
AERIAL PHOTOGRAPH —BROAD CONTEXT

Figure 2.4
AERIAL PHOTOGRAPH

SUBJECT SITE
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57-59 Point Lonsdale Road, Point Lonsdale Contour Consultants Aust Pty Ltd 7

3 Statutory Planning
Framework

3.1 The subject site is affected by the Queenscliffe Planning Scheme (QPS).
(S:g:;:r;?;y of Planning The following provisions within the QPS apply to the subject site:

- Commercial 1 Zone
- Design and Development Overlay (Schedule 2)
- Vegetation Protection Overlay (Schedule 1)

3.2 The following elements of the State Planning Policy Framework (SPPF)
S.tate Planning Policy are considered relevant to the assessment of the proposal:
Framework - Settlement (Clause 11)

- Regional Settlement Networks (Clause 11.05-1)

- Coastal Settlement(Clause 11.05-5)

- Geelong (G21) Regional Growth (Clause 11.07)

Coastal Areas (Clause 12.02)
Environmental Risks (Clause 13)

Built Environment and Heritage (Clause 15)
- Urban Design (Clause 15.01-1)

- Housing (Clause 16)
- Residential Development (Clause 16.01)

- Economic Development (Clause 17)
- Business (Clause 17.01-1)
- Tourism (Clause 17.03)
- Maritime Precincts (Clause 17.03-3)

3.3 Municipal Strategic Statement (MSS)

Local Planning Policy
Framework

Clause 21 within the Queenscliffe Planning Scheme contains the
Municipal Strategic Statement (MSS). The MSS provides the strategic
direction for land use and development objectives for the Borough of
Queenscliffe, and those policies that are of relevance to the proposal,
include:

- Municipal Profile (Clause 21.02)

- KeyInfluences (Clause 21.03)

- Vision —Strategic Framework (Clause 21.04)

- Objectives Strategies and Implementation (Clause 21.05)

Municipal Profile (Clause 21.02)

Clause 21.02 recognises the township of Point Lonsdale as moving
away from its traditional function of providing for the everyday needs of
the community (basic convenience retailing) with restaurants, services
and speciality shops emerging to meet the tourist led demand.
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57-59 Point Lonsdale Road, Point Lonsdale Contour Consultants Aust Pty Ltd 8
3 Statutory Planning Framework

Key Influences (Clause 21.03)

Key influences on land use planning are identified within Clause 21.03
as follows:

Ageing Population

Substantial temporary population

Limited employment opportunities

Limited land availability

Management of tourism, built and cultural heritage along with
natural environment.

N 2

Vision (Clause 21.04)

Thevision for the Borough is:

The Borough of Queenscliffe will maintain its unique natural
environment. Built and cultural heritage values through the careful
planning of land use and development for the benefit of the community.

In order to implement this vision, the following strategies found at
Clause 21.04 are relevant to the proposal:

- Promote and facilitate sustainable economic development

- Provide opportunities forimproved retail and commercial
ventures without undue impact on existing amenity;

- Provide attractive residential areas which are capable of
accommodating the needs of resident and tourist populations,
whilst maintaining residential amenity;

- Require new developments to maintain, enhance, and
harmonise with the Borough's significant heritage architecture
and coastal village atmosphere;

— Allow for growth in clearly defined locations;

- Resistinappropriate development proposals which compromise
acknowledged natural, built and cultural environmental values

Furthermore, the policy identifies the community vision for the
township of Point Lonsdale as :

A coastal village with reduced impact on the environment. A place of
green vistas, unspoilt coastal views, negotiable walking paths and
not impacted by clustered development and traffic congestion.

Within the Point Lonsdale Structure Plan map (Map D2) the subject site
is located within the Neighbourhood Activity Centre.
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3 Statutory Planning Framework

Objectives —Strategies —Implementation (Clause 21.05)

Clause 21.05-1 relates to ‘Settlement’, and the following objectives of
this clause are relevant to the proposal:

- Allow for growth in clearly defined locations.

- Avoid inappropriate built development that compromises areas
of acknowledged natural, built, cultural or environmental
sensitivity

Clause 21.05-2 also refers to ‘Urban Character’ and seeks to identify
and protect the valued urban character elements of the Borough.

Clause 21.05-3 relates to ‘Living’ and seeks to ensure that the valued
residential environment for both residents and temporary residents is
maintained. This will be achieved by improving the range of housing
options, encouraging increased housing diversity and appropriate
density, and ensuring that all new development is of high quality
design.

Itis noted that medium density housing development is encouraged
where identified natural, built heritage, landscape and cultural values
are not compromised.

Furthermore, development that retains and makes use of existing
buildings of heritage significance or that contributes positively to the
distinct character of the area should be supported.

Clause 21.05-4 relates to ‘Economic Development’. As it relates to the
proposal, this clause seeks to preserve and enhance the character of
retail and commercial centres and to encourage retail and commercial
employment.

Local Planning Policies

In addition to the MSS, there are a number of local polices contained
within the Queenscliffe Planning Scheme which are relevant to the
proposed development and these are outlined below:

- Urban Character Policy (Clause 22.04)

Urban Character Policy (Clause 22.04)

Clause 22.04 applies to the entire municipality and to three sub
precincts.

