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11.3 Proposed Planning Scheme Amendment C144 - Frankston Gap Heritage 
Review 2020 - Include properties identified as having local heritage 
significance into the Heritage Overlay in the Frankston Planning Scheme   

Enquiries: (Suzane Becker: Communities)  

Council Plan 
Community Outcome: 1. Planned City 
Strategy: 1.2 Development and Housing 
Priority Action 1.2.3 Ensure built form, displays architectural excellence and 

embodies creative urban design 

 
 

Purpose 

To present the findings and recommendations of the Frankston Gap Heritage Review 
2020; recommend that Council support the preparation of Planning Scheme 
Amendment C144 to the Frankston Planning Scheme; and authorise Council officers to 
request authorisation from the Minister for Planning to prepare and exhibit Planning 
Scheme Amendment C144. 

 

Recommendation (Director Communities) 

That Council: 

1. Notes the findings and recommendations of the draft Frankston Gap Heritage 
Review 2020 Reports (Volume 1 and 2); 

2. Authorises Council officers to prepare the documentation for Planning Scheme 
Amendment C144; 

3. Authorises officers to request authorisation from the Minister for Planning to 
prepare and exhibit Planning Scheme Amendment C144 in accordance with 
Section 9(3) of the Planning and Environment Act 1987; 

4. Subject to Ministerial authorisation, publicly exhibits Planning Scheme 
Amendment C144 for a minimum period of six (6) weeks in accordance with 
Sections 17-19 of the Planning and Environment Act 1987; and  

5. Seeks a report back to Council after the closing of the public exhibition period of 
Planning Scheme Amendment C144. 

 

Key Points / Issues 

 The Frankston Gap Heritage Review project was first initiated in 2018 and has 
progressed through a number of stages.  The Heritage Assets and Promotion 
Committee at the June 2018 meeting raised concerns over the protection of 
iconic and notable buildings and places within Frankston City Council. The 
committee recommended officers instigate a public nomination process, which 
would ask the community to nominate buildings and places of heritage 
importance within the municipality, for potential listing within the Heritage 
Overlay under Clause 43.01 of the Frankston Planning Scheme. 

 Nominations were called for in late 2018 and early 2019.  As a result of the 
nomination process, over 100 places and buildings were identified.  Peter 
Andrew Barret (PAB) Heritage Consultants were engaged in April 2019 to 
undertake a review of the nominated buildings and places as the first stage in 
the process.  PAB Heritage Consultants identified thirty-three (33) places 
warranted further investigation.  
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 GJM Heritage Consultants were engaged in February 2020 to undertake the 
review of the buildings and places nominated by PAB in the first stage.  GJM 
Heritage Consultants reviewed the properties identified and prepared a draft 
Frankston City Council Gap Heritage Review (Stage 2), Volume 1 and 2. 

 The draft Frankston City Council Gap Heritage Review 2020 report identifies 
twenty-four (24) places as having local heritage significance and recommends 
their inclusion in the Heritage Overlay of the Frankston Planning Scheme.   

 Informal consultation with the landowner of each property, identified as having 
local significance, has taken place.  A letter, which included the relevant citation 
and statement of significance as well as information on the Heritage Overlay, 
was sent to each property owner in October 2020. 

 Given the importance of local heritage to the Frankston community, the 
preparation of a Planning Scheme Amendment to include the properties 
identified in the Heritage Overlay of the Frankston Planning Scheme is an 
appropriate mechanism to enable planning controls to be implemented for 
ongoing preservation and protection of these properties. 

Financial Impact 

Funding of $50,000 was allocated in the FY 2019-20 budget to undertake the 
background work and investigation for the Heritage Gap Review project. 

There are financial costs associated with the preparation of Planning Scheme 
Amendment C144 in terms of officer time and resources.  There is no cost to Council 
associated with a request to the Minister for Planning for authorisation to prepare and 
exhibit a planning scheme amendment.  Future costs could be incurred should Council 
receive submissions that oppose the amendment which require the appointment of and 
consideration by an Independent Panel.   

