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The main pedestrian access to the apartments is located in a central position along The Esplanade 
frontage; 

Communal facilities comprising multi-purpose (86.5m2 per level), break-out area (66.75m2 per 
level) and lift lobby / break-out area (56.56 m2 per level) at Levels 1 and 2; 

Levels 1 and 2 (second and third storeys) comprise a total of 42 apartments including 2 x studios, 
26 x 1 bedroom and 14 x 2 bedrooms. The apartments have been arranged around a central lift core and 
internal corridor; 

Level 3 (fourth storey) comprises a bar with associated roof top terrace/garden area; 

The massing strategy has been arranged with an articulated 3 storey with deep recesses and a 
highly recessive 4th storey; 

The maximum building height is 4 storeys (14.2m).’

The proposed building, for all its claimed design smarts, is totally inappropriate for this site. The 
visual and amenity impact on the precinct, the surrounding parkland and Inverloch as a whole, 
would be immense. With the exception of the apartment blocks in Cowes, it would be the only 
residential building of this size on the entire Gippsland coast and hinterland.

The proposal asserts ‘that the design has been inspired by a combination of Anderson Inlet and the 
foreshore reserve of The Glade, including a selection of building finishes and materials that merges built 
form to the surrounding natural features. This primarily includes brick pattern tiles (grey) with strong 
horizontal aluminium framing elements (white).’

We consider that this is ‘whitewashing’ – the entire design conflicts with and diminishes its 
surroundings. As designed, it cannot integrate into the surroundings. 

The second and third storey balconies extend out to the property boundary on the northern and 
eastern boundaries, and with the exception of the 2 metre drainage easement on the southern 
boundary the entire site is essentially covered in concrete, meaning that any softening of the 
building’s appearance by vegetation has to be achieved off site, encroaching on public land.

3.4 Planning Provisions 

(Urban Context Report and Design Response by Hansen)

The subject site is located within a Mixed Use Zone. As outlined in Clause 32.04, the purpose of the zone is: 

‘To implement the Municipal Planning Strategy and the Planning Policy Framework. 

To provide for a range of residential, commercial, industrial and other uses which complement the 
mixed-use function of the locality. 

To provide for housing at higher densities. 

To encourage development that responds to the existing or preferred neighbourhood character of the 
area. 

To facilitate the use, development and redevelopment of land in accordance with the objectives 
specified in a schedule to this zone.’

The site is affected by Design and Development Overlay - Schedule 10 (DDO10). DDO10 objectives include: 

‘To create strong orientation toward the foreshore and integration with surrounding public open 
space, in particular, The Glade Picnic Ground. 
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To minimise the impact of development on surrounding areas by utilising contemporary coastal 
design principles and landscaping. 

To protect and enhance the visual permeability of the site. 

Development should provide a high quality interface to the street and commercial frontage. 

To encourage a high quality design outcome with a community focus on the private land within the 
foreshore precinct

Building height is required to be 9.5m from natural ground level to roof line, with a minimum front 
setback of 1.5m for the first floor. First floor residential should also achieve a minimum rear setback of 1m. 

The design proposed does not meet any of these objectives, is not in keeping with its surroundings, 
and cannot possibly integrate into surrounding public land uses.

As a point of reference, from most of The Glade including the Sound Shell, the height of the 
proposed development is over 18 metres.

In essence, this proposal ignores Schedule 10 of the Design and Development Overlay, which is 
specifically for this site, and the planning provision of the Mixed Use Zone ‘To encourage 
development that responds to the existing or preferred neighbourhood character of the area.’ 

4.5 Built Form and Architecture 

(Urban Context Report and Design Response by Hansen)  

‘New development should seek to achieve a comfortable ‘fit’ with the scale and massing of the preferred 
development in the area, whilst achieving the most efficient use of the land in well-connected locations. 
This section addresses building height, massing and design language of the proposal and its surrounds. 

The subject site contains a 1-2 storey commercial building with a flat roof. The remainder of the 
site is dominated by at grade carpark for the sale of boats. 

Surrounding residential built form is predominantly 1 to 2 storey more domestic format. Due to 
the fall in topography the dwellings present as a 2 storey when viewed from the subject site. These 
buildings vary in style and construction era (new and old). 

Land within the Commercial Area is predominantly low in scale with single storey fine grain retail 
buildings. Notable taller developments consist of the Foodworks and the Inverloch Esplanade Hotel with 
heights up to 2 storeys. 

