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COLAC OTWAY SHIRE COUNCIL PLANNING COMMITTEE MEETING

NOTICE is hereby given that the next PLANNING COMMITTEE MEETING OF THE COLAC OTWAY SHIRE
COUNCIL will be held at COPACC and by videoconference on Wednesday 9 December 2020 at 4:00 pm.

AGENDA
1 DECLARATION OF OPENING OF MEETING
OPENING PRAYER

Almighty God, we seek your

blessing and guidance in our

deliberations on behalf of the

people of the Colac Otway Shire.

Enable this Council’s decisions to be

those that contribute to the true

welfare and betterment of our community.

AMEN

2 PRESENT

3 APOLOGIES AND LEAVES OF ABSENCE

4 WELCOME AND ACKNOWLEDGEMENT OF COUNTRY

Colac Otway Shire acknowledges the original custodians and law makers of this land, their elders past,
present and emerging and welcomes any descendants here today.

Please note: All Council and Committee meetings will be audio recorded and live streamed, with the
exception of matters identified as confidential items in the Agenda. This includes the public
participation sections of the meetings.

By participating in open Council meetings, individuals consent to the use and disclosure of the
information they share at the meeting (including any personal and/or sensitive information).

Audio recordings of meetings will be available to the public on Council’s website as soon as practicable
following the meeting and may be circulated by other means also. Audio recordings are also taken to
facilitate the preparation of the minutes of open Council and Committee meetings and to ensure their
accuracy. Original audio recordings will be retained by Council for a period of four years.

As stated in the Governance Rules, other than an official Council recording, no video or audio recording
of proceedings of Council Meetings will be permitted without specific approval by resolution of the
relevant Council Meeting.

In response to the COVID-19 pandemic and in accordance with the relevant Directions issued by the
Chief Health Officer of Victoria that are in place in regional Victoria at the time of publication, Council
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advises only Councillors and Council staff are permitted to attend the Planning Committee meeting.
Strict hygiene and social distancing measures will be in place for those who need to physically attend.

5 DECLARATIONS OF INTEREST

A Councillor who has declared a conflict of interest, must leave the meeting and remain outside the
room while the matter is being considered, or any vote is taken.

6 CONFIRMATION OF MINUTES

e Planning Committee Meeting held on 12 August 2020.

Recommendation

That the Planning Committee confirm the minutes of the Planning Committee Meeting held on 12
August 2020.

7 VERBAL SUBMISSIONS FROM APPLICANTS/OBJECTORS

The Mayor is to read out the names of those applicants and objectors who have confirmed in writing
that they wish to make a verbal submission. These verbal submissions will be made in relation to each
respective agenda item and must be directly relevant to the respective agenda item. A time limit of
five minutes will apply.
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Colac Otway

SHIRE

Item: 8.1

Apollo Bay Harbour Development Plan Hearing of
Submissions

OFFICER Simon Clarke
GENERAL MANAGER lan Seuren

DIVISION Development & Community Services

ATTACHMENTS 1. Draft Apollo Bay Harbour Development Plan [8.1.1 - 6§ pages]
2. Draft Harbour Development Plan - Table - Key themes in
submissions PDF [8.1.2 - 2 pages]

PURPOSE To provide submitters to the draft Apollo Bay Harbour
Development Plan an opportunity to make a verbal presentation to
Council in support of their written submission.

1. EXECUTIVE SUMMARY

Exhibition of the draft Apollo Bay Harbour Development Plan concluded on the 18 October 2020 after
a notice period of 6 weeks. Council received 70 written submissions to the Plan from a range of
stakeholders. The purpose of this meeting is to provide submitters with the opportunity to provide a
verbal submission to Council in addition to the written submissions already lodged. Submitters who
provided either a postal address or email address have been invited to participate in this Hearing of
Submissions.

There will be no consideration of the merits of the draft Development Plan at the Hearing of
Submissions. Council will formally consider submissions and the Development Plan at the Council
meeting on 16 December 2020.

2. RECOMMENDATION

That the Planning Committee receives and notes the submissions to the draft Apollo Bay Harbour
Development Plan and forwards submissions to the Ordinary Council Meeting on 16 December 2020
for consideration.
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3. KEY INFORMATION

The draft Apollo Bay Harbour Development Plan (Development Plan) is the product of a detailed land
use planning process that commenced in 2019. The Development Plan is a requirement of the Special
Use Zone, Schedule 2 (SUZ2) to the Colac Otway Planning Scheme which applies to the harbour
precinct. Approval of a Development Plan is required before a planning permit application can be
made for any new buildings and works (with some exemptions).

The Development Plan is attached to this report as Attachment 1 ‘Draft Apollo Bay Harbour
Development Plan’.

Pursuant to the Notice Requirements set out in Schedule 2 to Clause 37.01 (Special Use Zone) of the
Planning Scheme, the Development Plan is required to be publicly exhibited for a period of 6 weeks.
Following resolution from Council on 26 August 2020, the draft Development Plan was placed on
public exhibition. The exhibition period commenced on 3 September and concluded on 18 October
2020.

Atotal of 71 written submissions were received from the general public (one subsequently withdrawn,
resulting in 70 current submissions), community groups and government agencies:

e 42 submitters expressed general support for the plan and/or redevelopment objectives;
e 8 submitters were opposed;
e 15 offered suggestions for improvements and/or requested changes; and

e 5 were agency submissions.

Key messages from the community emerging from the submissions included:

e Support for the redevelopment as an opportunity to grow and/or highlight the commercial
fishing industry, and for Apollo Bay to position itself as a key tourist destination centred on
the harbour as an authentic working port.

e Construction of a beach-side access to the harbour is desired by many in the community.
There is a perception that this link is more direct, safer in terms of avoiding conflict with the
golf course, and will have a higher level of amenity than the link via Nelson Street. DELWP has
stated in their submission that they do not support this pathway.

e Aview that pedestrian safety should be well resolved throughout the precinct, including all-
abilities access. Many suggestions were received, including that pedestrians and vehicles
should be separated as much as possible, and safe crossings, and signage/wayfinding should
be incorporated.

e The community have a strong interest in what the future buildings will look like. There is
support for the design theme to reflect contemporary but casual architecture, with forms and
materials that reflect the authentic working port function, whilst respecting landform and
protection of views.

e There is some concern about the size of the double-storey section of the depot building.
e There is also some concern about potential traffic congestion in surrounding streets.

e A number of submitters expressed support for adaptable use of the proposed retail tenancies.
A number of ideas have been put forward for use of this space, and point to this space as
emerging as a flexible multi-use space.

A more detailed summary of themes and suggestions arising from submissions can be found in
Attachment 2 ‘Summary of Consultation Themes'.
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Individual submissions are provided separately to the Planning Committee marked confidential to
protect the privacy of submitters.

4. COMMUNITY CONSULTATION & ENGAGEMENT

Engagement during the exhibition period comprised the following:

Establishment of a community consultation page on Council’s website, containing a ‘smart
form’ to allow submissions to be lodged directly via the website.

Development of a variety of materials to assist in understanding of the Development Plan,
including a summary document and Webinar, available on the website.

Advertising in the public notices section of the Apollo Bay News Sheet and Colac Herald.

A postcard drop to residents of Apollo Bay, Skenes Creek and Marengo, and non-resident
ratepayers, directing them to the consultation page of the website.

Social media posts, including Council’s Facebook page.

Opportunity to set up a one-on-one meeting with a strategic planning officer to discuss the
plan.

Availability of Council officers to answer general enquiries from the public and stakeholders
about the plan.

The Geelong Advertiser published a story about the plan. Although publishing of the story
was not requested by Council, The Advertiser were supplied with suitable images by Council
staff to accompany their story.

Q&A Sessions with a number of local community groups, including the Apollo Bay Golf Club,
Port of Apollo Bay Consultative Committee, Action for Apollo Bay, and representatives from
the Apollo Bay Chamber of Commerce.

The Harbour Redevelopment Project Control Group (PCG), comprising substantial community
representation, was established to oversee the preparation of the draft Development Plan. The PCG
has provided comment and feedback on content for the draft Development Plan during its
preparation. The PCG was presented with a summary of key matters raised in submissions following
the exhibition period. PCG members present expressed a range of views on the detail of the plan, but
were unanimously supportive of the plan being presented to Council with amendments being
recommended by officers for adoption. It was noted in the meeting that although the Sailing Club did
not make a formal submission during the exhibition period, that as a key stakeholder, previous
discussions that have taken place between the Sailing Club and Council and the current design
response reflects the outcome of these discussions.

5. ALIGNMENT TO COUNCIL PLANS, POLICIES OR STRATEGIES

Alignment to Council Plan 2017-2021:

Theme 1 - Our Prosperity

1. Plan infrastructure, assets and land use with a long-term vision for economic growth.
2. Support a thriving economy and industries.

3. Strengthen partnerships with key stakeholders to benefit the whole community.

4. Improve strategic planning and coordination of the Great Ocean Road.
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Theme 2 - Our Places

1. Assets and infrastructure meet community needs.
2. Our places are managed for long-term sustainability.
3. Towns and places are welcoming and attractive.

Theme 4 - Our Leadership & Management
2. Openness and accountability in decision making.
5. Communicate regularly with our community and involve them in decision-making.

6. CONSIDERATIONS

ENVIRONMENTAL, SOCIAL & CULTURAL, & ECONOMIC

The draft Development Plan has been developed following a rigorous process including technical
assessments and stakeholder engagement, considering a range of social, economic and environmental
factors.

LEGAL & RISK

Public exhibition of the Development Plan has concluded and was carried out in accordance with the
requirements of the Special Use Zone Schedule 2.

FINANCIAL & BUDGETARY

The Development Plan is being undertaken with funds allocated in previous financial years that has
been carried forward for this purpose.

7. IMPLEMENTATION STRATEGY

Councillors will formally consider submissions to the draft Development Plan at the Ordinary Council
Meeting on 16 December 2020.

COMMUNICATION

Submitters have been invited to attend the Council meeting and will be advised of the outcome.

TIMELINE

Once adopted, the Development Plan process is essentially concluded.

8. OFFICER DIRECT OR INDIRECT INTEREST

No officer declared an interest under the Local Government Act 1989 in the preparation of this report.
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Traditional Owner

Acknowledgement
Colac Otway Shire Council (COSC) proudly

acknowledge the Eastern Maar as the traditional
custodians of the area.

We pay our respects to their Ancestors and Elders,
past and present.

We recognise and respect their unique cultural
heritage, beliefs and intrinsic connection to their
traditional lands, which continue to be important to
them today.

We value the contribution their caring for Country
makes to the land, coastlines, waterways and
seascapes within the municipality.

We support the need for genuine and lasting
partnerships with the Eastern Maar People to
understand their culture and connections to Country
in the way we plan for, and manage. We embrace

the spirit of reconciliation, working towards self-
determination, equity of outcomes and an equal voice
for Australia’s First People. By integrating traditional
ecological knowledge and land management practices
with contemporary western ecological knowledge,

we can deliver better environmental outcomes, make
communities more liveable, and provide a great visitor
experience.

Tract
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Report Authors ."

This report has been prepared by Tract Consultants
Pty Ltd (Landscape Architects, Urban Designers,
Town Planners, Consultation), under the management

of Colac Otway Shire Council.

© TRACT CONSULTANTS 2020.

This publication is copyright. No part may be
reproduced by any process except in accordance with

the provisions of the Copyright Act 1968.
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1 INTRODUCTION

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

1.1 Introduction

The Apollo Bay Harbour is a key state-owned asset
contributing significantly to Victoria’s economy. As
Jjust one of three safe blue havens in Victoria, west
of Port Phillip Bay, the Harbour is identified in the
Planning Scheme as a key development opportunity
‘to deliver economic benefits to the Shire and
promote Apollo Bay as a tourist destination

Colac Otway Shire is the designated Port Manager
for the harbour through an agreement with the State
Government and is responsible for its management,
operations and maintenance. The redevelopment and
improvement of the harbour has been a long term goal
for Council and the Community. It will provide a major
boating, recreational and visitor destination for Apollo
Bay and the region, whilst protecting the landscape,
environment, heritage and authenticity of the harbour.

To facilitate the redevelopment of the Apollo Bay
Harbour precinct, the Apollo Bay Harbour Development
Plan has been prepared by Tract Consultants in
conjunction with a number of specialist consultants, on

behalf of Colac Otway Shire Council.

Tract
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111

A Development Plan is a planning tool that provides

What is a Development Plan?

a vision and strategic guidance for the future
development of an area to ensure that this is well-
coordinated and orderly.

The Development Plan ensures that all issues,
concerns and opportunities are considered together
before any redevelopment occurs, so that both the
big picture and detail is established early on in the
process and future redevelopment will work to achieve
this vision.

The Development Plan outlines how new buildings and
landscaping will look and how pedestrians and vehicles
will move around the site. It identifies commercial and
recreational areas within the precinct, where public
facilities such as toilets, landscaping, picnic areas and
car parks will be located and how the precinct will
connect to and complement surrounding streets,
parks, beaches as well as the Apollo Bay Town Centre.

The Development Plan has been informed by
significant community input, as well consideration of
State and Local policies. It ensures the precinct is
sustainably developed and managed so that it caters
for the future needs of the Apollo Bay community
and visitors.

11.2  Why is a Development Plan
required?

In order to allow for the redevelopment, an approved

Development Plan is required under the Special Use

Zone - Schedule 2 of the Colac Otway Planning

Scheme.

The Development Plan is intended to:

establish certainty in terms of the overall use and
development of the site;

provide flexibility to allow for possible minor
changes at the detailed design phase; and

be endorsed as the statutory “umbrella” document
within which further planning approvals for various
stages of the development will sit.

Without an approved Development Plan, Council
cannot consider any significant development
proposals within the harbour precinct. Redevelopment
of the harbour must be consistent with the
requirements of the Special Use Zone.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

1.3 How will the Apollo Bay Harbour
Development Plan be used?
The Apollo Bay Harbour Development Plan will provide

a development framework upon which the Apollo Bay
Harbour will be developed over the next 20-30 years.

The Development Plan will be used by Colac Otway
Shire Council to:

To guide land use decision making on future
planning permit applications.

To allow for projects to be completed as part of

the City Deal Funding program.
To attract future funding,

The Development Plan will support a Business Case and
an Expression of Interest process for private investment
in the Harbour. The Business Case and an Expression of
Interest process for private investment will be prepared
separately.