These costs have been accommodated within the existing budget for FY20-21. 

Consultation 

Informal consultation has taken place with each landowner of a property identified as 
having local heritage significance.  A letter that included a copy of the relevant citation 
and statement of significance was sent to each property owner in October 2020.  The 
letter outlined the process involved to include properties in the Heritage Overlay and 
invited owners to contact Council officers should they wish to obtain further information 
or to engage with Council’s Heritage Advisor. 

The letter also informed landowners of the opportunity to provide written feedback and 
to make submissions to Council during the public exhibition of a planning scheme 
amendment. 

There has been considerable interest from property owners as a result of the informal 
consultation with more than 50% of property owners contacting Council officers for 
further information. 

The majority of the feedback has been positive with enquiries focussed on gaining a 
better understanding of the purpose of the planning controls and the amendment 
process. 
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Analysis (Environmental / Economic / Social Implications) 

It is considered the protection and preservation of heritage places provides long term 
social and environmental benefits to the community at large through. 

Including the places in the Heritage Overlay in the planning scheme recognises the 
local significance of the heritage buildings and the significant role they play as part of 
Frankston City Council’s cultural heritage, as the places provide a visual and physical 
link to the social history of the city. 

Inclusion of the places in the Heritage Overlay may require the owner to obtain planning 
approval for certain types of building and works which can add additional costs to a 
project.  However, the inclusion of these properties within the Heritage Overlay will also 
enable landowners to make applications for heritage grants that can assist in the 
preservation of such properties through restoration works. 

Legal / Policy / Council Plan Impact 

Charter of Human Rights and Responsibilities 

All matters relevant to the Charter of Human Rights and Responsibilities have been 
considered in the preparation of this report and are consistent with the standards set by 
the Charter. 

Legal 

In the preparation and processing of a planning scheme amendment, Council is 
required to comply with the requirements of the Planning and Environment Act 1987 
and Ministerial Direction No. 15 which outlines the timeframes and steps in the planning 
scheme amendment process. 

Policy Impacts 

The inclusion of the identified locally significant heritage buildings within the Heritage 
Overlay will require an amendment (proposed Frankston C144) to the Frankston 
Planning Scheme. 

Officer’s Declaration of Interests  

Council officers involved in the preparation of this report have no Conflict of Interest in 
this matter. 

Risk Mitigation 

Protection of heritage properties will mitigate against unsympathetic alterations and 
additions or demolition. 

Conclusion 

The community, Council and the Heritage Assets and Promotion Committee recognised 
the need to identify and protect heritage assets within the City of Frankston. 

The investigative work undertaken by GJM Heritage Consultants substantiates a 
number of additional properties are of local heritage significance and worthy of 
protection. 

The draft report prepared by GJM Heritage Consultants provides the analysis and 
strategic justification for the preparation of a planning scheme amendment to include 
the properties identified in the Heritage Overlay of the Frankston Planning Scheme. 
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Mostly positive feedback has been received through the informal consultation process 
with owners of properties identified in the heritage review thus far. 

It is important to recognise and include heritage places in the planning scheme as this 
offers a level of protection from unsympathetic alterations, demolition or additions that 
otherwise would not be available.   

Inclusion of the nominated buildings onto the Heritage Overlay of the Frankston 
Planning Scheme will make a strong statement about the value of heritage sites and 
Council’s commitment to their preservation. 

 
 

ATTACHMENTS 

Attachment A:⇩   Frankston City Council Gap Heritage Review 2020 (Stage 2, 
Volume 1) 

Attachment B:⇩   Frankston City Council Gap Heritage Review 2020 (Stage 2, 
Volume 2) 

Attachment C:⇩   Location of properties identified for local heritage protection - 
Frankston 

Attachment D:⇩   Location of properties identified for local heritage protection - 
Frankston South 

Attachment E:⇩   Location of properties identified for local heritage protection - 
Seaford 

Attachment F:⇩   Heritage Criteria - Planning Practice Note 1 
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Background 

Heritage Assets and Promotion Committee 

At the June 2018 Heritage Assets and Promotion Committee meeting, the Committee 
raised concerns relating to the ongoing protection of iconic and notable buildings and 
places within Frankston City Council. The Committee recommended that Council 
officers facilitate a public nomination process seeking input from the community in the 
identification of heritage buildings and places within the municipality, for potential listing 
within the Heritage Overlay under Clause 43.01 of the Frankston Planning Scheme. 