Relevant objectives include, inter alia:

- Torecognise and protect the significant cultural heritage and
natural coastal atmosphere of the Borough which distinguishes
its special character;

- Toensure new development in Point Lonsdale maintains,
enhances and harmonises with the distinguishing natural
coastal identity of the township;
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57-59 Point Lonsdale Road, Point Lonsdale Contour Consultants Aust Pty Ltd 10
3 Statutory Planning Framework

- Torequire new development in Point Lonsdale to have regard to
the retention of existing vegetation and the prevailing scale,
height, siting, fencing and driveway design, materials and
finishes of buildings and works in the natural coastal area;

- Tominimise the visual impact of new development in foreshore
areas, having regard to building height and topographical
features of the land, bulk, site coverage, external materials and
finishes and the removal of vegetation; and

- Torequire all new development to have regard to the siting and
design objectives and guidelines of the Borough of Queenscliffe
Urban Character Study.

[tis policy that:

New development in the Borough will seek to protect, enhance and
harmonise with the following distinguishing elements of the
Borough's urban character:

- Theunique and intact building, landscape heritage, and natural
foreshore qualities of the Borough;

- The sense of seclusion and intimacy of Point Lonsdale, created
through its low impact (single and two storey), recessive built
form and informal, narrow streets in a natural landscape
dominant environment;

The distinctive urban heritage and natural coastal settings of
Queenscliff and Point Lonsdale respectively.
Before deciding on an application for a planning permit for any
buildings and works, the responsible authority must consider:
— Whether the proposal protects, enhances and harmonises
with the distinguishing elements of the Borough’s urban
character and the character of the specific area in which it
is located;
- The objectives and basis of this policy;

Clause 22.04-3 is specific to the foreshore areas within Point
Lonsdale.

The following objectives are relevant:

- Significant views of Port Phillip Bay and Swan Bay from
buildings, roads and other public spaces in the area;

- The substantial grouping of 1960s to contemporary 2 storey
detached dwellings overlooking Swan Bay which are highly
visible from many northern parts of the Borough;

- Theestablished built edge to Pt Lonsdale Road comprising 1
and 2 storey post world war buildings facing the Port Philip
dune, which creates a strong urban entrance into the township;
The open relationship of buildings to Swan Bay created by deep
front gardens and no or transparent front fences;

Deep front gardens with established vegetation along Point
Lonsdale Road;

The informality of streetscape materials and finishes and lack of
formal footpaths, verges, front fencing and constructed
driveways;
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- The prevailing native coastal dune landscape within the Port
Philip Bay Area which, in conjunction with the undulating
landform, conceals 1 and 2 storey buildings from view along the
foreshore; and

- The generally low profile of buildings in the Point Lonsdale
commercial area

Itis policy that:

Site Layout

- The layout of new development minimises any visual intrusion of
buildings or any other elements into the natural foreshore and
dune setting.

-> The layout of new development is consistent in terms of the
location of existing buildings on the site or associated adjacent
buildings.

- The layout of new buildings, paved areas, and driveways, car
parking, active outdoor living areas and landscape areas have
regard to the site’s physical, historic and environmental features
and the location of buildings on adjacent land.

- The layout of new development provide a high quality of living for
occupants of the site and maintains an appropriate standard of
amenity for the occupants of adjoining dwellings.

- The layout of new development gives regard to the need for
future extensions or additions on the site at ground level (i.e.
total site planning).

- On sites where vegetative screens are insubstantial, the layout
of new development should give regard to providing the
opportunity for landscaped areas in appropriate locations to be
planted with tea-tree and moonah to screen buildings from
view, extend the roadside vegetation corridor, and reinstate the
natural environment.

- The layout of new development minimises the removal of any
existing native coastal vegetation on the site and adjacent road
reserve.

- New development is sited on the flattest portion of the land
wherever possible, so as to minimise the need for earthworks
and significant disturbance of the land.

New development should meet the following design standards:

- Where possible, provide north facing indoor and outdoor living
areas to maximise solar access;

- Afrontage to the street and sense of address;

- Siting which minimises views to the building from the street and
other public places and provides opportunities for native coastal
planting in front of the building and between adjacent buildings
in the street;

Building layout which limits the extent of earthworks required to
amaximum 1 metre;

- Maximum site coverage of 40% (except in the Point Lonsdale
Shopping Village) and minimal hard surface areas; and
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- Avoid siting buildings on or near ridgelines or more prominent or
visible parts of the site (especially as viewed from along the Port
Phillip Bay foreshore).

Building Design

- The design of new development blends in with the prevailing
coastal character of the area and expresses an appropriate
coastal design that interprets and reflects the architectural
style, massing, scale, proportion and materials and finishes of
established resort/holiday style buildings in the area.

- The design of new development gives regard to any features on
the land, any sensitivities associated with coastal environments,
and any view corridors from the streets, public places,
surrounding properties, foreshore areas and the bay.

- New building design makes efficient use of the site, especially
natural ventilation, daylight and solar energy without
compromising the natural coastal quality of the area.

- New development gives regard to the style, form and scale of
any primary existing building on the land, and minimises its
visual impact within the foreshore setting.