21 August 2020 4166
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Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

1.2 Report Structure 1.3 Study Area

The Harbour Development Plan was developed as The structure of the Harbour Development Plan is The Study Area for the Harbour Development Plan is
part of the Apollo Bay, Skenes Creek and Marengo outlined below, in Figure 1. defined by the Special Use Zone and is outlined below
Community Infrastructure Plan (the CIP). It is in red.

however a stand alone document, consistent with the

_ - HARBOUR DEVELOPMENT
requirements of the Special Use Zone. PLAN

1. INTRODUCTION

2. CONTEXT

#  HARBOUR

3. HARBOUR DEVELOPMENT
PLAN

APOLLOIBAY.GOLRs =

.

4. KEY COMPONENTS OF THE
DEVELOPMENT PLAN
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5. DESIGN GUIDELINES
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6. IMPLEMENTATION
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Figure 1.Harbour Development Plan Figure 2. Development Plan Study Areas
Structure
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2 CONTEXT

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

2.1 Overview

In order to understand the context, challenges

and opportunities to be addressed at Apollo Bay
Harbour, an analysis of the area was undertaken using
information gathered from past studies, desktop
analysis, site visits, specialist technical reports, as

well as community and stakeholder engagement. The
following is a summary of key background material,
analysis and consultation findings informing this

Development Plan.

X ;
Historic photo of the Apollo Bay Harbour, date

unknown.
.‘: ,

Image 1.

it L0 AN )

.

Image 2. Apollo Bay Harbour, present day.

Tract

Agenda - Planning Committee Meeting - 9 December 2020

2.2 Planning Scheme -
Schedule 2 to the
Special Use Zone

A number of master planning processes with the
community have been undertaken for the harbour
precinct generating a range of ideas. These ideas have
been implemented through the application of the
Special Use Zone. Specifically, the zone:

Prohibits accommodation as a use.

Requires that development supports the ongoing
operations and viability of the Harbour’s port
operations (including commercial fishing and the
Fishermen’s Cooperative).

Requires that built form reinforces the established
landscape character and does not intrude upon
the Harbour’s southern skyline.

Allows for up to 200m2 of food / drink premises
without a permit. This can be exceeded with a
permit.

Provides for the ongoing operation of the Apollo
Bay Golf Course.

Also relevant, the Special Use Zone - Schedule 2
outlines key projects for a future Development Plan.
These include:

The Harbour Precinct Entry Road Upgrade to
straighten the ‘dog leg’ south of the Fishermen’s
Co-Op building and provide safer access to the
Harbour.

Breakwater Road Upgrade to a suitable standard
to allow two-way vehicle movement with allowance
for parallel parking if there is sufficient space.

Provision for upgrade of pedestrian/bicycle paths
throughout the harbour.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

Retain and provide for the eastern extension
of the Fishermen’s Co-Op building for fish

processing operations.

Construct new Harbour Edge Buildings located
on the water’s edge south of the boardwalk which
could cater for a mix of retail, hospitality, aquatic
based recreation, health and wellbeing facilities
and multi-use event and meeting spaces for club,
community and commercial activities.

Provide a new recreational marina mooring along
the eastern breakwater wall based on appropriate
mooring types.

Increasing the capacity of the boat launching
Faci|ity to at least three lanes.

Relocate and expand the port operations and
boat repair facility to the north to provide for the
pedestrian boardwalk.

A new Sailing Club Facility to be provided
generally in its current position to provide
clubrooms, race control facilities, toilets and
storage space, roll-in access to the Harbour Beach
and grassed surrounds for small craft laydown.

The potential for an Aboriginal and Cultural
Centre, subject to a detailed business case and the
support of the Aboriginal community.

Provision for other commercial water based
development.

Provide for an extension of the eastern breakwater
by approximately 60 metres to enable safe access
to the Harbour.

Upgrading of the Mothers Beach car park to

maximise the number of parking spaces available.

Retention and enhancement of Public Open
Space within the Harbour that contributes to the
use and enjoyment of the harbour and vistas to the

Otway Coast.

2.3 City Deal Funding

Funding has been secured by Council through

the ‘City Deal” which will support a first stage of
redevelopment for the harbour. Stage One will focus
on a wide range of upgrades and new infrastructure
to facilitate regional tourism, to provide social and
recreational opportunities for the community and
create better links with the town centre.

Specifically the City Deal Funding will allow for the

following works to be undertaken:

Upgrading of Mothers Beach Car Park.
Harbour Precinct Entry Road Upgrade.
Breakwater Road Upgrade.

Provision or upgrade of pedestrian and bicycle
paths connecting the harbour precinct with the
township including historical and interpretive

signage.

A new boardwalk along the harbour water’s edge.
Extension of the Fishermen’s Co-operative
building.

New port operations depot, and public change

room and amenities.

Replacement of fencing in the harbour.

21 August 2020 6/66
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2.4 Port Management

Arrangements

2.4.1 Port Management - Services and

Operations

Colac Otway Shire has been responsible for the
management, operations and maintenance of the

Port of Apollo Bay since it assumed control from the

Port of Geelong in 1995. The Victorian Department

of Transport (DOT) provides the operational and
capital funding for the port. The Council’s harbour
management team provides all maintenance and
services at the port. Some of the major services
provided and operations performed by the Port of
Apollo Bay team include:

Dredging - the harbour’s entrance and inner
harbour areas are prone to significant sand
silting. Dredge vessel ‘Apollo’ is used by the
harbour management team regularly as required
to maintain a sufficiently deep harbour entrance
and internal channel, enabling continuous safe
navigation of vessels.

Navigational Aids - provision and maintenance
of NAVAIDS to ensure safe navigation of vessels
through the waters surrounding the harbour and
into the harbour itself.

Provision of marina berths and swing moorings for

permanent in-water storage of vessels.

Provision of temporary berths and moorings for
visiting vessels.

Maintenance of the boat ramp.

Wharf maintenance — structural repairs and
general maintenance to ensure the harbour
remains safe, productive and progressive.

Tract
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Provision of slipway operations - the slipway is
available for harbour users/vessel owners requiring
out of water maintenance or marine survey
inspections.

Colac Otway Shire Council manage two leases
associated with the Harbour precinct. These include
the Fishermen’s Co-op site and the Apollo Bay Sailing
Club site. These lease areas and arrangements may
need to change over time to reflect the development
outcomes of the plan.

Any new commercial uses within the precinct would
be subject to new lease arrangements.

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

2.5 Supporting Documents

The following documents provide background for this
Development Plan:

2.5.1 Cultural Heritage Strategy

A Cultural Heritage Strategy was prepared by
Australian Cultural Heritage Management to identify
and document relevant legislative requirements
regarding the protection and management of

cultural heritage within the Apollo Bay Harbour area,
document registered Aboriginal Places and historic
archaeological sites within and surrounding the
Harbour area, document the condition of the Harbour
in relation to disturbance and the potential for the
presence of cultural heritage within the area, consult
with relevant stakeholders regarding cultural heritage
within the Harbour area, and make recommendations
for the protection and management of Aboriginal
and historic cultural heritage within the Apollo Bay
Harbour.

A background assessment of the Harbour identified
the following:

There are 20 registered Aboriginal Places

surrounding the Harbour.

There is one registered Place (VAHR 7620-
0192), consisting of a shell midden and possibly
a former freshwater spring, located within the

boundary of the Harbour.

The entire Harbour area is considered to be of
local historic significance and is listed on the
Heritage Overlay of Colac Otway’s Planning
Scheme, as the Apollo Bay Pier Precinct
(HO300).

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

The report identified several legislative requirements
relating to cultural heritage places and values within
the Harbour area including:

Historic site Apollo Bay Pier Precinct (HO300)
is protected under the Planning and Environment
Act 1987; any activity which alters the Apollo Bay
Pier Precinct (HO300) will require a planning
permit from Colac Otway Shire.

The Apollo Bay Harbour is located in an area

of Aboriginal cultural heritage sensitivity and is
protected under the Aboriginal Heritage Act
2006. Any high impact activity, as defined in
Division 5 of the Aboriginal Heritage Regulations
2018, will require the preparation and approval of
a Cultural Heritage Management Plan (CHMP)
before any works as part of that activity can
proceed.

In the event that a high impact activity is being
undertaken within the Apollo Bay Harbour in an
area of significant ground disturbance; at least

a Preliminary Aboriginal Heritage Test (PAHT),
should be undertaken to determine if a CHMP is
required before the activity commences.

Any land rehabilitation works or activity that is
likely to harm Aboriginal Place Point Bunbury
Midden 1 and Spring (VAHR 7620-0192) will
require a cultural heritage permit before that
activity can proceed. A cultural heritage permit
is required for these activities even if they do not
require a cultural heritage management plan.

21 August 2020 7166
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The Following management recommendations were
identified in relation to cultural heritage within the

Apollo Bay Harbour precinct:

Due to the culturally sensitive nature of the
Apollo Bay Harbour, and for the potential for
archaeological deposits to occur even in disturbed
contexts, it is recommended that a voluntary
CHMP or PAHT be prepared for minor activities
(i.e. activities not considered to be of high impact

under the Aboriginal Heritage Regulations 2018).

Continue consultation with Aboriginal Victoria
(AV) and the Traditional Owners the Eastern
Maar Aboriginal Corporation (EMAC) to create

a cultural heritage strategy that encompasses the
entire cultural landscape of the coast fringe of
Apollo Bay, rather than focusing just on the Apollo
Bay Harbour.

Proactive consultation should occur between
Colac Otway Shire, AV and the EMAC on all
projects to ensure that concerns regarding cultural
heritage are identified and addressed during the
early stages of the project.

The EMAC should be engaged by Colac Otway
Shire to organise the commemoration of
Aboriginal cultural heritage along the coastal area

of Apollo Bay.

lract
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2.5.2 Geotechnical Assessment

A Geotechnical and Groundwater Assessment of the
Apollo Bay Harbour study area was undertaken to :

Inform potential investors of the geotechnical
conditions in the Study Area.

Identify any general issues or constraints which
might be present in the area of interest by
geotechnical sampling to a depth required for two
storey buildings and associated infrastructure.

Assess land and water based geotechnical
conditions within the area of interest.

Inform this Development Plan.

The investigation was however limited to a desktop
study and site walkover only.

The following key geotechnical issues were identified
in the report and may affect future developmentin
the precinct:

1. Scour of footings from coastal erosion

2. Relatively shallow permanent groundwater and
documented perched ground water tables in the
immediate project area.

3. Past use of part of the site for port development.

The depth of disturbed material and fill is unknown.

4. Bulk earthworks completed for the port
development. It is unlikely that supervision of
earthworks documents are readily available.

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

The report noted that based on the results of the site
walkover and desktop study, geotechnical risks for the
proposed development of the precinct were likely to
be acceptable subject to;

«  Completion of an appropriately scoped coastal
erosion and scour assessment.

Completion of a geotechnical investigation.

«  Appropriate design and construction of the
proposed new development.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan
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2.5.3 Flora and Fauna Assessment

A flora and fauna assessment of the terrestrial area
of Apollo Bay Harbour was undertaken to explore
future development options and inform this Harbour
Development Plan. Key findings in relation to the
precinct are as follows:

- 2.248 ha of native vegetation, including 0.070
hectares of Coastal Dune Grassland EVC 879,
and 2.178 ha of Coastal Dune Scrubland EVC
160. Both EVCs have a bioregional conservation
status of depleted.

- Nosignificant ecological communities were
deemed to be present within the study area.

- No significant species were recorded during the
site assessment. However coastal dune scrub and
coastal dune grassland may be utilised as breeding
habitat for several threatened shorebird species
and the precinct could potentially provide habitat
for other threatened species.

- Due to the proximity of the ocean and the
Barham River estuary the site may be used a
wildlife corridor for shorebird species.

Where appropriate, impacts on native vegetation

and threatened species habitat should be minimised.
Additionally, there is the potential to enhance the
environmental qualities and landscape character of the
foreshore through increased planting of appropriate
species.

Tract
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Figure 3. Ecological features within study area. Source: :Apollo Bay Harbour: Terrestrial flora and fauna assessment, prepared by Biosis, July 2019.
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2.5.4 Coastal Study

The Apollo Bay, Skenes Creek & Marengo CIP
- Issues and Opportunities Paper: Coastal study
prepared by Water Technology. Key findings in

relation to the precinct are as follows:

Erosion to the inner Harbour access ramp to the
beach, and to the dunes at the Harbour’s south-
eastern beach. This is considered most likely due
to carpark runoff (access ramp) and storm tides/
loss of vegetation/wind erosion/currents due to

seiching (dune).

The dune to the west of the inner-boat ramp is
well vegetated and showing no signs of erosion.

The beach at the northern end of Mounts Bay
(Bunbury Point) is stable, with no indication of
erosion.

Analysis of inundation and risk associated with
storm tide surges indicated assets at risk could
include car parks and low-lying areas of the inner
harbour.

The Bunbury Point Groyne is currently holding
sand, with one section close to shore that needs
urgent repair. At present, the structure could be
outflanked during a storm event.

The proposed new Harbour boardwalk and area for
the lower terrace commercial tenancies are not
considered to be at risk from erosion or future sea
level rise issues.

The car park and grass area in front of the Apollo
Bay Sailing Club sit above the predicted storm-
tide levels up to 2100. Erosion risk here is low,
considering its protection by the breakwaters and
its present condition.

Erosion within the harbour has not been considered in
previous reports but with coastal processes affecting
the south-eastern dune accelerated erosion is
possible.

Tract
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2.6 Key Analysis Findings

The Apollo Bay Harbour Precinct is an important
asset and a major tourism opportunity for Apollo Bay
and the region. It includes a number of facilities that
support tourism, commercial, recreational fishing
and marine safety. There are opportunities to expand
harbour based activities whilst providing additional
attractions that enhance the Harbour as a key tourist
destination.

Background research, previous studies and site visits
undertaken for the project identified the opportunity
to improve the appearance and amenity of the
harbour for both residents and visitors, while retaining
its authenticity and functionality as a working port.

The Follovving provides a summary of key analysis
ﬁndings relevant to the Apollo Bay Harbour and are
mapped in Figure 5:

The Fishermen’s Co-Op have proposed a concept
plan for providing new and improved facilities in
their current location. This includes an expanded
building and improved access.

The Slipway Yard and Port Operations Depot

restrict public access to the harbours edge.

There are significant views from the harbour area,
including to the town centre, beach and Otway

Ranges.

Vehicle and pedestrian access between the
Harbour, town centre and Point Bunbury is
disjointed and / or constrained. Additionally the
Great Ocean Walk is visually disconnected from
the harbour, headland and golf course features.

The challenges of providing a new access along
the dunes from the harbour to the town centre
including existing land use constraints, the
implications of sea level rise, storm surge and
erosion.