The nomination process was advertised in the Frankston Standard Newspaper, Council 
newsletters, and Council website and through social media platforms. The Strategic 
Planning Unit also compiled a list of places for heritage investigation. Over one-hundred 
(100) places and buildings were identified. 

At the December 2018 Heritage Assets and Promotion Committee Meeting, the 
committee recommended Heritage Consultants be engaged to review the nominations 
and make recommendations. 

Peter Andrew Barret (PAB) Heritage Consultants were appointed in April 2019 to 
undertake a review of the nominated buildings and places. This review was Stage 1 of 
the Frankston Heritage Study. The PAB Heritage Consultants identified thirty-three (33) 
places that warranted further investigation. 

GJM Consultants were engaged in February this year to undertake the second stage of 
Frankston Heritage Study review of potential places of heritage significance.  After 
undertaking the initial assessment, GJM Consultants have recommended that twenty-
six (26) of the 33 places be fully investigated.  The 26 places are located within the 
suburbs of Seaford, Frankston and Frankston South. 

At the Heritage Assets and Promotion Committee Meeting held on 15 September 2020, 
Council officers presented the findings and recommendations of Stage 2 of the Heritage 
Review along with an update on other heritage projects. 

In September 2020, by way of a memo a status update was provided to all Councillors 
on the progress of the Heritage review. 

Consultation 

Informal consultation has taken place with each landowner of a property identified as 
having local heritage significance.  A letter that included a copy of the relevant citation 
and statement of significance was sent to each property owner in October 2020.  The 
letter outlined the process involved to include properties in the Heritage Overlay and 
invited owners to contact Council officers should they wish to obtain further information 
or to engage with Council’s Heritage Advisor. 

The letter also informed landowners of the opportunity to provide written feedback and 
to make submissions to Council during the public exhibition of a planning scheme 
amendment. 

There has been considerable interest from property owners as a result of the informal 
consultation with more than 50% of property owners contacting Council officers for 
further information. 

The majority of the feedback has been positive with enquiries focussed on gaining a 
better understanding of the purpose of the planning controls and the amendment 
process. 
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Issues and Discussion 

Frankston City Council Gap Heritage Review 2020 (Stage 2) 

GJM Heritage completed Phase 1 of the Stage 2 Review in June 2020. This phase 
included a desktop review of any existing documentation, historical research into each 
place, site inspections and a table of initial assessments and recommendations. 

Phase 2 of the Review involved GJM consultants undertaking a more detailed 
assessment of the places identified for a full assessment. The draft Frankston City 
Council Gap Heritage Review 2020 (Stage 2, Volumes 1 and 2) (including the citations 
and statements of significance) has been compiled (Attachments A and B). This review 
summarises the methodology, limitations and recommendations, and provides strategic 
justification for the twenty-four (24) places that were finally considered to meet the 
threshold of local heritage significance.Methodology 

The methodology adopted for the Review accords with the Victorian Planning 
Provisions Planning Practice Note 1: Applying the Heritage Overlay (August 2018) 
(PPN1) and the principles of the International Council on Monuments and Sites 
(ICOMOS) Burra Charter. The Burra Charter defines the basic principles and 
procedures to be followed in the conservation of Australian heritage places. 

The term ‘heritage place’ is applied in the Gap Review as per the definition in PPN1: 

A heritage place could include a site, area, building, group of buildings, structure, 
archaeological site, tree, garden, geological formation, fossil site, habitat or other place 
of natural or cultural significance and its associated land. It cannot include movable or 
portable objects such as machinery within a factory or furniture within a house. 