New development should meet the following design standards:

- Staggered and varied roof lines (including pitches or curves) and
building line to reduce the visual bulk of the building;

- Innovative coastal design themes, including the use of
lightweight, glazed and metallic materials, open decks and
balconies, curved roofs and refreshing coastal colours;

Spilt level design to better integrate the building into a sloping
site and minimise the need for earthworks;

Robust coastal building materials, including the sensitive use of
horizontal and vertical weatherboard wall cladding, light tone
rendered brickwork, Colourbond roofs, timber and stainless
steel verandahs, doors and windows and painted finishes;

- Innovative building design techniques and materials that reduce
energy use and are responsive to coastal conditions;

- Avoid direct overlooking into neighbouring properties and
minimise the loss of significant views across the site from
neighbouring properties; and

- Inthe Port Phillip Bay and Point Lonsdale Road Areas, the use of
colour finishes which are non-reflective and of natural tones
which blend in with the vegetated coastal setting

Building Height and Setbacks

—> The height and setback of new development retain the existing
prevailing rhythm, height and setback along both the street and
the foreshore.

- The height and setback of new development ensure that no
individual building or addition dominates the streetscape, dune
or coastal landscape.

- The height of new development does not protrude above the
ridge line of the dunes, or in particularly sensitive locations,
project above the coastal tree canopy to form a silhouette
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against the sky when viewed from the foreshore or any
significant public viewing point.

- The height and setback of new development ensures adequate
daylight to all habitable rooms and private open spaces on the
land.

- The siting of new development, where appropriate, provides the
opportunity for the foundation of established gardens in front
setbacks to contribute to the coastal and streetscape setting.
Building height which is not significantly higher than the height
of adjoining buildings or other buildings in the street;

- Afront setback which matches the setback of adjoining
buildings and where these setbacks are different, a front
setback which is between the setbacks of adjoining buildings or
equal to the average setback of buildings in the street,
whichever is the lesser of the two;

- A partial second storey if buildings are openly visible from the
street;

- Avoids building across the width of the site, from boundary to
boundary.

Fencing, Driveways and Landscaping

- Fencing, particularly to the site's front or coastal boundary in
the Swan Bay foreshore area, relates strongly to the open and
transparent character of this coastal setting.

- Fencing, particularly along the front of the site, takes into
account the open configuration and visually transparent
treatment along the foreshore.

- New driveways and paths provide adequate access and
minimise surface drainage runoffin coastal or dune
environments.

- New driveways and parking areas are not visually dominant at
the street or from public spaces or are screened by appropriate
frontage landscaping.

- The design of outbuildings gives regard to the style and form,
roof shape and wall and roof materials and finishes of existing
buildings on the site and are visually screened from street or
foreshore view.

- New landscaping is provided which complements existing
plantings on site with appropriate new native or indigenous
planting to assist in blending-in of new development into the
coastal setting. .

- Where appropriate, landscaped setbacks to side boundaries are
provided to minimise the potential for overlooking, whilst
providing a visual landscape link to rear garden and private open
space areas.

New development should meet the following design standards:

- Curved, narrow and unsealed driveways, which have minimal
impact on existing vegetation and use gravel and other
permeable pavement materials;

- Utilisation of the natural slope of the land or mounding to screen
buildings from view in the Port Phillip Bay foreshore area and
from roads; ‘
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Adoption of visually open boundary fencing to the site’s
foreshore boundary (where applicable);

Use of coastal heath and moonah in landscaping of private
gardens;

Discouragement of front fences in the Point Lonsdale foreshore
area;

Timber post and wire fences to a maximum height of 1.2 metres
or no fences along the street frontage in the Swan Bay foreshore
area; and

Retention of existing native coastal vegetation on the land
wherever possible.

NN NN

N

Within the Urban Character Policy Map 3, the subject site is located
within Precinct 3 (Point Lonsdale Road).
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34 The subject site is included within the Commercial 1 Zone (C12).

Zoning The purpose of the Commercial 1 Zone is:

- Toimplement the State Planning Policy Framework and the
Local Planning Policy Framework, including the Municipal
Strategic Statement and local planning policies.

To create vibrant mixed use commercial centres for retail, office,
business, entertainment and community uses.

- To provide for residential uses at densities complementary to
the role and scale of the commercial centre

) Pursuant to the provisions of the CZ1, use of the land for ‘Dwelling’
\_J and ‘Shop’are Section 1 permit not required uses, subject to any
dwelling frontage at ground floor level is less than 2 metres.

Pursuant to the provisions of the CZ1, a permit is required to construct
a building or construct or carry out works.

Figure3.1
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35 The subject site is affected by the following Overlays:

Overlays - Design and Development Overlay (Schedule 2)

- Vegetation Protection Overlay
Design and Development Overlay (Schedule 2)
The purpose of the Design and Development Overlay is:

- Toimplement the State Planning Policy Framework and Local
Planning Policy Framework, including the Municipal Strategic
Statement and local planning policies.

- Toidentify areas which are affected by specific requirements
relating to the design and built form of new development.

Schedule 2 to the Design and Development Overlay - Point Lonsdale
Shopping Village

The design objectives include:

- Toensure new development within the shopping centre is
sympathetic to the distinguishing elements of the urban
character of the Point Lonsdale Natural Coastal Area and to the
Foreshore Area which abut the centre.