Tract
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The harbour precinct includes a number of
facilities that supports tourism, commercial,
recreational fishing and marine safety. There are
opportunities to expand harbour based activities
whilst developing leisure areas and infrastructure
facilities that address the needs of short term and
day tourism, such as parking.

Aborigina| archaeological sites and other heritage
sites are present and should be respected.

Dense vegetation along the foreshore,
between the Co-Op and Sailing Club, has low

environmental value.

The working depth of the harbour is maintained
through dredging. Sand ingress is an ongoing

issue.

Further details regarding key analysis findings can be
found in the Apollo Bay, Skenes Creek and Marengo
CIP - Issues and Opportunities Report.

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

2.7 Community and
Stakeholder Feedback

The following key themes relative to Apollo Bay
Harbour emerged during consultation:

2.741

Ensuring the commercial viability of the harbour.

Key Challenges

Improving the amenity and capacity of car parking
areas.

Allowing for public access while retaining the
authenticity and functionality of the harbour.

Minimising the impacts of trapped sand on the
harbours usability.

Preserving and celebrating existing aboriginal
heritage sites.

Providing clear and connected pedestrian links
between the Harbour and Town Centre.

Maintaining the primacy of the Harbour as a
working port.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

2.7.2 Key Opportunities

Improving dredging to ensure sand levels don't
impact harbours usability.

Celebrating the fishing and aboriginal heritage of
the site through interpretation.

Potential for additional bus parking.

Potential for a maritime museum, which may also
include interpretation of aboriginal heritage.

Providing additional public toilets at the
Fishermen’s Co-Op.

Improving pedestrian access along the waters edge
and along the street to Point Bunbury and the car
parking area.

Making the harbour area a recreational, passive,
reflective and publicly accessible space.

Improving facilities for visiting boats.

Supporting the Golf Club to implement their

redevelopment plans.
Providing better pedestrian connections from the

Harbour to the town.

Further details regarding consultation can be found
in the Apollo Bay, Skenes Creek and Marengo CIP
Phase 1 and Phase 2 - Consultation Summary.
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Provide better pedestrian
connections between the
Harbour to the town.

Potential to improve car parking
amenity and capacity to cater
both harbour use and tourism

The Great OceanWalk -
is visually disconnected .
from the harbour,

headland and golf course
features and could

connect to the features.

Potential to provide
additional public toilets near
Fishermen'’s Co-Op.

"f-‘l‘ - "‘-—-.__ H .'

Traffic pinch point, conflict
between pedestrians and
vehicles

e
"‘ﬂm

Figure 5. Apollo Bay Harbour - Opportunities and Issues Plan
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Potential opportunity to
relocate diesel tank

Sand mgfé's; isan ongo;}\%l

_issue. Currently maintaine

through dredging.

Slipway yard and Port Operations on
lower terrace, prime waterfront area
with no public access

Potential expansion of the
Fishermen'’s Co-Op providing
new and improved facilities in

their current location.

Aboriginal archaeological
sites and other heritage sites
are present and should be
respected.

Sailing Club
improvement and
potential expansion.

Dense vegetated area /
aboriginal midden

Opportunity for interpretation
to celebrate the precincts
fishing and aboriginal
heritage and ecology.

Potential for Ocean Boat
Rescue storage within close
proximity to the boat ramp.
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Opportunity to
expand harbour
based activities
whilst developing
leisure areas and
infrastructure
facilities for tourism.

Opportunity to
improve facilities for
visiting boats.

Long term
opportunity to
provide new
berths. Subject
to breakwater
improvements.

Boat and car parking\
and boat ramp recentl
upgraded

-~

=
No designated pedestrian
~accessto Point Bunbury
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3 HARBOUR DEVELOPMENT PLAN

3.1 The Development Plan

3.1.1 Overview

The Development Plan provides the overall framework

for the redevelopment of Apollo Bay Harbour in
accordance with the provisions of the Special Use

Zone - Schedule 2.

The Development Plan establishes the general
layout of the site and indicates the various land uses,
activities and connections proposed for Apollo Bay
Harbour. It provides the framework for the detailed
plans which will be prepared for planning applications
to be lodged for each stage of the project.

Tract
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3.1.2 Key Outcomes

Key outcomes outlined by the Development Plan
include:

New buildings along the lower terrace allowing
for cafes, retall, tourist operators and a potential
aboriginal and cultural centre to activate the
waterfront promenade.

The redevelopment and expansion of the
Fishermen’s Co-Op building on the upper terrace,
including:
Reconfiguration of access and car parking
arrangement

Expansion of the fish and chip cafe.

Allowance for additional uses including a
restaurant and outdoor dining,

An additional level of development to maximise
views out of the precinct.

Relocated Port Operations within an improved
area / compound. An new and expanded 2 storey
building will allow for:

Office space, including the Harbour Masters
Ofhce (upper level)

Garage, workshop and storage space (ground

floor)

A continuous pedestrian access between the
town centre and Point Bunbury. This includes a
waterfront promenade on the lower terrace of the
site and a new boardwalk along the waters edge
between the promenade and the sailing club and
pedestrian access to the breakwaters.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

Enhanced public open space through the creation
of nodes of interest and connectivity that
encourages exploration of the area.

Improved access between the Fishermen’s Co-Op

and Golf Club for both vehicles and pedestrians.

More efficient and formalised parking area, that is
integrated into its landscape setting,

Streetscape improvements along Nelson Street
and Trafalgar Street to improve pedestrian access
and allow for additional parking within close
proximity to the precinct.

Relocated Diesel Tank to the inner breakwater.

Improved and potentially expanded Sailing Club
Facility (located in its current position) to include
clubrooms, race control facilities, toilets, boat
storage and storage space, roll-in access to the
Harbour Beach and grassed surrounds for small
craft laydown.

Relocated Golf Maintenance Shed and outdoor
supplies area.

Provision of new public toilets and changing rooms
underneath the Port Operations Depot Building
and at Point Bunbury.

Provision of Port User amenities, including
toilets and changing rooms, underneath the Port

Operations Depot Building,

Provision of the Ocean Rescue Boat Shed within
proximity of boat ramp.

Upgrades to the Breakwater Road / Nelson Street
to allow two-way vehicle movement, in particular

south of the Fish Co-Op building.

Additional boat trailer parking and car parking
spaces at Point Bunbury.

End of trip facilities (i.e. bike parking).

Gateway and Wayﬁnding signage throughout the

precinct.

Improved intersection at Nelson Street and
Great Ocean Road (subject to further detailed
investigations).

Retention of aboriginal heritage, where known.

Opportunity to provide new berths along the
inner breakwater, with the long term opportunity
for additional berths along the eastern breakwater
subject to improvements to the breakwater.

21 August 2020 14/ 66
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PLEASE NOTE: Design of the harbour and its inter- I'..
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Figure 6. Apollo Bay Harbour - Overall Development Plan
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PLEASE NOTE: Any infrastructure suggested on or
close to dunal areas will need further rigorous inves-
tigation by the relevant authorities, particularly with
regard to potential erosion and dune stability.
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Figure 7. Central Area Plan

PLEASE NOTE: Any infrastructure suggested on or
NTS A B L

close to dunal areas will need further rigorous inves-

tigation by the relevant authorities, particularly with

regard to potential erosion and dune stability.
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Boardwalk connection to Central Harbour
along the waters edge.

Improved Apollo Bay Sailing Club.
Allowance for the expansion of the Sailing
Club in their current location (approx
150sg.m, single level built form).

Pedestrian crossing (wombat crossing)
allowing for clear access between the
foreshore and public toilets.

Public toilets / changing places with
disabled parking and pedestrian access
provided adjacent.

Ocean Rescue Boat Shed within proximity
of boat ramp (approx 6 x12m).

O

Figure 8. Point Bunbury Plan

318-0979-00-U-20 RPO3 Master Plan Report -

Sailing Club Parking (17
grassed spaces).

Recently upgraded Boat and Trailer
parking (30 spaces)

Part C - Harbour Development Plan
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Additional Boat and Trailer parking

(11 spaces).
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PLEASE NOTE: Design of the harbour and its inter-
nal facilities will be subject to a separate master plan
process.

Recently upgraded Boat
and Trailer parking (4
spaces)

Recently upgraded car parking (23
space including 2 disabled spaces).

Recently installed Water
Sensitive Urban Design

Sensitively revegetate to
treatment

improve environmental
qualities of existing

Recently upgraded beach vegetatior

access ramp.

Additional car parking east of beach
access ramp (24 spaces).

Possible overflow parking and / or
parking for Tourist Operators / Food
and Coffee Trucks

Wayfinding / interpretation opportunities.

77 e

PLEASE NOTE: Any infrastructure suggested on or
close to dunal areas will need further rigorous inves-
tigation by the relevant authorities, particularly with
regard to potential erosion and dune stability.
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3.1.3 Cross Sections
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3.1.4 3D Perspectives

-— =

Figure 13. Proposed Built Form lllustration - Elevated View West

h r"-\_ Fish Co-Op Building Envelope

- T (two storey / 8.0m)
Existing Fish Co-Op Building q
(one storey / approx. 6.4m) I

Depot Office (two storey)

Figure 12. Proposed Built Form lllustration - Upper Terrace View North West
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Apollo Bay Town Centre
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Potential cafes, retail, tourist operators and 5
cultural centre set into hill.
Fish Co-Op building

envelope (two storey)

New central stairs.

Existing Fish Co-Op Building
(one storey / approx. 6.4m)

Figure 15. Proposed Built Form lllustration - Waterfront Promenade View South towards the Restaurant / Fish Co-Op

Fish Co-Op building
Potential cafes, retail, tourist operators and envelope (two storey)

cultural centre set into hill.

Improved stairs between
upper and lower terrace.

Figure 14. Proposed B;ilt Form lllustration - Waterfront Promenade View South East towards the Restaurant / Fish Co-Op
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DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

4 KEY COMPONENTS OF THE DEVELOPMENT PLAN

4.1 Overview

This section describes the key components of the
Apollo Bay Development Plan and is outlined under
the following sections:

Land Use and Development
Built Form

Land Use and Public Realm
Heritage and Environment

Access and Connections
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4.2 Land Use and

Development

Constructed in the 1950’s, the harbour provides

a home for a range of local, commercial and
recreational fishing uses and other water-based
activities. Additionally, a number of community

uses are based at the harbour, while the harbour

and headlands provide a range of recreational
opportunities for both residents and visitors to Apollo

Bay.
4.2.1 Land Use Objectives

Overall objectives for land form are to:

- Retain the authenticity and functionality of the
Harbour as a working port.

- Accommodate the Port Operations in new and
improved facility.

- Provide for ongoing commercial port operations,
commercial and recreational fishing, commercial
tourism uses and other water-based activities.

- Provide for the ongoing operation of the Apollo
Bay Golf Course.

- Allow for the expansion of the Apollo Bay

Fishermen’s Co-Op and its associated uses.

- Provide for a mix of use, including cafes, retail,
tourist operators and cultural centre, that enhance
the precinct as an engaging and active location
and key destination for residents and visitors.

- Allow for the expansion of the Sailing Club in its
current location.

- Provide opportunities for permanent and
temporary small scale commercial development
that does not adversely impact retail in the Apollo
Bay Town Centre and is relevant to the harbour
context.

- Contribute to the development and growth of
regional tourism by providing a wider range of
recreational and open space opportunities, public
amenities and improving access for visitors and
locals.

This is outlined further in the following pages.
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Figure 16. Land Uses
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4.2.2 Ports Operations

The Port Operations; including the harbour office,
depot buildings and yard facilities; are an integral part
of the harbour precinct and provide an important
role in ensuring the safety of boaters along Victoria’s
coastline. These facilities, in their current location
restrict public access along the harbours edges.
Additionally, there is a need to expand these facilities
to support its ongoing operation and to ensure the
facility complies with standards.

The Development Plan proposes to relocate the Port
Operations depot (including the buildings and yard)
within an improved area / compound at the southern
end of the Mothers Beach car park. The area will allow
for:

A new and expanded building for equipment
storage, staff amenities and administration which
will include:

Harbour Masters Office. Located at the
southern eastern end of the depot, this two
storey building will provide for expanded
meeting and office space on the upper level
and change facilities, kitchen and amenities on
the lower level. The lower level of the building
will also incorporate public toilets and change
rooms to support visitors to the precinct, as
well as separate toilets and change rooms for
Port Users. The public toilets will be located
outside of the depot area and will be publicly
accessible, while the Port User amenities will be
accessed within the depot via a key / pincode.

Garage / Workshop / Storage Shed. Running
in an L shape along the southern and western
boundaries of the Port Operations depot, this
single storey building will provide for a garage,
workshop and storage space.

Tract
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. Qutdoor yard space and spill kit and

decontamination area.

To allow for the relocation of the Port Operations
depot, the Golf Maintenance Shed will also be
relocated further north.

Operational areas of the depot should maintain a
clean and orderly appearance for residents, visitors
and to public areas. Vegetation, level differences and
screen walls will screen the depot yard and to improve
the amenity of adjacent public realm.

Parts of the port operations depot could be screened,

particularly from Mothers Beach Car Park. Screening
that incorporate materials reflecting the harbour
character could be used to provide interest. Planting
could also be used to soften this edge.

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan
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4.2.3 Slipway / Breakwaters

As a working harbour, boat maintenance is essential. A
slipway is located at the lower section of the harbour,
near the entry to the main breakwater and adjacent
Mothers Beach car park. It has direct harbour access
and includes a hardstand area and winch. The slipway
is available for harbour users/ vessel owners requiring
out of water maintenance.

The slipway is a unique aspect of the harbour and
provides visitors with the opportunity to view some
of the workings of a functioning harbour. However,
there are some amenity issues associated with boat
maintenance activities that do impact adjacent public
spaces (i.e. dust and spray from the slipway).

The Development Plan proposes screening or similar
be provided around the slipway yard to minimise these
adverse impacts. The screen could also incorporate
interpretive signage that provides information about
the slipway and the history of the harbour.

Improvements to the slipway itself are not proposed as
part of this Development Plan. Any future expansion
of the slipway area would require reclamation
investigations.

The harbour is enclosed by two large breakwaters,

an eastern and inner. Both breakwaters allow for
pedestrian and vehicular access and recreational
fishing. The Development Plan proposes that safe
pedestrian access along the breakwaters is maintained
to allow people to experience an authentic working
harbour. Pedestrian connections to both will also be
enhanced.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

4.2.4 Diesel Tank

The Diesel Tank is currently located at Mothers Beach
Car Park. It is proposed that the tank is moved to a

new location along the inner breakwater. This will allow
for increased car parking at Mothers Beach Car Park.

Image 3. Diesel tank located currently within the Mothers
Beach Car Park.
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Relocated Diesel Tank

Slipway Yard

Fish cleaning
station and wash
down area.

