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Property Address 

Street address and 
legal description

19 The Esplanade, Cowes

Lot 6 on Plan of Subdivision 067673

Proposal Description

A four storey apartment building including 22 dwellings and reduce the car parking requirement.

It is noted that prior to advertising the development was amended and resulted in one of the dwellings being 
converted from having three bedrooms to two bedrooms.  This meant that the car parking requirement for the site 
was reduced to 39 spaces. As this is a minor amendment, the supporting material was not required to be 
reproduced as the findings would still be relevant.  

Planning Controls

Is a permit 
triggered?

Discussion of permit trigger or permit exemption

Zone 

Clause 32.08 – 
General Residential 
Zone 

  Yes   No Clause 32.08-6 triggers a planning permit for the development of 
more than two dwellings on this site.  It must meet the 
objectives, and should meet the standards of Clause 55.

It is noted that the transitional provisions of Clause 32.08-6 and 
Clause 32.08-14 exempt this application from consideration 
against Clause 55.07 (Apartment Developments) and Clause 
32.08-4 (Minimum garden area requirements).

Overlay

Clause 42.02 – 
Vegetation 
Protection Overlay, 
Schedule 2

  Yes   No The vegetation removal is exempt from permit requirements of 
Clause 52.48 – 1 (Bushfire Protection: exemptions)

Clause 43.02 – 
Design and 
Development 
Overlay, Schedule 1

Yes   No Under Clause 43.02-2 of the Design and Development Overlay, 
Schedule 1 does not specifically exempt the buildings and works 
from permit requirements because the building has a height 
greater than 7.0m in height. 

Clause 43.02 – 
Design and 
Development 
Overlay, Schedule 3

Yes   No Under Clause 43.02-2 of the Design and Development Overlay, 
Schedule 3, does not specifically exempt the buildings and works 
from permit requirements. 

The building requirements for this site include:

- The Esplanade – between Walpole Street and Warley 
Avenue.

- Building height should not exceed 4 storeys (or 14 metres) in 
total from natural ground level, with a maximum of 2 storeys 
from natural ground level at the street level, and stepped 
back from the front of the building lot to 4 storeys mid lot.

Planning Scheme Requirements
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Particular Provisions

Clause 52.06  - Car 
Parking

Yes   No    Pursuant to Clause 52.06 – 2 a permit is required to reduce the 
number of car parking spaces. 

Clause 52.34 – 
Bicycle Facilities 

Yes   No    Pursuant to Clause 52.34 the site is required to be supplied with 
6 bicycle spaces, they have provided 10 spaces which are 
designed in accordance with Clause 52.34-6.  

Clause 55 – Two or 
more dwellings and 
residential buildings. 

Yes   No    It is noted that the Transitional provisions of Clause 32.08-6, 
exempt this application from consideration against Clause 55.07 
(Apartment Buildings).

State Planning Policy Framework 

Clause  Objective

Clause 11 – Settlement 

Clause 11.02 -1 Settlement – Urban Growth – Supply of urban land

‘To ensure a sufficient supply of land is available for residential, commercial, retail, industrial, 
recreational, institutional and other community uses’

Clause 11.05-1 Settlement - Planning for distinctive areas and landscapes - Coastal settlement 

The objective ‘to plan for sustainable coastal development’. Specific strategies as relevant to the 
assessment of this application include:

 Support a network of diverse coastal settlements which provides for a broad range of 
housing types, economic opportunities and services. Direct residential and other urban 
development and infrastructure within defined settlement boundaries of existing 
settlements that are capable of accommodating growth. 

 Avoid linear urban sprawl along the coastal edge and ribbon development within rural 
landscapes and protect areas between settlements for non-urban use. 

Clause 11.07-1 Regional Victoria - Regional planning 

Has the objective to develop regions and settlements which have a strong identity, are prosperous 
and are environmentally sustainable. The strategies to achieve this, as relevant to the assessment 
of this application, include:

 A network of integrated and prosperous regional settlements Support a network of 
integrated and prosperous regional settlements by:

o Directing growth to locations where utility, transport, commercial and social 
infrastructure and services are available or can be provided in the most efficient 
and sustainable manner. 

o Ensuring there is a sufficient supply of appropriately located residential, 
commercial, and industrial land across a region to meet the needs identified at 
regional level.