- Toencourage urban design improvements so that the physical
environment offers variety, interests, safety and convenience to
people using the centre.

- Toensure building height, bulk and setbacks are sympathetic
with adjoining sites and distinguish the commercial area of
Point Lonsdale from adjacent residential areas.

- Toconsolidate and distinguish the commercial functions of the
Point Lonsdale shopping centre from adjacent residential land.

Pursuant to Schedule 2 to the DDO, a permit is required to construct a
building or carry out works.

Furthermare, no building can exceed a height of:

- Three storeys; and
- 9.5 metres above natural ground level.

Other requirements include:

- Service delivery and carparking facilities should be provided
from the rear.

- Building design should have regard to its appearance from the
foreshore and nearby public spaces.

- Consideration should be given to the use of balconies,
verandahs and architectural features to achieve consistency
with the existing built form.
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Before deciding on an application for a permit the Responsible
Authority must consider:

The design objectives of this schedule.

Whether the proposed development satisfies the local planning
policy contained in Clause 22.04 of the Planning Scheme.

The effect of the development on the foreshore and surrounding
public areas.

The Building Siting and Design Guidelines contained in the
Borough of Queenscliffe Urban Character Study, where relevant.
Compliance with any adopted streetscape policy or plan.

N N N 2

Vegetation Protection Overlay Schedule 1
The purpose of the Vegetation Protection Overlay is:

- Toimplement the State Planning Policy Framework and the
Local Planning Policy Framework, including the Municipal
Strategic Statement and local planning policies.

To protect areas of significant vegetation.

To ensure that development minimises loss of vegetation.
To preserve existing trees and other vegetation.

To recognise vegetation protection areas as locations of special
significance, natural beauty, interest and importance.

To maintain and enhance habitat and habitat corridors for
indigenous fauna.

To encourage the regeneration of native vegetation.

NN N A A

Pursuant to Clause 42.02-2, a permit is required to remove, destroy or
lop any vegetation specified in a schedule to the overlay. Schedule 1
applies to Remnant and Vegetation Protection Areas.

Figure3.2 Figure3.3
DESIGN AND DEVELOPMENT OVERLAY SCHEDULE 2 VEGETATION PROTECTION OVERLAY SCHEDULE 1 (VPO1)
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3.6 The following particular and general provisions are relevant to the
P'articular and General consideration of the application:
Provislons > Clause52.06 —Car Parking

- Clause 52.07 —Loading and Unloading of Vehicles

- Clause 65 —Decision Guidelines
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4 Proposal

The application proposes the construction of two buildings.
At the Point Lonsdale Road frontage, the building comprises:
Ground Level

e Aretailtenancy with an overall floor area of 66 m2
e Liftand stair access to the two apartments.
e Pedestrian entry to the dwellings from Point Lonsdale Road.

First Floor Level

e Oneapartment with four bedrooms, an open plan kitchen/living
area and a 20m2 deck facing Point Lonsdale Road.

Second Floor Level

e Oneapartment with four bedrooms, an open plan
kitchen/meals/living/tv/play area and a 20m2 deck facing Point
Lonsdale Road.

Roof Level

e Aroof deckis provided for the second floor level apartment. The
deck is setback 7.755m from Point Lonsdale Road, 3.81m from
the northern boundary and 3.015m from the southern
boundary.

At the rear are two 3 storey townhouses that include entries, bedrooms,
bathroom and laundries on ground level, open plan
living/kitchen/meals areas and balconies on the first floor and a master
bedroom and second balcony on the upper level.

The proposed buildings comprise a maximum height of 9.5 metres.

Atotal of 7 car spaces are proposed, six of which are accessed via the
common driveway along the southern boundary. The seventh space is
located within the front setback, behind the proposed front fencing..

Further detail in relation to the architectural response, design and
materials and finished is provided in the application material prepared
by Three C Architects.
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5 Planning Assessment

5.1 Having regard to the provisions of the Queenscliffe Planning Scheme,
P‘reamble an assessment of the proposed development requires an analysis of
the following key considerations:

- The strategic policy support for the proposed development
having regard for the applicable State and Local Policy
Frameworks.

- The appropriateness of the design and built form having regard
to the site’s physical context including pattern and character of
surrounding development;

- The contribution of the proposed development to the public
realm; and

- Assessment of the potential external amenity impacts.

An assessment of each of these key consideration is provided in the
following sections of this report.

5.2 There is considerable policy support for the proposal at both State and

Strategic Policy local levels.
Considerations

Interms of State Planning Policy, the G21 Regional Growth Plan
identifies the site as being located within and existing settlement where
key objectives include building on tourism opportunities and natural
assets.

Atthe local level, the QPS recognises the shift away from the traditional
function of basic convenience retailing to restaurants and specialty
shops that meet tourist led demand. The proposal responds to these
policy aspirations and the applicable economic development objectives
by proposing a retail premises at ground level.

In terms of housing, the QPS seeks to maintain a stable resident
population while also allowing for growth in appropriate locations,
noting that growth should occur within the settlement boundary and
within the commercial centres as proposed.
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5.3 The relevant provision in determining the suitability of the proposed

Built Form Considerations

built form are setout in:

- Clause 22.04 - Urban Character Policy
- Clause 43.02 - Design and Development Overlay (Schedule 2)

An assessment of these provisions is set out below.