Co-oP -

Sailing Club
improvement and
potential expansion.

Ocean Rescue Boat Shed
within proximity of boat
ramp.
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Opportunity to
provide space for
new berths.

Long term
opportunity to
provide new
berths. Subject
to breakwater
improvements.

Recently upgraded beach
access ramp
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4.2.5 Apollo Bay Ocean Rescue

The Ocean Rescue Boat is provided to assist in a
range of water-based emergencies including marine
pollution response, firefighting, Victoria Police
operations or even wildlife emergencies such as an
entanglement.

The Development Plan proposes that a secure
building is provided for the storage of the Ocean
Rescue Boat at Point Bunbury. The building will be
located adjacent to the car park area, close to the
existing boat ramp, and would allow for easy boat
launch and potentially improve rescue times.

The proposed building is expected to be approximately
75sq.m to accommodate the boat and allow
appropriate access, however this would be subject to
further detailed design. There is also the opportunity
to integrate this building with the adjacent public
toilets and to provide a building that is designed to

be sympathetic to its landscape setting and visually

appealing.

Image 5. Apollo Bay Ocean Rescue Boat will be permanently
located within the precinct in a new building.

Tract
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4.2.6 Sailing Club
A new and expanded Sailing Club Building is proposed

generally in the location of the current facility. The
new building (max. 150sq.m) will provide clubrooms,
race control facilities, toilets and storage space, while
the adjacent lawn area will allow for outdoor gathering,
for roll-in access to the Harbour Beach and for small
craft laydown. There is the potential to connect this
new building to services including water, electricity
and sewerage, where these are available.

The Development Plan encourages this new one
storey building to be of high architectural quality,
reflective of its prominent position and the aesthetics
and character of the harbour. It will be set back into
the vegetated slope to minimise its visibility along
Breakwater Road. In addition, storage of the Sailing
Club’s duty boat is required within the harbour
precinct. The duty boat is launched by trailer and

is used for safe supervision of races, kids sailing,
towing in becalmed boats, assisting with capsizes etc.
The boat is approximately 7/m long and its storage
integrated into the new building.

A deck area / paved area along the northern facade
of the building will provide an active edge to the
waterfront and engage with adjacent public areas.

The Sailing Club also leases an area to the south

of the car park for dry boat store for sailing boats,
located in the adjacent car park. This area has recently
been upgraded as part of the broader car parking
improvements at Point Bunbury and will continue to
be made available by boat owners to store their boats
in the area between November and April.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

Opportunity to integrate the new building with the
landscape setting.

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

Image 7. Use of natural materials and well articulated form.

Opportunity for deck along the northern facade facing the water.
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4.2.7 Golf Club

The Development Plan supports ongoing operation
of the Golf Club in the precinct. The Golf Club sits
south-west of the Harbour Precinct and is divided
into two by Breakwater Road. A semi private 9 hole
golf course it includes a clubhouse and associated car
park located near the intersection of Great Ocean
Road and Nelson Street, as well as a maintenance
shed near the Mothers Beach car park.

To allow for the relocation of the Port Operations
depot, the golf maintenance shed will be replaced and
relocated further north. In addition; the presentation

4.2.8 Fishermen’s Co-Op

In operation since 1948, the current Fishermen’s
Co-Op includes a fish and chip cafe, seafood storage
and processing facilities, as well as an informal
thoroughfare, parking and an outdoor eating and
viewing area. The Fishermen’s Co-Op have however
proposed a concept plan for providing new and
improved facilities in their current location. This
includes an expanded building and improved access.

The Development Plan supports the redevelopment
and expansion of the Fishermen’s Co-Op building on
the upper terrace of the harbour precinct including:

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan
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of this area; which will be accessed from the parking Reconfiguration of access and car parking

area near Mothers Beach, will be enhanced by

Image 11. Opportunity for restaurant on upper deck to take

. arrangement;
landscape screening,

advantage of water views.

Expansion of the fish and chip café; and

Allowance for additional uses including a
restaurant and outdoor dining.

=i The expanded building footprint includes a maximum
area of 1000sq.m for the lower level, with a
maximum of 450sq.m for the upper level. The upper
level setback can be used as balcony space.

This redevelopment would occur within an expanded
lease footprint which is subject to further negotiations
between the Fish Co-Op and the responsible land
authority.

Image 9. There is potential to provide a maintenance building In addition to bwldmg changes, car parking and
reflective of the landscape qualities of the harbour and vehicular access will be reconﬁgured to remove
the coast. vehicle access in front of the Co-Op building and
formalise a parking area to the east of the building.
Image 12. Opportunity to enhance sales area.
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4.2.9 Retail / Commercial Uses

The Special Use Zone provision currently allows for
a range of retail and commercial activities in the
precinct which will support the local community,
visitors to Apollo Bay Harbour and the needs of the
harbour users.

A new building (approximately 760 - 800sq.m,
excluding verandahs) being proposed along the lower
terrace will allow for a range of retail and commercial
activities to be established in the precinct. The new
building will be set back into the slope and will allow
a mix of uses including cafes, retail, tourist operators
and a potential aboriginal and cultural centre to
activate the waterfront promenade. These uses will
focus on the waterfront promenade and adjacent
public spaces to create a highly active and engaging
place all year round.

Details of specific uses within these buildings will be
the subject of a separate process. Indicatively, it is
anticipated the building will allow for:

- Retail / Café — Retail and cafes uses could be
developed to cater to the demand generated
from residents and visitors to the harbour. The
retail uses should respond to the harbour context,
while the inclusion of a cafe / takeaway should
provide an alternative offer to the Fish Co-Op and
restaurant.

Tourist Operators — There are several tourist
operators in the region and associated with the
harbour area. There could be the opportunity for
some of these operators to establish a presence
in the precinct, or alternatively a shop front be
provided with a range of tourist operators using
this to advertise, organise booking and act as a
meeting point.

A potential Aboriginal and Cultural Centre -
There has long been the intention to provide an
Aboriginal and Cultural Centre to identify the
unique qualities and heritage of the harbour.

The centre could include all hours access and
information display and interpretation has the
potential to provide a unique and site specific
attraction that links history of the harbour with the
broader history of Apollo Bay and its region. This
proposal is subject to further discussion with local
community groups.

The building form should be iconic and set the scene
for a world class destination.

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

f

Image 13. Waterfront activated through food and beverage and
cafes

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

Image 15. Opportunity for heritage and cultural centre to

identify the unique qualities and heritage of the

harbour.
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4.2.10 Temporary Retail / Commercial

Uses

The Development Plan provides a number of flexible,
multi- functional space that can stage temporary
commercial uses. The spaces may also be used to
support a range of markets and special events that
take place across the site. These include:

Upper Terrace - This space (approx. 100sq.m in
area) provides the opportunity for temporary retalil
/ commercial uses to set up in the central harbour
area. |t provides the opportunity for seasonal

and / or smaller operators to trade within the

area, particularly during peaks seasons and when
demand suits. These uses will also help activate the
eastern corner of the upper terrace.

Point Bunbury - There is the potential for the
overflow parking area (approx. 350sq.m. in area)
to be utilised for temporary traders including food
/ coffee vans and tourist operators. These uses will
also help activate the eastern breakwater.

To support temporary based uses the Development
Plan proposes that these areas are accessible for
vehicles and infrastructure supply points (3 phase
power, drainage, water supply) are provided in these
two locations.

A booking system could be established to enable the
spaces to be used by the broader community.

lract
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Image 16. Opportunity to allow for temporary retail /

commercial operators within the precinct, with the
potential for markets.
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4.2.11 Public Toilets

Toilets are important for visitors and a range of site
users. They must be high quality and meet the needs
of a full range of visitors. The Development Plan
proposes two new permanent toilet facilities to be
created in the precinct. These include:

Central Area - Located on the lower level of the
redeveloped Port Operations building, with access
from the adjacent public spaces (east and north).
The toilets will provide easy access for residents
and harbour users to new retail / commercial uses
and the waterfront promenade, as well as service
the needs of all precinct visitors. There is also the
opportunity to include showers and lockers as

part of this facility for beach users and bike riders.
Building approx. 60sq.m.

Point Bunbury - Additional toilets are also
required to support uses at Point Bunbury. A new
permanent toilet facility will be provided in the car

park area. Building approx. 50-75sq.m.

Both toilets should be open at all times of the day.

4.2.12 Port User Amenities

The Development Plan allows for the provision of
Port User amenities. These will be located on the
lower level of the redeveloped Port Operations
building, with access from the depot area (via a key or
pincode). Amenities should include toilets, showers
and lockers.
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Image 17.  Well designed public toilets, reflecting the coastal

character of Apollo Bay.
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4.3 Built Form

Existing buildings within the Harbour Precinct are
generally non-desript and functional buildings,
reflecting the working qualities of the harbour. These
include the Fishermen’s Co-Operative (Fish Co-Op),
Harbour Masters Office / Port Operations Depot
buildings, the Sailing Club, the Golf Maintenance
Shed and relocatable public toilets.

The Development Plan supports plans by the
Fishermen’s Co-Op, Harbour Masters Office / Port
Operations Depot and the Sailing Club to upgrade
and expand their buildings. New buildings also provide
opportunities for new retail and commercial uses
within the precinct, as well as improved amenities and
facilities for visitors and port users.

4.3.1 Built Form Objectives

Overall objectives for built form are to:

Ensure future built form reinforces the qualities
and aesthetics of the working harbour and its
coastal landscape setting.

Minimise the visual impact of buildings from key
views and surrounding vantage points.

Allow for the expansion of the Apollo Bay
Fishermen’s Co-Op.

Allow for the expansion of the Sailing Club in its
current location.

Allow the provision of additional retail /
commercial uses and public amenities within the
precinct.

This is outlined further in the following pages and in
the Design Guidelines.
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Relocated Golf Club
maintenance shed. Single
level built form. Entry from
Golf Course.

APOLLO BAY GC

Garage / Workshop / Storage
Shed Buildings. Single level built
form. building entries to be
provided from depot yard.

Harbour Masters Office / Public Toilet
Building. Two storey element to east.
Allows for Depot Office on upper
level, public toilets and Port Users
amenities below.

Figure 19. Built Form Enlargement 1
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New public toilet and Po
Users amenities.

Lower Terrace building. Single level
built form, with upper level utilised for
public space. Northern and western

facades to be activated and shade
provided along the northern facade.

Fishermen'’s Co-op built form
redeveloped and expanded
(allowing for 2 storeys). Lower
level max. 1000sg.m and
upper level max. 450sg.m,with
setbacks along southern and
eastern facades). Northern and
western facades to be activated
and shade provided along the
northern facade.

Improved Apollo Bay Sailing Club.
Allowance for the expansion of
the Sailing Club in their current
location (approx 150sg.m, single
level built form). Building to be

activated along northern and
eastern facades.

APOLLO BAY GOLF
CLUB

Public toilets / changing places
with disabled parking and
pedestrian access provided

adjacent.Single level built form.

™

Figure 20.Built Form Enlargement 2
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4.3.2 Views and building heights
The character and identity of the Apollo Bay Harbour

is largely influenced by expansive coastal and harbour
views as well as long vistas to the foothills behind
Apollo Bay and Skenes Creek. Panoramic views to
the coast and surrounding hills are available from most
locations within the precinct and will be a key feature
for new buildings and public spaces.

Views to the harbour from outside of the precinct
are available from the Apollo Bay foreshore / beach,
and along the Great Ocean Road. The Fish Co-Op
is partially visible in these views against the backdrop
of large Norfolk Island Pines along the Golf Course
edge. The vegetated coastal dunes in the foreground
and middleground are the dominant features of views
to the harbour.

The impact of future building heights on a number of
these views was tested through 3D modelling. This
testing demonstrated that a building height of two
storeys (8.0m) would maintain a strong dominance of
the landscape setting when the harbour was viewed

outside of the precinct (refer to Figures 22-25).

The Development Plan proposes discretionary
building height of 8.0m, with a maximum of two
storeys for both the future Fish Co-Op development
and the Depot Office. This is greater than the existing
Fish Co-Op height of approximately 6.4m (single
storey with pitched roof).

The proposed 8.0m height limit however provides
scope for larger floor to ceiling heights on both the
ground floor level and upper level of buildings, which
would enable retail, office or hospitality uses on both
levels. This will support hospitality uses on the upper
level of the Fish Co-Op building with outdoor decks
that take advantage of views to the water. All other
buildings are not to exceed a height of 6.0m (single
level).

lract
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Generous floor to ceiling heights will allow

for adaptable designs and enable buildings to
accommodate either retail or commercial uses over
time. They also allow a greater level of amenity for
occupants by allowing more light to enter the building,
improved natural ventilation and reduced heat gain.

At the ground level, generous floor to ceiling heights
allow for improved entrance design and a greater
sense of openness for occupants, which is important
for retail or restaurant uses.

The Development Plan encourages articulated roof
forms. This will contribute to a visually interesting
skyline and better respond to the character of the
existing Fish Co-Op and the surrounding land

form. The Development Plan allows roof forms,
architectural features and detailing to extend beyond

the 8.0m building height for buildings.

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

Image 18. Existing Fish Co-Op Building with Norfolk Island
Pines in the background

Image 19. Close up of Norfolk Island Pines
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4.3.3 Building Design

Existing buildings within the Harbour Precinct reflect
the quality of a working harbour with a range of
buildings and sheds of limited architectural quality.
The Fish Co-Op building is intended to be retained

and extended however it also has limited architectural
quality.

There is an opportunity for new buildings and
extensions to define an exciting identity for the
Harbour that responds to the rugged, coastal, harbour
character and promotes design excellence.

Design excellence is not only measured by how a
building looks but also a number of other factors.
These include how the building responds to the site
and surroundings, whether the building is fit for
purpose and built to last, whether people can access
and use the building with ease, whether a building
provides a high level of internal amenity, how the
building responds to the street and adjoining spaces
and the extent to which the building responds to
Environmentally Sustainable Development principles.

A key issue raised during community consultation
phases was visual bulk of future built form. This is
particularly important in the Harbour and for views
from outside of the Precinct. The Development Plan
aims to ensure that future buildings and alterations

to buildings are articulated to resemble individual
structures rather than large bulky forms. This includes
the provision of interesting roof forms, which will
further reduce visual bulk.
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dining

Image 20. Articulated forms to reduce visual bulk
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Image 26. Articulated facade with shade provided for outdoor
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Image 24. Use of natural materials with access clearly Image 27. Built form utilizing natural materials.
identified.
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4.3.4 Design Guidelines

Design Guidelines have been prepared to guide the
development of built form of Apollo Bay Harbour.