Land generally within the Commercial Area is anticipated to increase the development scale of the 
area ‘rising to 3-4 storeys away from the residential interface’ with ‘opportunities for townhouse 
apartment style living’ (Clause 21.08-2).’

Clause 21.08-2 is at odds with DDO10, which talks of ‘minimising the impact of development on 
surrounding areas.’ This would be the only building like this in the entire Bass Coast (not to mention 
South Gippsland overall) excepting in Cowes.
The proponents haven’t met their own objectives, as the proposed building is massively out of scale 
and its built scale, colouration and thematic maritime reference are designed to dominate as a 
symbol of exceptionalism, rather than blending to existing conditions.
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5.1 Urban Form and Height 
(Urban Context Report and Design Response by Hansen) 

‘Strategically, the subject land is particularly well located with regard to its main road address on The 
Esplanade and position at the corner with Inverloch Glade and Wyeth-McNamara Park. The land is located 
within a Mixed Use Zone and is a significant parcel of 2,536.10m2 in area within the Commercial Area as 
identified in Clause 21.08-2. Both State and Local Policy seek intensification of development in and around 
Activity Centres. The land within the Commercial Area has indicated opportunity for development to 3-4 
storeys, with 2-3 storeys within the surrounding residential area. There are no direct residential abuttals 
and maintains views to and from residential properties. We consider that the subject site lends itself to a 
well designed higher density development and the attention drawn to the strategic corner site is such that 
it deserves a ‘bespoke’ design response. 

While we recognise the DDO10 indicates a 9.5m height for the site, the quality of the design proposition, 
including the highly contemporary shaping of the proposal, design language and materials employed, the 
development configuration and positive contribution to the coastal and landscape character of Inverloch. 

The proposed development has been assessed against a series of urban design tests to determine a site-
specific rationale for an increase in development scale to 3-4 storeys. The following key urban design tests 
will be discussed in the following chapters: 

 Visual Impact; 

 Relationship with the park; 

 Overshadowing; and 

 Architectural Contribution. 

We are satisfied that the proposal demonstrates a ‘bespoke’ response and one that is fitting in satisfying 
the objectives of DDO10: 

 To create strong orientation toward the foreshore and integration with surrounding public open 
space, in particular, The Glade Picnic Ground. 

This proposal will completely overshadow the Glade Picnic Ground and change the sense of space 
enjoyed by visitors and residents who use the area. 
From Andersons Inlet and Point Smythe the existing view of Inverloch is dominated by trees with 
houses spotted around and the most prominent feature the football ground lights. The building in 
this proposal will stand out as a big white lump.

 To minimise the impact of development on surrounding areas by utilising contemporary coastal design 
principles and landscaping. 

The proposed building takes up the entire site, with the only potential for landscaping being the 2 
metre easement on the southern boundary, and that is not suitable for landscaping. The only 
landscaping that could minimise the visual impact of the development would have to happen in the 
Glade, which is, of course, public open space.

 To protect and enhance the visual permeability of the site. 

A big white lump that takes up the entire site is just not permeable. ‘The visual permeability of the 
site’ would be destroyed by this development.

 Development should provide a high quality interface to the street and commercial frontage. 

 To encourage a high quality design outcome with a community focus on the private land within the 
foreshore precinct. 
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The Inverloch Design Framework recognises the logic of a landscape hierarchy that differentiates the 
roles of different streets to enhance character areas, establish visual cues and desire lines, and 
reinforce the natural setting in town. Further work will be required to properly design, cost and 
implement a streetscape plan over the short term.

Conclusion:

The development proposal as submitted is totally inappropriate in size, style, and particularly land use, and 
should be Not Approved by Council. 

We strongly recommend that instead Council seek funding to acquire the land for public use.

Appendix 1: View down Williams St towards 2-4 The Esplanade

        

Appendix 2: Carousel, which formerly occupied 2-4 The Esplanade in summer holidays
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Appendix 3: Car Parking in Inverloch- a usual visitor day 95% full.

The Esplanade in front of the proposal The Esplanade in front of the Inlet Hotel 
Inlet Hotel Hotel Hotel Hotel Hotel Hotel

The Esplanade in front of the proposal

The Esplanade in front of the Environment Centre Ramsey Blvd in front of the Coffee and Fish n Chip Shops

Ramsey Blvd at the side of the Environment Centre Ramsey Blvd at the rear of the Environment Centre

Ramsey Blvd at the Wyeth-McNamara Park Ramsey Blvd opposite Wyeth-McNamara Park