 Liveable settlements and healthy communities Promote liveable regional settlements and 
healthy communities by: 

o Responding to changing community needs and facilitating timely provision of, 
and access to, social infrastructure and services.

o  Encouraging the development of compact urban areas which are based around 
existing or planned activity centres to maximise accessibility to facilities and 
services. 

o Improving the availability of a diverse range of affordable accommodation, 



including social housing, in regional cities and locations with good access to 
transport, commercial facilities and community services.

o  Supporting innovative ways to maintain equitable service delivery to 
settlements that have limited or no capacity for further growth, or that 
experience population decline.

Clause 11.10-3 Gippsland - Sustainable communities 

To develop sustainable communities through a settlement framework comprising major urban 
centres offering residents convenient access to jobs, services, infrastructure, and community 
facilities.

Clause 11.10-4 Gippsland - Infrastructure 

To deliver timely and accessible infrastructure that meets regional needs for transport, utilities and 
community facilities.

Clause 15 – Built environment and heritage

Clause 15.01-1 Built environment and heritage - Urban environment - Urban design 

To create urban environments that are safe, functional and provide good quality environments with 
a sense of place and cultural identity.

Clause 15.01-2 Built environment and heritage - Urban environment - Urban design principles 

To achieve architectural and urban design outcomes that contribute positively to local urban 
character and enhance the public realm while minimising detrimental impact on neighbouring 
properties.

Clause 16 – Housing 

Clause 16.01 -1  Housing - Residential development -  Integrated housing 

Has the objective to promote a housing market that meets community needs. Strategies  as 
relevant to this application include:

 Increase the supply of housing in existing urban areas by facilitating increased housing yield in 
appropriate locations, including under-utilised urban land. 

 Ensure housing developments are integrated with infrastructure and services, whether they are 
located in existing suburbs, growth areas or regional towns.

  Encourage housing that is both water efficient and energy efficient. 

Clause 16.01-2 Housing – Residential Development - Location of residential development 

The objective is to locate new housing in or close to activity centres and in urban renewal precincts 
and sites that offer good access to jobs, services and transport. 

Strategies as relevant to this application include:

 Increase the proportion of new housing in designated locations within established urban areas 
and reduce the share of new dwellings in greenfield and dispersed development areas. 

 Encourage higher density housing development on sites that are well located in relation to 
jobs, services and public transport. 

 Ensure an adequate supply of redevelopment opportunities within established urban areas to 
reduce the pressure for fringe development.

 Facilitate residential development that is cost-effective in infrastructure provision and use, 
energy efficient, incorporates water efficient design principles and encourages public transport 
use.

 Identify opportunities for increased residential densities to help consolidate urban areas.



Clause 16.01-4 Housing – Residential Development - Housing diversity 

The objective is to provide for a range of housing types to meet increasingly diverse needs. 

Strategies as relevant to this application include:

 Encourage the development of well-designed medium-density housing which: 
o Respects the neighbourhood character.
o Improves housing choice. 
o Makes better use of existing infrastructure. 
o Improves energy efficiency of housing. 
o Support opportunities for a wide range of income groups to choose housing in well 

serviced locations.

Clause 18 – Transport 

Clause 18.02-1 Movement networks – Sustainable personal transport

To promote the use of sustainable personal transport.

Clause 18.02-2 Movement networks – cycling

To integrate planning for cycling with land use and development planning and encourage as 
alternative modes of travel…

Clause 18.02-4 Movement networks – Management of the road system

To manage the road system to achieve integration, choice and balance by developing an efficient 
and safe network and making the most of existing infrastructure.

Clause 18.02-5 Movement networks – Car parking

To ensure an adequate supply of car parking that is appropriately designed and located.

Local Planning Policy Framework

Clause 21.05 - Settlement

Clause 21.02 Settlement – Growth of Towns

A settlement hierarchy has been developed which sets out the strategic directions and development 
opportunities in the Shire. Towards the top of the hierarchy are those towns where large scale 
growth can occur, and towards the bottom are those places with low spatial growth capacity.  

Cowes is identified District Towns. It is a settlement with a large and diverse populations. All 
essential services are provided to surrounding settlements. Variety of housing and moderate 
employment base. Popular visitor destinations as closer to Melbourne. Popular retirement 
destinations. The expansion and infill capacity of Cowes include: Moderate spatial growth capacity; 
and to encourage some growth beyond urban zoned land and infill development within township 
boundary

The relevant objectives include:

 To identify towns that are suitable for urban growth and to provide for sufficient land in these 
towns for growth until 2030; 

 To ensure that residential development and related urban uses are restricted to existing or 
identified settlements; 

 To encourage sustainable development, minimise impacts on the natural systems, increase 
natural reserves and vegetation in urban areas and improve the quality of life for the 
community; 

 To discourage urban development that encroaches or impacts on significant environmental 
features and in areas affected by future climate change impacts; and

 To enhance the sense of identity for each community.