The Design Guidelines seek to ensure built form
complements the unique character, coastal location
and heritage of the harbour, as well as ensure high
quality architectural and environmental design
outcomes.

The Design Guidelines are outlined in Chapter 5 of
this report.
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4.3.5 Key Building Requirements

The Following outlines the key buildings within the precinct and key design considerations for each. These
requirements should be read in conjunction with the Built Form Design Guidelines in Section 5.

Fishermen’s Co-op Building

Built Form Element  Development Requirement Built Form Element  Development Requirement

Area

Lower level to be a maximum of 1000sq.m, with a maximum of 450sq.m for the
upper level.

Expansion of the current building footprint along the northern facade to be
a maximum of 4.5m only. Expansion along eastern and southern facades not
permitted.

Lower Terrace Building

Building Height

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan
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Building heights should not exceed 6.0m (one storey) above ground level. Roof
forms may extend above this height to provide articulation.

Building Height Building heights should not exceed 8.0m (two storeys) above ground level. Roof

forms may extend above this height to provide articulation.

Upper Level The upper level should be set back 4m from the northern building frontage, 7.5m

Setbacks from the western frontage and 11m from the eastern building frontage. The upper
level setback should be used as balcony space.

Access Key pedestrian entries are to be located along the western and northern frontages.

Loading access to be located along the southern and eastern frontages.

Access

Key public entries to be located northern frontages.

Allow for public use of the roof level of the building. This level will be integrated with
the public space in front of the Fish Co-Op building.

Allow for public access between the upper and lower levels including the provision
of a central set of stairs between the two buildings and a ramp access / all abilities
access to the east of the eastern building,

Loading access to be provided from the front of buildings and generally undertaken
outside of operating hours

Building Design

New additions and extensions to the existing building should integrate with the
existing building, be built in a high quality style and utilise natural materials and
simple forms.

Northern and eastern facades should be articulated to reduce visual bulk.
Shading device to be provided on the northern facade.

Provide for temporary wind protection for outdoor dining areas and use materials
that are highly transparent.

Consider opportunities to incorporate local heritage and interpretation regarding

the Fish Co-Op and the fishing industry.

Building Design

Utilise high quality style, utilising natural materials, heavy timber, simple forms
and elements reminiscent of its harbour context. The building style and design
should appear cohesive with the Fish Co-Op extension and proposed retail and
commercial buildings.

Northern facade to be articulated to reduce visual bulk.

Balustrade design (along edge of upper terrace) should be integrated with the
overall building facade design.

Shading device to be provided on the northern facade.

Provide for temporary wind protection for outdoor dining areas and use materials
that are highly transparent

Consider the opportunity to incorporate local heritage and interpretation regarding

the Fish Co-Op and the fishing industry.

There is the potential that this building maybe the location of the aboriginal well.
This building should respond to any discovered heritage items, as well as consider
the opportunity to incorporate local heritage and interpretation.

For areas identified as ‘Primary Active Frontages’ in Figure 19, buildings should
provide pedestrian interest and interaction with a permeable fagade incorporating
windows and door openings with clear glazing.

Public Realm For areas identified as ‘Primary Active Frontages’ in Figure 19, buildings should
Interface provide pedestrian interest and interaction with a permeable fagade incorporating
windows and door openings with clear glazing,
Public Realm
Interface
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Agenda - Planning Committee Meeting - 9 December 2020

21 August 2020 341766

42



Port Operations Buildings

Sailing Club Building

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan
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Built Form Element  Development Requirement Built Form Element  Development Requirement

Building Height

Harbour Masters Office / Public Toilet / Port Users Amenities Building - Heights
should not exceed 8.0m (two storeys) above ground level. Roof forms may extend
above this height to provide articulation.

Garage / Workshop / Storage Shed Buildings - Heights should not exceed 6.0m

Area

Maximum of 150.sq.m.

Expansion of the current building footprint along the eastern and southern facades
only. Expansion to minimise impacts on existing vegetation along southern facade.
Expansion along western and northern facades is not permitted.

(one storey) above ground level. Roof forms may extend above this height to
provide articulation.

Building Height

Building heights should not exceed 6.0m (one storey) above ground level. Roof
forms may extend above this height to provide articulation.

Access

Key public entries to be located along the eastern and northern facades, facing the
open lawn and waters edge.

Upper Level The upper level should be set back 2m from the eastern building frontage. The
Setbacks upper level setback should be used as balcony space.
Access Restricted pedestrian access to the Harbour Masters Office to be located within

the Depot area, along the northern facade.

Access to the public toilets to be provided along the eastern and northern facades,
and within the public realm.

Access to the Port User amenities to be provided from with within the depot area

Building Design

High quality style, utilising natural materials, heavy timber, simple forms and
elements reminiscent of its harbour context. The building style and design should
appear cohesive with those elsewhere in the precinct.

Building to be set into landform to minimise its visibility along Breakwater Road.

via a key / pincode.

Pedestrian and vehicle entries to the Garage / Workshop / Storage Shed to be
located within the Depot area, along the northern and eastern facades.

Building Design

Other

Consider the opportunity to incorporate storage of the duty boat within the
building.

Connect new buildings to services including water, electricity and sewerage, where
these are available.

Utilise high quality style, utilising natural materials, heavy timber, simple forms
and elements reminiscent of the harbour context. The building style and design
should appear cohesive with the Fish Co-Op extension and proposed retail and
commercial buildings.

Garage/Workshop / Storage Shed buildings should be simpler in their forms and

materials but appear cohesive with the Harbour Masters Office.

Fencing

Fencing around the Depot Area should be semi-transparent

Other

Public toilets to include as a minimum:
Male and female toilets;
DDA compliant facilities; and

Potentially a ‘changing places’ facility near commercial and retail uses.

Tract
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Point Bunbury Public Toilets Ocean Rescue Shed
Built Form Element  Development Requirement Built Form Element  Development Requirement
Building Height - Building heights should not exceed 6.0m (one storey) above ground level. Roof Building Height - Building heights should not exceed 6.0m (one storey) above ground level. Roof
forms may extend above this height to provide articulation. forms may extend above this height to provide articulation.
Access - Key pedestrian entries to be located along the eastern and northern fagades, facing Building Design - Utilise simple forms with materials and colours consistent with buildings elsewhere
the car park area. in the precinct.

Building Design - Utilise high quality style, utilising natural materials, heavy timber, simple forms and
elements reminiscent of its harbour context. The building style and design should
appear cohesive with those elsewhere in the precinct.

Other - Public toilets to include as a minimum:
Male and female toilets;

DDA compliant facilities;
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DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

4.3.6 Built Form Massing

The Following key plan and illustrations demonstrate
the desired built form including impact of the

proposed building heights on key views across the
Harbour Precinct.

il o

Figure 21. Proposed Built Form - View Key Plan
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Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

Potential cafes, retail, tourist operators and
cultural centre set into hill.

Fish Co-Op building

Depot Office (two storey)
gnvelope (two storey) New public toilet (lower level) f y

Figure 23.View 2 - Proposed Built Form lllustration - Elevated Dune View South East
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Depot Office (two storey)
Golf Maintenance Shed Port O?:gzt;ct);\rses)uﬂdmg

Figure 24.View 3 - Proposed Built Form lllustration - Trafalgar Street / Breakwater Road Intersection View North East

Harbour Precinct / Fish
Co-Op

. “'

Figure 25.View 4 - Proposed Built Form lllustration - Main Street / Surf Life Saving Club View South East
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Fish Co-Op building
envelope (two storey)
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4.4 Landscape and Public

Realm

Apollo Bay Harbour will complement and enhance

the attractions of Apollo Bay to the local community

and visitors. The landscaped open space network
will provide linkages to the Great Ocean Walk with
key pedestrian paths extending along the foreshore
reserve, the harbour precinct, and through to Point

Bunbury.
The Development Plan for Apollo Bay Harbour

includes extensive landscaped open space, plaza

spaces and boardwalks, shared pedestrian and cyclist

paths, as well as publicly accessible beaches.

An increase in accessible public open space will

be achieved through the relocation of the Port
Operations Depot, which will allow for a new
boardwalk/promenade along the southern harbour
edge. Improvements to pathways and access for

pedestrians will enhance the opportunities for visitors
and residents to enjoy the harbour and will reinforce it

as a key destination within Apollo Bay.

Tract
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4.4.1 Landscape and Public Realm
Objectives

Overall objectives for the public realm and open space
are to:

Provide a range of public spaces, nodes and uses

that enhance peoples experience of the harbour

and establish the precinct as a key destination for
both visitors and residents;

Improve access to and the appearance of public
spaces throughout the precinct;

Create a cohesive landscape and public realm
character that complements and reinforces the
valued working harbour and coastal aesthetics, as
well as the harbours heritage;

Balance functionality and visual appearance; and

Ensure spaces are comfortable, safe and enjoyable
for all people at all hours of the day.

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan
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4.4.2 Upper Terrace

A key feature of the Development Plan is the
expanded upper terrace. The upper terrace is
designed to provide a unique perspective and to
maximise expansive views of the harbour. It will be a
flexible multi-purpose public space that will function in
both day to day mode and in special event mode. The
space will also become a visual feature that along with
the new Fish Co-Op will help to identify the space

as a central part of the precinct and a key destination

within Apollo Bay.

The upper terrace will:

Provide expanded outdoor spaces (minimum width
of 10m) that allow for outdoor seating, dining and
public access to views for the adjacent harbour /
water.

Provide comfortable and sheltered spaces and
seats for people to sit and enjoy the views.

Provide generous pedestrian walkway (min 3m) to
access the Fish Co -Op and restaurant.

- Be publicly accessible at all hours of the day.

Be predominately a hard paved space that utilises
level changes and a combination of hard and soft
landscape elements to define spaces and create
visual interest.

Provide a balustrade or similar to ensure safety.

Be adaptable for a variety of event needs. This
should include access to power, water and other
facilities to ensure it is able to be used for events.

- Provide clearly defined connections between the
upper and lower terrace and the Fish Co-Op.

Utilise materials and finishes that are high quality
and reflect the character of the precinct.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

Include art, sculpture and interpretation to
strengthen the character of the precinct and
create an engaging space for people.

In event mode the space will a public gathering space
for special community events and activities such as

markets and festivals.

Image 28. Stairs providing access between the upper and lower
levels of the harbour.

Image 29. Upper deck with seating and canopy trees to maximise

views to the water.
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Foreshore trail (elevated boardwalk)
subject to further technical
investigation and consent under the
Marine and Coastal Act 2018.

with aesthetics of harbour) to
signify entry into Precinct.

Shared path provides access
between the Harbour and the
Town Centre.

Figure 26.Landscape and Public Realm

Tract
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Shared space for vehicle and
pedestrian use. Paving and
signage treatments to encourage
reduced vehicle speed and
create a safe environment for
pedestrians.

Upper Terrace - Hardscape public realm and
outdoor dining on upper terrace (roof of lower
terrace built form). Feature planting to define
spaces

./ % - | Boardwalk connection to Point Bunbury
: . o WD
T 8 . » [ ¥

o
N

Enhanced lawn /
picnic area

|
O BAY GOLF
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ced beach access

Legend

HARBOUR DEVELOPMENT PLAN AREA

EXISTING VEGETATION TO BE RETAINED
EMBAMNEMENT

WATERFROMNT PROMEMADE / LOWER
TERRACE / HARDSCAPE

UPPER TERRACE / HARDSCAPE
PUBLIC SRACE - OTHER / HARD AND
SOFTSCAPE

SHARED ZOME {Shared pedestrian and
vehicle space)

KEY PUBLIC SPACE - SOFTSCAPE

KEY LAMDSCAPE FEATURE

LANDSCAPE SCREENING

SLIPWAY SCREENIMG

WATER SEMSITIVE LIRBAN DESIGN - EXISTING
GATEWAY ELEMENT

SHARED PATH NETWORK

OTHER KEY PECESTRIAN NETWORKS
EXISTING INFORMAL PATH

POTENTIAL FUTURE FORESHORE TRAIL
fSubject to further investigation)
PEDESTRIAN BEACH ACCESS
BOARDWALK ACCESS

PROPOSED STAIRS

PROPOSED RAMP / DISABLED ACCESS
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4.4.3 Waterfront Promenade / Lower
Terrace

The relocation of the Port Operations Depot allow
for public access along the harbours edge and the
creation of a new Waterfront Promenade. The
Waterfront Promenade will provide the opportunity
for people to get close to the waters edge, to access
the new retail and commercial uses and to allow for
safe pedestrian access between Mothers Car Park
to Point Bunbury. The promenade will be connected
to the upper terrace via two sets of stairs (west and
central) and ramp to the east. The central steps will
be generous and provide another form of seating for
people and a distinctive feature of the space.

The waterfront promenade will:

Be a focal point for the harbour development.

Provide generous (minimum 10m wide) and safe
pedestrian walkway to new retail and commercial
uses provided along the lower terrace, as well as
provide space for outdoor seating and dining.

Provide a clearly defined and continuous
connection (minimum 2.5m wide) between
Mothers Car Park and Point Bunbury, via an
elevated board-walk along the waters edge.

Ensure views to the adjacent harbour / water are
maximised.

Provide comfortable and sheltered spaces for
people to sit and enjoy the views.

Provide a balustrade or similar along the waters
edge to ensure safety.

lract
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Provide screening to minimise potential amenity
impacts from the slipway.

Include art, sculpture and interpretation to
strengthen the character of the precinct and
create an engaging space for people.

Be publicly accessible at all hours of the day.

Utilise materials and finishes that are high quality

and reflect the character of the precinct.

Image 30. Waterfront promenade with views of water and

seating opportunities.

Image 31.
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Waterfront promenade with uses along the lower terrace and balustrade allowing for safe access along the upper terrace.
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4.4.4 Boardwalk

A boardwalk will connect the Waterfront Promenade
to the Sailing Club at Point Bunbury. The 2.5m

wide (minimum) elevated timber boardwalk will be
characterised by a meandering organic form nestled
along the shoreline of the harbour, with the vegetated

4.4.5 Shared Space

The access road between the Breakwater Road
and the Inner Breakwater is proposed as a shared
space for pedestrians and cars. This will provide a

unique pedestrian friendly space that allows for safe
pedestrian access between the public toilets, car

embankment as a backdrop. It will ensure ease of parking and the retail and commercial uses along the

movement throughout the precinct and will allow waterfront promenade.

for all | high | ides.
access for all people at high and low tides The shared space will

A critical consideration of providing access in this Provide a pedestrian friendly space that allows

| i idi ing th ' i . i .
ocation was to avoid impacting the adjacent middens for public access to key attractions and amenities

/ vegetation. The boardwalk allows for these areas o n i
. . i . . within the precinct.
to be integrated into the experience, while ensuring

these areas remain preserved.