Urban Character Policy (Clause 22.04)

Objective

Response

To recognise and protect the significant
cultural heritage and natural coastal
atmosphere of the Borough which
distinguishes its special character;

Whilst the site is located opposite the foreshore
reserve, it is within the Point Lonsdale commercial
centre. The commercial centre is identified by the
application of DDO2, and it recognises the ability for
this location to accommodate buildings of up to three

 storeys (as proposed) that are distinguished from the

residential hinterland to the west.

To ensure new development in Point Lonsdale
maintains, enhances and harmonises with the
distinguishing natural coastal identity of the
township;

The architectural response and proposed materials
and finishes achieve a balance between the site’s
location within a commercial centre but also opposite
the foreshore reserve.

To require new development in Point Lonsdale
to have regard to the retention of existing
vegetation and the prevailing scale, height,
siting, fencing and driveway design, materials
and finishes of buildings and works in the
natural coastal area;

There is currently no existing vegetation on the site,
and the planting area towards the rear of the site will

' enable the planting of a canopy tree.

With regard to the scale, height, siting, fencing,
driveway design and the proposed materials, all are a
direct response to the coastal environs and the
preferred character for the commercial centre.

To minimise the visual impact of new
development in foreshore areas, having
regard to building height and topographical
features of the land, bulk, site coverage,
external materials and finishes and the
removal of vegetation; and

As above.

To require all new development to have regard
to the siting and design objectives and
guidelines of the Borough of Queenscliffe
Urban Character Study.

The proposal has regard to the siting and design
objectives and guidelines of the Borough of
Queenscliffe Urban Character Study in so far as they
relate to the commercial area.

Contour Consultants Aust Pty Ltd 21
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5 Planning Assessment

Policy

Response

New development in the Borough will seek to
protect, enhance and harmonise with the
following distinguishing elements of the
Borough’s urban character:

- Theunique and intact building, landscape
heritage, and natural foreshore qualities
of the Borough;

The proposal is consistent with the built form
outcomes envisaged for the commercial centre in
terms of height, mass, form and materials.

- The sense of seclusion and intimacy of
Point Lonsdale, created through its low
impact (single and two storey), recessive
built form and informal, narrow streets in
a natural landscape dominant
environment;

While it is recognised that the land is in the
Commercial 1 Zone, the inclusion of townhouses
provides a transition from the commercial functions of
this section of Point Lonsdale Road to the residential
precinct to the west.

-> Thedistinctive urban heritage and natural
coastal settings of Queenscliff and Point
Lonsdale respectively.

The proposal has been designed to be consistent with
the applicable land use and built form provisions of
the Queenscliffe Planning Scheme and it will
comfortably integrate with the urban heritage and
natural coastal setting.

- Before deciding on an application for a
planning permit for any buildings and
works, the responsible authority must
consider:

- Whether the proposal protects,
enhances and harmonises with the
distinguishing elements of the
Borough's urban character and the
character of the specific area in
which it is located;

As already noted, the proposal is consistent with the
land use and built form outcomes envisaged for the
commercial centre, and it achieves a balance between
its commercial zoning and the ‘coastal character.

- The objectives and basis of this
policy;

Refer to assessment above.

-  The Borough of Queenscliffe Urban
Character Study and its Building
Siting and Design Guidelines; and

Refer to assessment below.

- Whether the proposal satisfies the
relevant policy below and if
discretion from the policy is sought,
whether the proposal accords with
the objectives and policies as a
whole.

Refer to overall assessment.
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Clause 22.04-3
Foreshore Areas

Objective

Response

- Significant views of Port Phillip Bay and
Swan Bay from buildings, roads and other
public spaces in the area;

The proposal will not obstruct views of Port Phillip Bay
when viewed from Point Lonsdale Road or the
foreshore reserve.

— The substantial grouping of 1960s to
contemporary 2 storey detached
dwellings overlooking Swan Bay which are
highly visible from many northern parts of
the Borough;

N/A

- Theestablished built edge to Pt Lonsdale
Road comprising 1 and 2 storey post world
war buildings facing the Port Philip dune,
which creates a strong urban entrance
into the township;

Not applicable to the commercial centre.

- The open relationship of buildings to Swan
Bay created by deep front gardens and no
or transparent front fences;

N/A

- Deep front gardens with established
vegetation along Point Lonsdale Road;

Not applicable to the commercial centre.

- Theinformality of streetscape materials
and finishes and lack of formal footpaths,
verges, front fencing and constructed
driveways;

Not applicable to the commercial centre.

- The prevailing native coastal dune
landscape within the Port Philip Bay Area
which, in conjunction with the undulating
landform, conceals 1 and 2 storey
buildings from view along the foreshore;
and

The proposed building is concealed from view along
the foreshore by the existing bowling club.

- Thegenerally low profile of buildings in
the Point Lonsdale commercial area

The proposal has been designed to comply with the
applicable DDO provisions, and it is consistent with
the height of the adjoining development to the south
and the preferred character of the commercial centre.
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5 Planning Assessment

Policy

Response

Site Layout

— The layout of new development minimises
any visual intrusion of buildings or any
other elements into the natural foreshore
and dune setting.