Clause 21.02-2 Settlement – Housing 

Overview - Provision needs to be made for a diverse range of housing types and tenures to cater 
for the municipality’s varied community…Housing in the area is becoming increasingly difficult to 
afford for many residents in the municipality… Urban consolidation is encouraged in areas that 
have the physical infrastructure, community facilities and commercial facilities to support an 
increase in population.

The objectives and strategies as relevant to the assessment of this application include:
 Objective 1 - To increase housing densities and the consolidation of urban areas in 

appropriate locations and restrict increased housing densities and the consolidation of urban 
areas in inappropriate locations. 

o Strategy 1.1 Encourage increased housing densities within Wonthaggi, 
Cowes/Ventnor, San Remo, Inverloch and Grantville:

  In proximity to commercial centres, community facilities and services.
  In areas nominated in structure plans or Design Frameworks.
  Within 200 metres of a main commercial activity centre.

 Objective 4 To provide a diversity of lot sizes to meet the needs of all residents and visitors to 
the municipality. 

o Strategy 4.1 Encourage the following densities; 
 1 dwelling per 300 sqm on land located within 400 metres of a main 

commercial activity centre or community facility.
 Objective 5 To ensure new residential development contributes to the new and upgraded 

infrastructure. 
o Strategy 5.1 Ensure new residential developments contribute towards the provision 

of infrastructure

Clause 21.03 – Landscape and built form

Clause 21.05 – 4 Design and built form

The relevant objectives include:

 To achieve a high standard of architecture and urban design for built form and public spaces 
throughout the municipality

 To maximise energy saving, water conservation, and the principles of Environmentally 
Sustainable Design

Clause 21.05-6 Landscape Architecture

The relevant objectives include:

 To increase vegetation across the municipality.
 To ensure that development creates and maintains a high quality landscape setting.

Clause 21.06 – Infrastructure 

Clause 21.06-3 Transport 

The relevant objective include:

 To have an effective and efficient road network throughout the Municipality
 To provide adequate car parking facilities in proximity to tourist attractions, recreation 

destinations, the coastline, and commercial activity centres

Clause 21.08 – Moderate growth centre

Clause 21.08-5 Moderate growth centre - Cowes

The relevant policy includes:



Settlement 

 Limit land available for urban development to land contained within the defined 
settlement boundaries. 

 Provide residents and visitors with convenient access to day to day goods and services 
outside of the major commercial centre.

Land uses 

  Provide greater residential densities proximate to Cowes Activity Centre and those 
locations within the defined township where greater densities can be accommodated 
without impacting upon the established and valued character of existing communities.

 Identify the Esplanade between Warley Avenue and Osbourne Avenue as having 
opportunities for increased residential density, provided that development responds to all 
other urban design objectives. 

 Concentrate mixed use and tourism friendly developments within the northern section of 
Thompson Avenue and along The Esplanade from Warley Avenue to Steele Street. 

Landscape and built form

 As identified on the structure plan map, the site is a preferred location to increase the 
number and diversity of dwellings and is earmarked for substantial change.

 Develop a high quality urban environment with a built form that is responsive to the 
Cowes coastal setting.

 Protect areas of distinct and highly valued urban character from development that 
detracts from that character.

 Integrate housing, work, shopping, recreation, and community services in Central Cowes, 
to provide a mix and level of activity that attracts people, creates a safe environment, 
stimulates interaction, and provides a lively community focus

 Ensure that parking does not dominate street frontages.
 Encourage shop top dwellings on level three or higher within the commercial areas to 

activate the street at night time.
 Design new buildings to reflect the intimate, small-scale character and landscape 

surrounds of Cowes.
 Within The Esplanade: 

o  Incorporate safe, pedestrian links within new developments from The 
Esplanade through to car parking areas at the rear of shops.

o Encourage the use of decks to upper storeys and animate the buildings through 
active uses such as dining.

o Ensure that buildings actively address all facades that are visible from the public 
realm, avoid blank walls facing side streets, roads, laneways, car parks and 
pedestrian links.

o Encourage contemporary and high quality development design.
o Ensure building setbacks that are consistent with the existing character of the 

street.

Section 52 – Notification

Does the Bass Coast Planning Scheme exempt the application from advertising? 

 

 Yes   No 