The boardwalk will:

Allow for a pattern of movement that better
responds to the function of the harbour, not only a
working environment, but also as a key destination

within Apollo Bay.

Be a 2.5m wide minimum all abilities elevated
timber boardwalk. Provide paving and signage treatments that

Provide access between the Waterfront encourage reduced vehicle speed and create a safe

Promenade to Point Bunbury / the Sailing Club,

via the southern edge of the harbour.

environment for pedestrians.

- Provide spaces for people to sit / congregate and
enjoy the water views.

Provide a balustrade or similar along the waters
edge to ensure saFety.

Minimise impacts to vegetation and aboriginal
heritage sites.

Include interpretation to strengthen the character
of the precinct and create an engaging experience
for people.

- Consider the opportunities for lighting to ensure
the space is available at more hours of the day.

Image 32. Simple timber pedestrian boardwalk allowing access Image 33. Shared pedestrian and vehicle space with paving encouraging low speeds.
along waters edge.
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4.4.6 Open Lawn / Picnic Areas

The Development Plan proposes to retain and

enhance existing open lawn and picnic areas within the

precinct. Existing open lawn and picnic areas include

the open lawn adjacent the Sailing Club and the picnic

area to the north of the car parking area.

These areas will be improved to:

Provide additional seating, picnic facilities and
supporting infrastructure that is well considered
and appropriately located.

Enhance accessibility including mitigation of
barriers to movement (i.e. newly incorporated
water sensitive urban design).

Provide shade and weather protection that
improves comfort within the space while
maximising views to the water.

- Utilising materials and finishes that are consistent

and reinforce that character of the precinct.

Maintain the ability to use the open lawn for small

craft laydown for the Sailing Club.

Tract
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Image 34. Key nodes providing opportunities for seating or
relaxing on the grass.

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

4.4.7 Public Art

While specific locations for public art have not been
identified, the Development Plan encourages the
incorporation of public art within the landscape and
public realm. Public art could include sculpture,
lighting, paving and planting treatments. Public

art should reflect the local qualities of Apollo Bay
Harbour and its history and be carefully considered
and located. Further guidance regarding public art is
located in Section 5 - Design Guidelines.

R el & T

Image 35. Public art reflecting harbour themes.
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4.4.10 Gateway Element

The Development Plan proposes to provide

a ‘Gateway Element’ near the intersection of
Breakwater Road / Trafalgar Street to signify entry
into the Harbour Precinct. This element could

include signage, planting treatments, public art and

/ or lighting. It should clearly define the entry to the
harbour precinct, be integrated into the landscape and
reflect its coastal and working harbour character.

Image 36. Signage and landscape treatments could provide entry
statement into precinct.
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4.4.8 Events

The Harbour is currently host to the Apollo Bay
Seafood Festival which occurs annually. The festival
is a key feature in the Apollo Bay events calendar and
attracts visitors from far and wide.

The Development Plan identifies a number of
opportunities for the public realm to provide for
events. This could include:

Harbour Central - The expanded upper and
lower terraces could all be adapted for temporary
use for large events such as markets, festivals,
arts and cultural events (that cannot be located
at the foreshore). Additional space along the
shared space and Mothers Car Park could also be
incorporated as part of this events setting.

Point Bunbury Car Park - This area could all be
adapted for temporary use for large events such
as markets, festivals, arts and cultural events (that
cannot be located at the foreshore).

- ',"ﬁ#i"
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Image 37. Opportunities for events throughout the precinct.

lract

Agenda - Planning Committee Meeting - 9 December 2020

Themes for events should draw on local heritage,
ﬁshing / water related uses and/or tourism ofFerings.

To support temporary based events the Development
Plan proposes that infrastructure supply points (3
phase power, drainage, water supply) are provided in

these two locations.
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4.4.9 Materials and Finishes

The harbour has a rich heritage and its character

is reflective of its function as a working harbour, as
well as its coastal location. The Development Plan
proposes to express these valued qualities within new
works and the related materials palette, making it
visually distinct from other areas of Apollo Bay.

A cohesive palette of materials and finishes will be
used throughout to provide consistency and reinforce
the valued qualities and heritage of the precinct.
Locally sourced materials, such as timber will feature
throughout and provide a reference to past industries,
while other natural materials such as stone and rocks
will provide a tactile quality and connection to its
coastal location. Materials will also respond to the
function of the spaces created and their proposed
use.

Further guidance in relation to public realm materials
and finishes is outlined in the Design Guidelines within
this report.
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4.5 Heritage and

Environment

The Harbour and Point Bunbury are prominent and
historic features of Apollo Bay, given their connection
to the settlement of the area. While much of the

area around the harbour has been altered overtime,
there are still highly valuable remnants including native
vegetation patches, known and yet to be discovered
aboriginal sites, as well as Post European heritage.

4.5.1 Heritage and Environment
Objectives
Overall objectives for heritage and environment are

to:

Respect, protect and interpret the Aboriginal and
European heritage and history of the precinct,
where appropriate.

Protect indigenous vegetation within the precinct
(i.e. habitat zones as shown on Figure 27), where
possible and appropriate.

Reinforce the landscape character of the precinct
through further indigenous planting.

- Ensure development is protected from climate
change impacts such as sea level rise and storm
surge.

This is outlined further in the following pages.

lract
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4.5.2 Aboriginal Heritage

While the full extent of Aboriginal heritage sites
around the harbour is unclear, key known sites include
7620-0192 - a shell midden and a (suspected)
freshwater spring (Aboriginal Well).

The shell midden extends from the Fishermen’s Co-
Op to the boat ramp, and is protected by current
vegetation in this location.

The location of the freshwater spring is yet to be
confirmed however is believed to be located in the
embankment next to the Fishermen’s Co-Op, most
likely under the current Depot Office.

The Development Plan aims to ensure that aboriginal
artefacts and sites within the precinct are protected
and sensitively incorporated as part of future
development. There are also opportunities for
interpretation of these sites, where appropriate and

approved by the local Aborigina| group.

Image 38. Undated photograph in the Valentine postcard series

shows a sign marking a path down to the “Aboriginal

Well” from atop the bluff in Apollo Bay before harbour

construction commenced - Source: Apollo Bay
Harbour Archaeological Investigation - Final Master

Report 2006.
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4.5.3 Post European Heritage
A heritage overlay (HO300) applies to the Harbour

Precinct and includes the Fishermen’s Co-Op
building, breakwaters, piers and beacons. The
heritage overlay identifies the Harbour as having
historic and social importance to the Shire of Colac
Otway. This is due to the precincts connection to the

development of the fishing industry within Apollo Bay.

Additionally, the precinct has played an important
role in the development of the leisure industry,
with recreational fishing. Both industries contribute
significantly to Apollo Bay’s economy.

The Development Plan proposes that fishing
(commercial and recreational) and leisure are retained
as key functions of the precinct. The Development
Plan aims to enhance the leisure opportunities
through improved public spaces and access, while
retaining the authenticity and functionality of the
harbour.

To reinforce the importance of the harbour precinct
and its local importance, the Development Plan
encourages opportunities for interpretation, where

appropriate.

i

Image 39. Harbour photographed in c. 1957. The photo captures
Fishermen on the breakwater, with the Fishermen’s
Cooperative building standing prominently above the
shore in the background.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

4.5.4 Vegetation

A flora and fauna assessment of the terrestrial area
of Apollo Bay Harbour was undertaken to inform the
Apollo Bay Harbour Development Plan. Refer 5.2.1

Flora and Fauna Assessment.

The Development Plan aims to protect and minimise
the impacts on identified EVC habitat zones (as
identified on Figure 27). There are also areas of
vegetation that have low environmental qualities,

but provide dune stability, protection from erosion,

or enhance the landscape character of the precinct
(i.e. the embankment as shown on Figure 27). The
Development Plan encourages the re-vegetation of
these areas to enhance their environmental qualities.
Care should be taken however in locations with known
aboriginal sites to ensure disturbance of these sites is
minimised. Additionally re-vegetation should consider
the impact on views, and consider approaches such as
succession planting where stability is an issue.

Other key considerations for vegetation includes:

- Provision of trees, shrubs and grasses which
respect and reflect the local environment;

Use of local, indigenous and native species will be
preferred and sourced locally where possible;

No weed species will be used; and

- Plant species will focus on those which are low
maintenance, drought-resistant and fauna friendly.
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Image 40. Opportunity to enhance existing vegetation within the

precinct.
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Figure 27. Heritage and Environment
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Sensitive Urban Design
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Image 41. Opportunities to enhance the vegetation along the

coastal edge through sensitive re-vegetation.

=

Image 42. Opportunities to educate people about the unique
environment around the harbour.
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4.5.5 Water Sensitive Urban Design

Recent upgrades at Point Bunbury car park have
incorporated Water Sensitive Urban Design (WSUD)
into the public realm. This reduces the impacts of
stormwater runoff from the hard surface areas of the
adjacent car parking area.

Future improvements to the public realm provide
opportunities for further WSUD treatments to be
incorporated. In particular within car parking areas

to reduce stormwater runoff and allow for irrigation
of trees and planting or where large areas of hard
surfaces are provided i.e. the upper and lower terrace.

In providing further WSUD treatments within the
harbour area, the Development Plan encourages
the careful consideration of movement networks
and desire lines to ensure these are not adversely
impacted. This has been the case with the current
WSUD provided at Point Bunbury, which provides
a barrier to movement between car parks and picnic
areas along the water.

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

Image 43. Water sensitive urban design integrated into the
recent upgrades at Point Bunbury.

b Lo e e
Image 44. Opportunity to integrated water sensitive urban
design within public spaces.
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4.5.6 Coastal Protection

The issue of climate change is an important
consideration for all coastal communities and for the
Development Plan.

DELWP are currently working with the Otway

Coast Committee (OCC), Colac Otway Shire
(COS), Regional Roads Victoria (RRV) and the

local community to identify locations and short and
long term options for protecting the coastline along
Apollo Bay and Marengo, which are under-threat and
experiencing the impacts of coastal erosion.

While the treatment of coastal erosion is outside the
scope of the Development Plan, it does aim to ensure
all new structures and works proposed are located
away from areas identified as potentially at risk of sea
level rise and future erosion. Key development areas
around the Sailing Club, as well as the Fish Co-Op
and retail / commercial uses lie above the predicted
storm-tide levels up to 2100. Erosion risk in this
location is also considered low with the breakwaters
providing protection to these areas.

The Point Bunbury Groyne has reached capacity and
is currently holding sand. The original purpose and
current function of this groyne should be investigated
further.
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4.6 Access and Connections

The Development Plan aims to provide an integrated

movement network within the harbour precinct.

4.6.1 Access and Connection
Objectives

Overall objectives for the access and connections are

to:

Provide a clear, safe, connected and logical
movement network throughout the precinct for
Various users.

Improve pedestrian and cyclist amenity and
priority within and across the precinct.

Improve vehicular movement, parking and safety
at opportunity sites including along Nelson Street
and Trafalgar Street.

Mitigate the impacts of relocating the Port
Operations Deport on parking within and around
the precinct.

This is outlined further in the following pages.

Tract
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4.6.2 Pedestrian and Cycle Movement

Applying a destination approach, the Development
Plan aims to improve the quality and legibility of
pedestrian connections between the harbour and
other key destinations within Apollo Bay, as well as
provide a range of recreational opportunities for
visitors and residents alike.

Providing a cohesive and integrated network of
walking, cycling and multi-purpose paths is one of the
most important components of the Development

Plan.

Image 45. Clearly defined pedestrian links
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Shared Path Network

A key element of the Development Plan is the shared
path providing a continuous connection between the
town centre and Point Bunbury. The 2.5m shared
path will provide access to some of the best features
the harbour has to offer, while ensuring safe access
throughout much of the precinct.

The shared path extends from the Apollo Bay
foreshore reserve, along the perimeter of the Golf
Course (north side of Nelson Street) and Mothers
Beach access road (a shared space) before continuing
to Point Bunbury via the new waterfront promenade
and boardwalk. The promenade and boardwalk provide
a unique experience of the site, allowing people to
access the harbours edge and previously inaccessible
areas of the precinct.

The shared pathway will:

Provide a consistent and safe 2.5m wide
(minimum) shared path between the Harbour and
the Foreshore Reserve;

Minimise road crossings, where possible;

Allow for all abilities access into and through the
precinct (subject to detailed design).

Incorporate wayfinding signage at considered and
relevant locations to direct people and encourage
them to explore (refer Figure 28);

Incorporate the installation of seating nodes at key
locations and roughly at 200m intervals;

Incorporate art, sculpture, lighting and
interpretation along the network; and

Provide additional cycling infrastructure at key
points.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

views

Image 47. Wayfinding signage to help people navigate through the

precinct.
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Legend
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Figure 28. Access and Circulation - Walking and Cycling
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Key Pedestrian Movements

Supporting the shared path network will be a number
of key pedestrian paths (identified as Key Pedestrian
Movement on Figure 28). These will complement the
shared path network to create a highly permeable and
legible pedestrian framework for the precinct.

Pedestrian access should always be available
(including high and low tides) and include nodes

of interest (e.g. information boards, seating, and
viewing points). Where possible, all abilities (DDA)
compliant pedestrian spaces and paths will be provided
throughout the precinct. This will be subject to further
detailed design.

Safety of pedestrians and cyclists should also be
considered. In particular, the Golf Course will need
to ensure the safety of pedestrians walking along new
pathways adjacent to the Golf Course.

The key pedestrian paths will:

Provide a 1.5m wide (minimum) path between key
locations as generally outlined in Figure 28;

Allow for all abilities access, where possible.

Incorporate Wayﬁnding and interpretation signage
at considered and relevant locations to direct
people and encourage them to explore (refer

Figure 28); and

Incorporate the installation of seating nodes at key
locations.

Tract
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Image 48. Clearly defined paths

sl 5]

! ol _ . hte i, =)
Image 50. Incorporating interpretation signage to provide people
with a greater understanding of the features of the
harbour and encouraging them to explore
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Breakwater Road to Mothers Beach Car Park
Path

A new pedestrian path is proposed along the western
edge of the road between Breakwater Road and
Mothers Beach Park. This pedestrian path should

allow for all abilities access.

To allow for this pedestrian path, additional space will
be required to the west. This is likely to result in a new
retaining wall along the Golf Course edge and the
possible removal of a tree. The alignment and design
of this pedestrian path is however subject to further

detailed design.

Potential Future Pathway

Providing clear and connected pedestrian links
between the Harbour and Town Centre, along the
foreshore reserve was a key aspiration identified by a
number of community members during consultation.