As already noted, the proposed buildings are located
within the existing commercial centre and is
concealed from view along the foreshore by the
existing bowling club.

- The layout of new development is
consistent in terms of the location of
existing buildings on the site or associated
adjacent buildings.

The proposed site planning strategy responds to the
character and pattern of development in the
commercial centre at its Point Lonsdale Road
frontage and to the residential precinct to the rear.

— The layout of new buildings, paved areas,
and driveways, car parking, active outdoor
living areas and landscape areas have
regard to the site’s physical, historic and
environmental features and the location
of buildings on adjacent land.

The proposed site planning strategy and built form
has been arranged so that there are two distinct
building typologies within a functional program of
access / movement, and the outcome will be a high
quality mixed use environment.

— The layout of new development provide a
high quality of living for occupants of the
site and maintains an appropriate
standard of amenity for the occupants of
adjoining dwellings.

The proposed dwelling layouts provide a high level of
internal amenity for future occupants.

All dwellings are provided with good access to
daylight, opportunities for cross ventilation, decks or
balconies accessed directly from living areas and no
opportunities for overlooking or direct views between
dwellings on the site.

- The layout of new development gives
regard to the need for future extensions or
additions on the site at ground level (i.e.
total site planning).

Future additions or extensions are not anticipated.

- On sites where vegetative screens are
insubstantial, the layout of new
development should give regard to
providing the opportunity for landscaped
areas in appropriate locations to be
planted with tea-tree and moonah to
screen buildings from view, extend the
roadside vegetation corridor, and
reinstate the natural environment.

The proposal provides opportunities for landscaping
within the car parking area to the rear, whilst
landscaping to Point Lonsdale Road is not
characteristic of the commercial context.

- The layout of new development minimises
the removal of any existing native coastal
vegetation on the site and adjacent road
reserve.

No existing vegetation within the adjacent road
reserve will be removed.

- New development is sited on the flattest
portion of the land wherever possible, so
as to minimise the need for earthworks
and significant disturbance of the land.

The proposal does not anticipate requiring significant
earthworks.
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5 Planning Assessment

New development should meet the following
' design standards:

- Where possible, provide north facing
indoor and outdoor living areas to
maximise solar access;

Given the east-west orientation of the land, the
proposal provides opportunities for north facing living
areas.

- Afrontage to the street and sense of
address;

From Point Lonsdale Road, a clearly identifiable
pedestrian entry is provided to the retail premises,
with a separate pedestrian entry provided to the south
for access to the dwellings. From Simpson Street, the
proposed driveway provides shared vehicle and
pedestrian access to the site, with each townhouse
being provided with its own entry. All dwelling entries
are secured via a pedestrian gate from Point Lonsdale
Road and timber tilt up panel door or timber picket
gate from Simpson Street.

- Siting which minimises views to the
building from the street and other public
places and provides opportunities for
native coastal planting in front of the
building and between adjacent buildings
in the street;

The proposalis visible from Point Lonsdale Road,
consistent with the scale of buildings expected within
the commercial centre.

The proposal will also be visible from Simpson Street,
which is considered appropriate given its location
within the commercial centre.

- Building layout which limits the extent of
earthworks required to a maximum 1
metre;

The proposed building has been sited and designed to
minimise the extent of earthworks required.

- Maximum site coverage of 40% (except in
the Point Lonsdale Shopping Village) and
minimal hard surface areas; and

Proposed site coverage is 69% which is considered
appropriate having regard to the site’s commercial
zoning.

- Avoid siting buildings on or near ridgelines
or more prominent or visible parts of the
site (especially as viewed from along the
Port Phillip Bay foreshore).

N/A

Building Design

The design of new development blends in
with the prevailing coastal character of
the area and expresses an appropriate
coastal design that interprets and reflects
the architectural style, massing, scale,
proportion and materials and finishes of
established resort/holiday style buildings
in the area.

The proposed design aesthetic is one that is suited to
the coastal location and the proposed materials
include timber decking, panelling and cladding,
timber battens, corrugated roof sheeting, metal
finishes, precast concrete and glazed balustrades.
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5 Planning Assessment

- The design of new development gives
regard to any features on the land, any
sensitivities associated with coastal
environments, and any view corridors
from the streets, public places,
surrounding properties, foreshore areas
and the bay.

The design response has had regard to the features of
the land which include the slope, road frontages and
existing buildings on adjoining properties, and there
are noview corridors affecting the land that are
identified as significant.

- New building design makes efficient use
of the site, especially natural ventilation,
daylight and solar energy without
compromising the natural coastal quality
ofthe area.

The proposed buildings make efficient use of the site
by incorporating dwellings into two three-storey
buildings. This reduces the footprint of the buildings
and provides an opportunity to provide a break
between the two forms.

Dwellings are also provided with opportunities for
cross ventilation, access to daylight and solar energy
by virtue of suitably oriented and located operable and
fixed windows and doors.

- New development gives regard to the
style, form and scale of any primary
existing building on the land, and
minimises its visual impact within the
foreshore setting.

N/A

New development should meet the following
design standards:

- Staggered and varied roof lines (including
pitches or curves) and building line to
reduce the visual bulk of the building;

The proposed building provides a sloping roof to Point
Lonsdale Road that follows the fall of the land and a
contemporary interpretation of a gabled roof form for
the townhouses at the rear.