While this continues to be a key aspiration for

the community, there are a number of challenges
including lease arrangements, pedestrian safety,
funding and impacts on the coastal environment that
were still being investigated at the time of this report.
The current proposal is for a boardwalk on the beach
side of the dunes at Mothers Beach. The potential for
a boardwalk will be considered as part of investigations
into future coastal protection works that may involve
the installation of a sand shifting pipeline along the
dunes. The proposal is subject to the path being dual
purpose i.e. path and housing for a sand redistribution
infrastructure, related technical studies and funding.

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

Existing Informal Path

While access around Point Bunbury and south along
the headland to Marengo is restricted due to the
Golf Club activities, a gravel path allows for informal
access. This will be retained, however due to safety
concerns, will not be upgraded.

Beach Access

The beach will also provide access for pedestrians

to and from the precinct. Access to the beach can
be gained via existing access points, as well as newly
created access points. All new and upgraded beach
access points should consider coastal conditions and
be sensitively integrated to minimise erosion and
impacts to the dunes.

Image 51.
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Bike Facilities

The Development Plan proposes to encourage
residents and visitors to cycle to the precinct and

other key destinations throughout Apollo Bay. Cycle

infrastructure bike hoops and bike pumps is proposed

near the Fishermen’s Co-Op and the new retail /

commercial uses on the lower terrace. This should
be integrated into the design of the public realm in
sculptural forms.

Other opportunities include cleat resistant floors,

water bottle refill stations, bike repair stations, signage
showing cycle networks and connections to broader

regional trails. These are subject to further detailed

design.

In addition, there is the opportunity to encourage
cycling related businesses to develop around the
harbour precinct such as a bike service and repair
workshops and bike hire and shuttle service depots.

Image 52. Bike repair station with pump and tools.
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Image 53. Bike parking located near activities where it is easy to

find.

Image 54. Sculptural bike elements consistent with the rustic
character of the harbour.
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Wayfinding
V\/ayﬁnding aims to help guide people through a space

and enhance their understanding and experience of
their environment. It can include directional signage,
interpretive signage, public art and public realm
treatments such as paving and furniture.

The Development Plan proposed to provide a series of
way-finding opportunities at key nodes and decision
points along key pedestrian paths within the precinct.
These points are identified on Figure 28. While the
design of all signage within the precinct is subject

to further detailed design, consistent wayfinding
signage should be provided to delineate entries and
exits, key networks, parking and loading areas within
the precinct. Signage within the precinct should be
consistent in style and form and reflect the aesthetics
of the harbour precinct.
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Image 55. Existing wayfinding signage located along the Apollo
Bay foreshore.

Image 56. Simple wayfinding signage with map.
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4.6.3 Vehicular Movement

Breakwater Road and Intersection

Vehicles travelling to the harbour will be arriving
predominantly along Nelson Street / Breakwater
Road. The Development Plan takes this into account
and proposes upgrades to Breakwater Road to

allow for improved two-way vehicle movement

to accommodate an increase in traffic and safer

pedestrian access.

In particular, a ‘pinch point” between the Fishermen’s
Co-Op and the Golf Club will be improved through
intersection upgrades at the entrance to Mothers
Beach car park. These upgrades will include:

- Straightening and widening Breakwater Road (to
a minimum width of 7.0m) to improve sightlines
and manoeuvring, particularly for larger vehicles
travelling to and from the Point Bunbury; and

- Providing clear pedestrian footpaths and
crossing points to improve pedestrian safety and
wayfinding. To facilitate these improvements, a
modified lease boundary has been negotiated with
the Golf Course. This will affect the south east
corner of the intersection.

Tract

Agenda - Planning Committee Meeting - 9 December 2020

Legend

comihel g

HARSOLR DEVELOPMENT PLAN AREA

VEHICLE MOVEMENT - TWOWRY

VEHSCLE MOVEMENT - RESTRICTED ACCESS
VERCLE MOVEMENT - PORT OPERATIONS
ACLESS ONLY

SHARED ZONE {Shared pedestrian and
vehicle spaca)

GOLF CLLAE - RESTRICTED ENTRY
HARBCILIR BOAT ACCESS

BOOK GATE

PLBLIC CAR PARKING AREA
RESTAICTED PAAKING ARER, - STAFF /
CASABLED / PERMIT HOLDERS
COVERFLOWY PARKING GRASSED AREA)
PIUBLIC BOAT / TRAILER PARKING AREA
SAILING CLUIB BOAT PARKING / STORAGE
AREA

O STREET PARKING / BUS\WAITING S/ RV /
LONGVEHICLES

COMMERCIAL LOAGING

IMPRCVED INTERSECTION

BEATHS - EXISTING

BERTHS - POTEMTIAL FUTLIRE
BOWT RAMP f BEACH ACCESS
BOAT LALIMCHING

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

Improved Mothers Beach
Car Park (64 car parking
space including 2 disabled

Golf Club
maintenance
entry.

Opportunity to
provide space for
new berths.

Boom gate entry for
permitted vehicles to
ensure harbour uses

Long term
opportunity to
provide new
berths. Subject
to breakwater
improvements.

Shared space for vehicle
and pedestrian use. Paving
and signage treatments
to encourage reduced
vehicle speed and create
a safe environment for
pedestrians.

Additional parking for
Port Users only (4 spaces).
Ability for loading and
unloading on Slipway to
be retained.

Commercial loa
spaces (2 spac

ng

o

"'

spaces).

¥
‘.-.__ .,
T (==
-l i 10
; _——_ Y
- T !

318-0979-00-U-20 RPO3 Master Plan Report - Part C - Harbour Development Plan

parking (81 car parking

Restricted parking (5 car
parking spaces including 2
disabled spaces).
LS

= :

Commercial loading

spaces (2 spaces). i : T: JF - N
‘ - i o4
. ‘J i Recently upgraded Boat and Tra !
: APOLLO BAY GOLF - parking (30 space ~

|.:‘ CLUB U

Y
Sailing Club Parking (17
grassed spaces).

» L4

Figure 29. Access and Connections - Vehicular and Parking
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Breakwater Access

Two breakwaters, an eastern and inner, enclose the
harbour. Both of these breakwaters are accessible to
pedestrian. Restricted access is provided for vehicles
along the inner breakwater, with access controlled via
a boom gate / swipe card near Mothers Beach. The
Development Plan proposes to maintain restricted
access for vehicles along the inner breakwater.

Port Operations / Golf Club Access

The Development Plan aims to enhance circulation for
operation vehicles to and within the Port Operations
depot. Operational vehicles will be able to enter

the depot via a managed access point, just south of
Mothers Beach car park. Vehicles will be able to move
through the depot area in a forwards direction and

exit at the north of the site, into the adjacent car park
area. A minimum 4.0m wide access way within the
depot should be provided to allows for this access.

Access to the Golf Maintenance Shed will be
permitted from Mothers Beach Car Park via a

secured gate. This will allow restricted access into the

Golf Club only.

Image 57. Existing ‘pinch’ point along Breakwater Road, adjacent
to the Fish Co-Op.
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Gateway signage (in keeping
with aesthetics of harbour) to
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Potential retaining wall and
tree removal to allow for
pedestrian path along Golf
Course edge.

FISH CO-OP

signify entry into Precinct.

Realigned and widened road to
improve intersection sightlines and
manoeuvring.

NTS
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PLEASE NOTE: Design of the harbour and its |nt -
nal facilities will be subject to a separate master plan
processtme—=<— h

)

Road realigned to improve
clearance from Fish Co-Op
building.

PLEASE NOTE: Any infrastructure suggested on or
close to dunal areas will need further rigorous inves-
tigation by the relevant authorities, particularly with
regard to potential erosion and dune stability.
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Nelson Street

Nelson Street provides vehicular access between
the Great Ocean Road / Apollo Bay Town Centre
and the precinct. It provides the front door to the
harbour precinct and draws people into the site. The
streetscape should not only be distinctive but should
allow for vehicular movement that better responds
to the needs of the harbour precinct and provide
additional car parking opportunities.

To enhance streetscape amenity, the Development
Plans proposes the provision of canopy trees along Residential b0 18m 2.0 9.0m
the residential side of the street. The species provided -

should allow for residential views to the ocean to 4:~?~Iull2 1 Street Section A - Existi
be maintained, while offering shade and shelter for i e sy
pedestrians. Additional car parking along Nelson
Street will be provided to offset the loss of parking
within Mothers Car Park and minimise the loss

of parking within the precinct resulting from the ity o APOLLO BAY GOLF
relocation of the Port Operations Depot. Parallel ‘ ' : CLUB
parking will be extended and formalised along both
sides of the street, while carriageway widths will '

be maintained to allow for larger vehicular access. ‘ B -
Detailed design will be required to ensure proposed

tree planting and car parking avoid existing powerlines : ‘, NELSON STREET

Figure 31. Cross Section B-B’ - Nelson Street - Existing Conditions L0 .

and services along the street.
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Figure 32. Cross Section - Nelson Street -Existing Conditions
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To cater for the potential of increased traffic to the
precinct, the intersection of Nelson Street with the
Great Ocean Road will need to be improved. Key
considerations for improving this intersection include
enhancing sightlines and the potential to provide
dedicated right hand turn lanes into the precinct.
Additionally, the concept will need to respond to
proposed changes along the Great Ocean Road and
the western extension of Nelson Street.

At the time of this report, discussions were being

f

Regional Roads in order to develop preferred concept. Residential 1.5m 2.1m
The d.esigr.w of this intersectign vyi|| be subject to 905
ongoing discussions / coordination.

undertaken with Colac Otway Shire Council and

Melson Street Section A - Proposed

1:100

APOLLO BAY GOLF
CLUB

Image 58. Existing view along Nelson Street, looking east

towards the harbour.
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Trafalgar Street

Trafalgar Street extends south from the harbour
area and along the western edge of the golf course.

Additional parking is proposed along part of the

street to provide overflow parking for the harbour and

offset the loss of parking within Mothers Car Park.

Formalised parallel parking is proposed along the Golf

Course side of the street, while 90 degree angled

parking can be accommodated adjacent the existing
church. Footpaths are allowed for along both sides of

the street, including a 2.5m wide shared path along
the Golf Course side.

Tract
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Figure 35. Cross Section C-C’ - Trafalgar Street - Existing Conditions
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Figure 36. Cross Section - Trafalgar Street - Existing conditions
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Figure 38.Cross Section - Trafalgar Street - Proposed
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4.6.4 Car Parking

The Development Plan provides a precinct approach
to parking provision. Parking is provided at the
following locations:

Mothers Beach Car Park (approx. 64 car parking
spaces, including 2 disabled spaces) - primarily for
commercial activities and recreational visitors. This
area will be improved to create a more efficient
and formalised parking area, that is integrated into
its landscape setting.

Fishermen’s Co-Op (approx. 5 car parking spaces,
including 2 disabled spaces) — provides disabled
parking at the upper deck, as well as limited
employee parking for the Fishermen’s Co-Op and

service entry to the building.

Point Bunbury Car Park (approx. 47 car parking
spaces including 4 disabled spaces, 45 boat

and trailer spaces, 17 dry boat store)- recently
upgraded to formalise parking facilities and allow
for 2 way access lanes around the parking areas.
Primarily for parking generated by the access to
the boat ramp and Sailing Club, as well as visitors
to Point Bunbury and the Breakwaters. It includes
boat and trailer parking, dry boat store for sailing
boats and public car parking. Additional boat and
trailer parking will also be provided along the Golf
Course edge, while additional car parking will be
provided to the east of the beach access ramp.

Commerecial Loading - (approx 4 loading spaces)
- provides commercial loading access to the Fish
Co-Op and to commercial tenancies along the
waterfront promenade.

Port Users - (approx 4 port user spaces) - allows
for parking for Port Users only, adjacent to the
Slipway.

lract
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A total of 116 car parking spaces, 4 commercial
loading spaces, 4 port user spaces, 45 boat and
trailer spaces and 1/ dry boat spaces are provided

in these locations. The upgrading of these parking
facilities provides justification to waive the Clause
52.06 parking requirements for uses identified in the
Development Plan.

Additional expanded parking capacity has been
allowed for along Nelson Street and Trafalgar Street
through formalisation of on street parking. This will
allow for approximately 81 car parking spaces and will
help to accommodate peak demand. Alternatives to
on-site car parking (e.g. Shuttle bus), could also be
considered during peak times. Improved surveillance
and lighting will also be provided to improve safety to
car parking areas.

Access to and from car parks will be provided through

improvements to Breakwater Road and Nelson

Street. Refer to External Street Networks for further

details.
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Image 59. Formalised car parking
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Image 60. Potential to plant trees within car parking areas

to provide shade. Impacts to key views should be
minimised however.

Image 61. Potential ofr passive irrigation of plants within car park area (i.e. utilising stormwater runoff).
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4.6.5 Water Based Movement
Berths

The inner breakwater includes a number of fixed
berths used by both the commercial fishing fleet and
recreational vessels. The Development Plan allows
for the expansion of commercial berths along the
inner breakwater, as well as the long term potential
for additional berths along the eastern breakwater
(subject to further investigations and dredging).

The entrance to the harbour has to be regularly
dredged to ensure it remains open to vessels. Sand
has gathered in the south-eastern part of the harbour
(east of the beach access ramp) and will need to be
removed in the future if additional berths are to be
accommodated.
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Image 62. Existing berths located along the inner breakwater at
Apollo Bay.
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Boat Launch Infrastructure

Point Bunbury currently provides for a main boat
ramp located in the middle of the harbour. The
boat ramp has recently been upgraded (concrete /
asphalting works) as part of the recent upgrades to
the Point Bunbury car park.

No further upgrades are proposed as part of the
Development Plan.

Image 63. Recently upgraded car parking and boat launch
facilities at Point Bunbury.
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S5 DESIGN GUIDELINES
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5.1 Overview

Design Guidelines have been prepared to guide
future development at the Harbour Precinct so that it
contributes to the character of the harbour, provides
a high level of amenity for residents, employees and
visitors, and sets benchmarks in design quality. The
guidelines will ensure future development:

Complements the natural and cultural values and
aesthetics of the precinct;

Responds to themes of the precinct, including its
history, its environment and its people;

Considers a site responsive approach to design;

Contributes to the coastal and working character
of the precinct; and

Achieves a certain standard as outlined in this
Development Plan.

These guidelines consist of two key sections. These
are:

New Buildings, Car Parking and Access -
Provides guidance for the future detailed design of
the new buildings.

Public Realm - Provides guidance for the future
detailed design of all elements within the public
realm.

Tract
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5.2 Policy Guidance

All buildings and works should be consistent with:

Siting and Design Guidelines for Structures on the
Victorian Coast, Victorian Coastal Council (May
1998),

Good Design and the Coast, Issue 2003, by the
Office of the Victorian Government Architect,
Victorian Coastal Strategy 2014 or subsequent
version.

5.3 New Buildings, Car
Parking and Access

5.3.1 Heritage

Alterations and additions to buildings should be
undertaken in a way that respects their design,
appearance and significance in accordance with

the Heritage Overlay.

5.3.2 Bwldmg Helght

Internal building spaces are designed to be
adaptable and have a high level of amenity.

Ground floors should be developed with a
minimum floor to floor dimension of 4.0m at
ground level and 3.7m at the second levels to
enable adaptation to a variety of uses.

5.3.3 Buﬂdlng Sltlng

Buildings should be sited to retain and sensitively
respond to known and yet to be discovered
aboriginal heritage (i.e shell middens and potential
well).

Buildings should be sited to minimise the impact to
indigenous vegetation (i.e. habitat zones as shown

on Figure 27), where possible and appropriate.

Orientate buildings and position windows, awnings
and shutters to maximise views to the water and
to capture solar access in winter and provide
appropriate shading in summer.
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5.3.4 Buﬂdlng Form and De5|gn

Buildings are to be of a responsive architectural
style and reflect a form of development
appropriate to the coastal character of the
precinct. Avoid excessive detailing in facades.

Built form and design should complement the
topography to minimise the cut and fill.

Pitched roofs (greater than 5 degrees to allow self
washing) are encouraged. This is reminiscent of
the existing Co-Op building and the surrounding
undulating topography.

Roof forms should be integrated with the overall
building fagade design. On larger buildings,
articulate or divide roof forms into distinct sections
in order to minimise visual bulk.

All building walls that are visible from key public
areas should be articulated to provide visual
interest. Articulation can be achieved by varying
building setbacks or projecting building elements,
utilising glazing, and varying building materials,
finishes and colours. Avoid excessive blank walls.
Provide vertical articulation to visually break up the

appearance of wider building Frontages l.e. retail /
commercial uses along the waterfront promenade.

Upper levels of buildings should be designed to
provide habitable rooms with windows or balconies
that overlook the public realm and capture views
towards the water.

The buildings should provide awnings along the
interface with the upper terrace and waterfront
promenade to provide shelter and shade to
pedestrians.

Any sheds / outbuildings should complement the
form, materials and colours of adjacent buildings.
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Image 65. Indicative roof form that has been integrated with the

overall design of the building.

Image 66. Simple materials reflecting the coastal character of
the harbour.

Indicative articulated facade

Image 67.

Tract
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5.3.5 Materials and Colours

.

318-0979-00-U-20 RPO3 Master Plan Report -

Use a mix of traditional and natural materials,
textures and finishes that contribute to the coastal
and working harbour character of the precinct.
This could include a complementary combination
of materials selected from the following; simulated
weatherboards, lightweight materials, timber,
render, corten and natural stonework.

All cladding, trim and painted external walls should
be coloured and maintained in muted natural /
coastal tones or other similar colours. Avoid the
use of bright, bold colours that are not compatible
with the muted tones of the natural landscape.

External finishes should be of low reflectivity to
minimise glare and reflection to surrounding areas.
This includes roofing materials and glazing. Solar
panels are exempted.

Materials should consider the coastal environment
and be resistant to elements such as salt, wind and
sand.

Utilise locally sourced, ecologically friendly and low
embodied energy materials, recycled/ recyclable
materials, where appropriate.

#

Image 64.

Part C - Harbour Development Plan

Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

timber decking

i

fimber cladding

Indicative example of preferred materials and external

finishes for the Sailing Club building

S.

S.

3.6 Layout and Entries

Building entries are to be located and orientated
to address key public areas to provide logical and
convenient access for visitors.

Distinguish service entries from retail and
commercial entries.

3.7 Servicing and Bins

Ensure building services are incorporated into the
design of developments and screened from key
public areas, in particular the upper terrace and
waterfront promenade.

Provide appropriate waste storage, loading and
recycling facilities and screen them from public
view.

Loading and storage areas should be located to
the rear or the building and hidden from key public
views, where possible. Landscaping, articulation
and fencing are key considerations to screen these
areas.

21 August 2020 63/66

71



5.3.8 Signage

In addition to the requirements of Clause 52.05 of

the Colac Otway Shire Planning Scheme and any

local policy covering signage, should:

Be of a scale, design and location that
complements the design and proportion of the
building and the landscape setting,

Be kept to a minimum by consolidating
information.

Be designed to avoid visual clutter and avoid
unnecessary repetition.

Be limited to one suspended sign per frontage,
perpendicular to the fagade, located below the
verandah.

Be coloured in muted natural / coastal tones
or other colours approved by the responsible
authority and should complement the colours
of the building. Avoid the use of animation,
flashing, bright or reflective surfaces and
colours that are not compatible with the muted
tones of the natural landscape.

lract
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5.3.9 Environmentally Sustainable
Design
Encourage best practice Environmentally
Sustainable Design in all new buildings.

Where practical, incorporate solar (photo-voltaic)
panels to generate electricity.

Ensure stormwater harvesting and reuse from all
major roof surfaces. The water should be used for
landscape irrigation, cleaning and toilet flushing.

Provide water efficient taps and fittings and utilise
recycled or tank water to minimise consumption of
potable water.

Where practical, incorporate grey water treatment
and re-use systems (in accordance with EPA
requirements) to provide additional water sources
for irrigation of landscapes, cleaning and toilet

flushing,

Consider wind energy generation provided it does
not adversely impact on key views.

Position windows, awnings and shutters to capture
solar access in winter and provide appropriate
shading in summer.

- Utilise natural systems to provide cross flow
ventilation of buildings while ensuring openings are
sealed in winter to minimise draft.

Utilise insulation in combination with other
materials that maximise thermal performance.
Insulation products containing recycled or
renewable materials are preferred.

Heating and cooling systems should be zoned to
meet the operating times and uses of the internal
uses.

Maximise natural lighting through skylights, light
wells and positioning windows to capture northern

light.
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Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

Utilise energy efficient lighting and appliances.

Where practical, source local building materials to
reduce transportation. Selection should also take
into account the embodied energy required in the
production of the material.

Consider the environmental credentials of external
finishes such as durable external materials /
paints and paints that are low in volatile organic

compounds (VOC).

Recycled, rather than newly processed, products
and materials should be considered such as
concrete with recycled aggregate, recycled steel
and cement substitutes.

Timbers from sustainability managed plantations,
salvaged or recycled sources are preferred

Windows should be double or triple glazed

to provide insulation from both hot and cold
conditions. Tinted or toned windows are not
encouraged as these can limit the warmth from
the winter sun, distort and discolour views and limit
views into the building from the adjacent public
realm.

5.3.10 Car Parking and Access

Separate pedestrian / cyclist entry and
movements (e.g. by landscaping) from vehicle
movements, particularly loading and servicing,
where feasible.

Clearly define pedestrian access between car
parks and building entries.

Pedestrian access within the precinct should be
designed to achieve Disability Discrimination Act
(DDA) compliance, where possible.

Loading areas should be clearly defined with line
marking, designed to allow unobstructed vehicle
access and provide appropriate turning areas in
accordance with Australian Standards AS 2890.2
- Parking facilities Part 2: Off-street commercial
vehicle facilities.

Car parking spaces and access ways should be
designed in accordance with the dimensions
specified in the Australian Standards.

Utilise porous surfaces and minimise impervious
sealed surfaces in order to maximise onsite
stormwater infiltration.

Utilise water sensitive urban design techniques
to treat stormwater run-off from car parks and
passively irrigate vegetation.

Directional signage should be provided within the
precinct to delineate entries and exits, parking
and loading areas. Directional signage within the
precinct should be consistent in style and form.
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.4 Landscape / Public

Realm

4.1 Materials and Colours

All landscape interventions should be appropriate
to the coastal and working harbour character of
the precinct, be constructed of durable materials,
vandal resistant, robust, safe and easily maintained.

Where practical, source local materials to reduce

{ aiEh
‘exposed
: te.

transportation. Selection should also take into
account the embodied energy required in the
production of the material

Timbers from sustainability managed plantations,
salvaged or recycled sources are preFerred

The preferred materials for the public realm should
contribute to the coastal and working harbour
character of the precinct. Materials should be
selected from the following:

Grass / lawn;

- Heavy timbers totems / bollards;
Timber furniture and outbuildings;
Granitic gravel paths;

Natural stones and rocks;

Exposed aggregate concrete feature paving;
and

- Asphalt paving

timiber tc}i% S

Image 68. Indicative example of preferred materials and external

finishes for use within the public realm

Image 69. Indicative example of preferred furniture styles and
forms for use within the public realm
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Attachment 8.1.1 Draft Apollo Bay Harbour Development Plan

DRAFT APOLLO BAY HARBOUR DEVELOPMENT PLAN

5.4.2 Furniture

- Furniture including barbeques, bollards, seating
and picnic tables should be functional and utilise
simple forms and natural materials.

- The design of furniture should be consistent in
style and form.

5.4.3 Lighting

- Lighting should be provided for the purposes of
security and safe pedestrian access to buildings
and car parks. It should be designed so that it
does not adversely impact on the safety of road
users and does not impact on views to the water.
Lighting of public art and interpretation elements
is encouraged.

5.4.4 Vegetation and Planting

- Avoid or minimise the removal of native
vegetation, where possible.

- All works within the precinct should ensure
appropriate protection of existing vegetation
including protection during construction.

- Vegetation should be resistant to coastal
conditions (j.e. salt, wind and sand tolerant).
Species that do not require irrigation from potable
water supply are preferred.

- Where practical, indigenous and native coastal
planting species that complement the coastal
character of the precinct should be utilised.

- Vegetation should not impede on key sight lines
from the upper and lower terrace.

- Shade trees should be incorporated, where
practical.

- No plants classified as environmental weeds are to
be planted on the precinct.
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5.4.5 Public Art
Public art should:

Contribute to the cultural identity and create a
distinctive sense of place;

Respond to themes of the precinct, including
its history, its environment and its people;

Relate to buildings and the coastal character of
the precinct;

Respond to the challenge of climate change
through sustainable design and fabrication;

Utilise timber and forms reminiscent of past
site uses; and

- Lighting of public art should complement
lighting in public areas.

5.4.6 Interpretation

The design of interpretation should be consistent
in style and form throughout the precinct.

Interpretation should:

Be subtle in the landscape and not be visually
intrusive;

Contribute to the cultural identity and create a
distinct sense of place; and

- Respond to themes of the precinct, including
its history, its environment and its people.

Lighting of interpretation should complement
lighting in public areas.
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Attachment 8.1.2 Draft Harbour Development Plan - Table - Key themes in submissions PDF

Total submissions 71 (43 general support, 8 opposed, 5 agency submissions, 15 request
changes/make suggestions) One submission withdrawn prior to Hearing of Submissions - Total Submissions

following withdrawal is 70
Table 1_summary OfThemeso owing wi rawal Is

Issue Number of Submission
submissions Numbers

Golf course

Safety impacts due to golf course (golf ball impacton | 8 18, 25, 27, 34, 37, 39,

pedestrians/vehicles) 44, 50

Visual impact of golf course safety barriers 3 18, 34, 46

Impact on golf course operations/lease area 2 11, 39

Harbour Operations/ Marine activities

Need for increased recreational moorings/berths and | 4 7,12,37,49

facilities (e.g. refuelling, pump out facilities)

Need for permanent commercial tourism berths and 3 2,12,7

facilities (e.g. refuelling, power, fresh water, safe

access for customers)

Oppose new moorings 1 35

Opportunity to grow and/or highlight the commercial - 32, 33,37,38, 42,43,

fishing industry/ tourism industry -; maintaining the 15 47, 48,51, 52,57, 58,

authenticity of the harbour 60, [, 66, 68

Safe boat entry to harbour mouth 1 5

Instability of the sea wall 1 71

Shed over slipway 1 71

Retain ocean swim changing shed at Mothers Beach 1 19

Sailing club redevelopment 3 37,49, 50

Safety around fish cleaning table (seals) 1 41

Public land remaining public 1 411

Pedestrian Access

Support for direct access via beach and/or dunes 12 18, 20, 25, 37, 44, 46,
47,50, 52, 56, 58,1l

Opposition to access via beach and/or dunes 2 30,71

Support for upgrading access via Nelson Street 3 27, 30, 46

Need to upgrade Point Bunbury to Marengo access 1 37

All abilities access issues Ml 1 2410

Pedestrian safety 8 9, 18, 20, 25, 34, 41,
46, 50

Visual Impact/Urban Design

Concern about size/location of new depot building 7 1,27,34,46,54,67,71

Oppose increasing the height of the Fishermen’s Co- 4 46,54,67,71

op

Concern about over all bulk of proposed buildings 4 10,46,67,71

Support for design guidelines and materials palette 1 3

Request to reduce height of the dunes 3 37,50, 67

Request to further consolidate buildings M4 20, 50, 54,18, 71
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Attachment 8.1.2 Draft Harbour Development Plan - Table - Key themes in submissions PDF

Total submissions 71 (43 general support, 8 opposed, 5 agency submissions, 15 request

changes/make suggestions) One submission withdrawn prior to Hearing of Submissions.
Total submissions following withdrawal is 70

Table 1 — Summary of Themes

Traffic and Parking

Impact of increased traffic on parking for Catholic 2 5,34
Church

Traffic congestion and/or need for management in 9 13, 20, 34, 37, 44, 46,
Trafalgar/Nelson/Gambier Sts 50, 54, 67
Need for improved intersection treatment at 1 9
Breakwater Road

Insufficient parking for boat trailers 2 5,34
Insufficient general parking 2 1,71
Lack of parking for buses/RVs 1 34
Environment

Climate change and sea level rise 3 21, 30, 55
Impact on fish breeding and water quality 1 35
Landscaping should have input from local landcare 3 48, 58, 60
group

Oppose planting trees on south side of Nelson Street 1 67

underneath powerlines
Cultural heritage/cultural use

Need to involve traditional owners/future of water 5 3, 40, 60, 65, 71
well in the development
Support for cultural and/or community multi-use 7 3, 23,40, 48, 51, 63, 65

space (including Marine Interpretation Centre)
Commercial development

Specific mention of support for retail development 5 5,24,43,51,53
Oppose/question viability of retail development 5 20, 35, 40, 46, 54
Other

Money could be better spent on other projects 2 6, 22

Oppose any redevelopment, leave the harbour as a 4 11, 15, 35, 46

traditional fishing harbour
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