- Innovative coastal design themes,
including the use of lightweight, glazed
and metallic materials, open decks and
balconies, curved roofs and refreshing
coastal colours;

Significant glazed openings and the use of timber and
other cladding materials will assist in articulating the
coastal design theme for the buildings.

- Spilt level design to better integrate the
building into a sloping site and minimise
the need for earthworks;

The proposed buildings are sited to minimise the need
for significant earthworks.

- Robust coastal building materials,
including the sensitive use of horizontal
and vertical weatherboard wall cladding,
light tone rendered brickwork, Colourbond
roofs, timber and stainless steel
verandahs, doors and windows and
painted finishes;

The proposed palette of materials have been
deliberately chosen to respond to the commercial
context.

- Innovative building design techniques and
materials that reduce energy use and are
responsive to coastal conditions;

The proposed dwellings are designed to maximise
passive daylight and ventilation opportunities.




Borough of Queenscliffe

Agenda for the Planning Review Meeting: 9 December 2015

Page 33 of 77

57-59 Point Lonsdale Road, Point Lonsdale

Contour Consultants Aust Pty Ltd 27

5 Planning Assessment

- Avoid direct overlooking into neighbouring
properties and minimise the loss of
significant views across the site from
neighbouring properties; and

Opportunities for overlooking of existing dwellings on
adjoining properties are minimised via the use of
timber batten screening toa height of 1.7m. In
addition, screening is provided to the west facing
balconies associated with the rear townhouse to
minimise any potential for longer range views across
Simpson Street.

- Inthe Port Phillip Bay and Point Lonsdale
Road Areas, the use of colour finishes
which are non-reflective and of natural
tones which blend in with the vegetated
coastal setting

All proposed materials are non-reflective and will be
in neutral tones.

Building Height and Setbacks

— The height and setback of new
development retain the existing prevailing
rhythm, height and setback along both the
street and the foreshore.

The height of the proposed buildings is consistent
with the existing development to the south as well as
properties further to the north that are located within
the commercial centre.

A zero setback to Point Lonsdale Road is provided to
ensure a continuous street wall is provided within the
commercial centre, and upper levels are set back
behind the parapet to ensure these levels are viewed
as arecessive element.

Tothe rear, the proposed townhouses are setback
further than the existing townhouses to the south.

protrude above the ridge line of the dunes,
or in particularly sensitive locations,
project above the coastal tree canopy to
form a silhouette against the sky when
viewed from the foreshore or any
significant public viewing point.

- The height and setback of new As above.
development ensure that no individual
building or addition dominates the
streetscape, dune or coastal landscape.

-> The height of new development does not N/A

- The height and setback of new
development ensures adequate daylight
to all habitable rooms and private open
spaces on the land.

Refer to earlier comments.

- The siting of new development, where
appropriate, provides the opportunity for
the foundation of established gardens in
front setbacks to contribute to the coastal
and streetscape setting.

Afront setback that includes planting is not
appropriate along Point Lonsdale Road.

- Building height which is not significantly
higher than the height of adjoining
buildings or other buildings in the street;

Refer to earlier comments.




Borough of Queenscliffe

Agenda for the Planning Review Meeting: 9 December 2015

Page 34 of 77

57-59 Point Lonsdale Road, Point Lonsdale

Contour Consultants Aust Pty Ltd 28

5 Planning Assessment

- Afront setback which matches the
setback of adjoining buildings and where
these setbacks are different, a front
setback which is between the setbacks of
adjoining buildings or equal to the average
setback of buildings in the street,
whichever is the lesser of the two;

Refer to earlier comments.

- Apartial second storey if buildings are
openly visible from the street;

Not applicable to commercial centre.

- Avoids building across the width of the
site, from boundary to boundary.

Not applicable to commercial centre.

Fencing, Driveways and Landscaping

- Fencing, particularly to the site's front or
coastal boundary in the Swan Bay
foreshore areq, relates strongly to the
open and transparent character of this
coastal setting.

Asliding gate is proposed along Simpson Street to
provide security to car parking space No. 7. A timber
picket gate is set back in line with the rear townhouse
to provide security to the remaining car parking
spaces. No other fencing is proposed. )

- Fencing, particularly along the front of the
site, takes into account the open
configuration and visually transparent
treatment along the foreshore.

No fencing is proposed to Point Lonsdale Road.

The proposed timber picket gate will be visually
permeable while providing for the security of the car
parking area.

- New driveways and paths provide
adequate access and minimise surface
drainage runoff in coastal or dune
environments.

The proposed driveway and car parking areas will be
appropriately drained.

- New driveways and parking areas are not
visually dominant at the street or from
public spaces or are screened by
appropriate frontage landscaping.

Vehicle access, driveways and car parking are located
to the rear of the proposed buildings, accessed from
Simpson Street.

— The design of outbuildings gives regard to
the style and form, roof shape and wall
and roof materials and finishes of existing
buildings on the site and are visually
screened from street or foreshore view.

N/A

- New landscaping is provided which
complements existing plantings on site
with appropriate new native or indigenous
planting to assist in blending-in of new
development into the coastal setting.

Opportunities for new planting are provided within the
rear car parking area and within the setback to
Simpson Street.

- Where appropriate, landscaped setbacks
to side boundaries are provided to
minimise the potential for overlooking,
whilst providing a visual landscape link to
rear garden and private open space areas.

Landscaped setbacks are not required within the
commercial centre.

New development should meet the following
design standards:
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5 Planning Assessment

- Curved, narrow and unsealed driveways,
which have minimal impact on existing
vegetation and use gravel and other
permeable pavement materials;

A narrow, unsealed driveway is not appropriate in this
instance.

fencing to the site’s foreshore boundary
(where applicable);

- Utilisation of the natural slope of the land N/A
or mounding to screen buildings from view
in the Port Phillip Bay foreshore area and
from roads; -

- Adoption of visually open boundary N/A

- Use of coastal heath and moonah in
landscaping of private gardens;

The use of coastal heath and moonah can be
considered as part of any detailed landscape plan.

Discouragement of front fences in the
Point Lonsdale foreshore area;

N/A

- Timber post and wire fences to a
maximum height of 1.2 metres or no
fences along the street frontage in the
Swan Bay foreshore area; and

N.A

- Retention of existing native coastal
vegetation on the land wherever possible.

N/A

Design and Development Overlay (Schedule 2) (Clause 43.02)

[tis noted that the proposed building meets the building height
requirements by providing buildings that do not exceed three storeys
and 9.5 metres above natural ground level.

The following provides a response to the design objectives and policies
of Clause 43.02:

Design Objective

Response

To ensure new development within the
shopping centre is sympathetic to the
distinguishing elements of the urban
character of the Point Lonsdale Natural
Coastal Area and to the Foreshore Area which
abut the centre.

As set out in the preceding response to Clause 22.04,
the proposal represents a considered response to the
coastal character, but at the same timeitisa
proposal that is influenced by its commercial zoning
and commercial centre context.

To encourage urban design improvements so
that the physical environment offers variety,
interests, safety and convenience to people
using the centre.

The urban design improvements or values are:

e Anengaging ground level interface to the public
realm;

e Ascale of development that is consistent with the
applicable building height provisions;

e Ahighly articulated form with a material palette
thatis appropriately ‘coastal’;

e Two separate building forms;

e Afunctional site planning strategy;

e A more domestic design approach to therear.
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To ensure building height, bulk and setbacks The proposed buildings are consistent with the scale
are sympathetic with adjoining sites and of buildings within the commercial area. More
distinguish the commercial area of Point specifically the proposed buildings reflect the
Lonsdale from adjacent residential areas prevailing building layouts within the commercial area

that include zero setbacks at ground level, upper level
setbacks with balconies and articulation, no side
setbacks with buildings generally built wall to wall
and rear setbacks that have been driven by amenity
considerations.

To consolidate and distinguish the The proposal is consistent with the Point Lonsdale
commercial functions of the Point Lonsdale Structure Plan which seeks to provide new buildings
shopping centre from adjacent residential with active ground floor frontages to the boundary
land. along Point Lonsdale Road.
5.4 Car parking is provided for each dwelling in accordance with the rates

Traffic Engineering set out at Clause 52.06.

Considerations : : ;
One car parking space is provided to each two bedroom townhouse and

two car parking spaces are provided to the larger four bedroom
apartments.

While it is noted that two car parking spaces are required to be provided
for the retail premises, one car parking space is provided for use by
staff of the retail premises and customer car parking will continue to be
provided within the local street network. A waiver of one space is
considered appropriate.

While it is noted a loading bay is required to be provided for the retail
premises, it is considered that the loading requirements associated
with the premises are likely to be low, and any deliveries are likely to be
via small vehicles that can utilise the existing on-street loading bay to
the north or the on street parking that is available within close proximity
of the site.

On that basis a waiver of the loading bay requirement is considered
appropriate.
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6 Conclusion

In summary:

- The proposal will assist in the implementation of the objectives
of the G21 Regional Growth Plan and the State Planning Policies
associated provision of well-designed commercial and
residential development in coastal townships.

- The proposal for a mixed use building, with active street level
frontages, is consistent with the policy provisions of the Local
Planning Policy Framework and the objectives of the
Commercial 1 Zone.

- The proposal will provide a positive addition to the Point
Lonsdale Road and Simpson Street streetscapes.

- The proposal adopts a scale and height that is consistent with
surrounding development, as directed by local planning policy
and the Design and Development Overlay (Schedule 2).

- The ground floor of the development will create an active
frontage and visual interest and will improve this section of
Point Lonsdale Road.

- The proposed built form is an appropriate architectural
response having regard to the applicable design criteria
contained within the Planning Scheme.

- The proposal will not unreasonably affect the amenity of
surrounding properties and has provided appropriate spacing to
surrounding properties to maintain access to daylight and
protect privacy.

- The proposal will provide a good level of amenity for the future
occupants of the dwellings.

Overall, the building is a highly resolved, high quality building that is
entirely appropriate in its context and will make a positive contribution
to the provision of retail and dwellings within the Point Lonsdale
commercial centre, consistent with planning policy.
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Proposed Elevations
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6. APPENDIX 2-(CONFIDENTIAL)-SUBMISSIONS,57-59 Point Lonsdale Road, Point Lonsdale

Provided to Councillors under separate cover
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7. CLOSE OF MEETING