As per PPN1, in order to establish if a place meets the threshold for local heritage 
significance, the Review involved the completion of a historical, physical and 
comparative analysis of each place in order to establish if the place meets one or more 
of the heritage criteria set out in PPN1 (see Attachment F). 

The project brief defined the scope of the Gap Review as: Undertaking a more detailed 
investigation to prepare citations of the buildings identified in the Stage One Review as 
requiring further review. The citations will determine if buildings meet the threshold of 
significance for listing in the Heritage Overlay in the Planning Scheme. 

PPN1 defines the appropriate thresholds as follows: 

The thresholds to be applied in the assessment of significance shall be ‘State 
Significance’ and ‘Local Significance’. ‘Local Significance’ includes those places that are 
important to a particular community or locality. 

Fieldwork comprising site inspections, as seen from the public realm, were undertaken. 
During site inspections, photographic documentation of the place was compiled and the 
integrity and current condition of each place was identified. The properties were also 
inspected for additional elements such as outbuildings, fences, trees, landscaping or 
plantings that potentially contributed to the significance of the place – this was 
undertaken using aerial photography when the place was not clearly visible from the 
public realm. Any visible alterations and extensions that potentially altered the 
intactness or integrity of the place, when compared to the original design (when known), 
were also noted. 

Informed by the site visits conducted and available photographic and documentary 
evidence, a physical description was compiled for each place noting the components of 
the place, architectural detail and the current condition and integrity. The physical 
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descriptions also note any contributory elements such as historic outbuildings, 
structures, fences and trees. 

A detailed comparative analysis was undertaken for each place to establish its context 
within the municipality and its significance threshold. Places were compared in terms of 
their period of construction, historic use, architectural style and their level of integrity (as 
relevant). Places were compared against similar places that are currently protected by 
the Heritage Overlay of the Frankston Planning Scheme on an individual basis. The 
comparative analysis for each place is included within the heritage citations provided in 
Volume 2 of the Review. 

A range of primary and secondary sources were consulted as part of the historical 
research into each place. The aim of the historical research was to determine, where 
possible: 

 The build date of each place; 

 The owner of the place when built; 

 A builder or architect; 

 Whether the place had any significant associations with events or people; 

 The development of the place; and 

 The current level of intactness compared to the original design. 

Biographies were compiled for architects where the historical association contributed to 
the significance of the place. Locality histories were compiled to provide a broader 
historical context for each place. 

A separate Statement of Significance was also prepared for each individually significant 
place in accordance with PPN1. The Statements of Significance follow the format of 
what is significant, how is it significant and why is it significant? The Statement of 
Significance clearly defines the heritage values of the place and identifies the 
contributory fabric to guide future management. 

Findings and Recommendations 

The Frankston City Council Gap Heritage Review (Stage 2) has produced the following 
findings and recommendations:  

 No places were found to be of national or state significance. 

 Twenty-four (24) places were assessed as being of local individual significance 
and therefore warrant inclusion in the Schedule to the Heritage Overlay of the 
Frankston Planning Scheme. 

 One expanded place was identified during the fieldwork and was assessed in 
Part 2 of the Gap Review. It was established that 21 Hopes Rise Frankston 
South was built during the same period and exhibits similar aesthetic 
characteristics as the adjacent dwellings at 19 Hopes Rise and 1A Bruarong 
Crescent Frankston South. The three dwellings were found to be of local 
significance as a group. 

Strategic Planning Justification 

The Frankston Community Plan 2017-2021, outlines local community priorities and 
helps guide decision making in Frankston City.  In relation to heritage preservation, 



Town Planning Reports 63 14 December 2020 
2020/OM16 

11.3 Proposed Planning Scheme Amendment C144 - Frankston Gap Heritage Review 
2020 - Include properties identified as having local heritage significance into the 
Heritage Overlay in the Frankston Planning Scheme 

Officers' Assessment 
 

 

the Plan states ‘protection of heritage buildings and homes is important to our 
community’. 

Frankston community value the positive contribution heritage places make to the 
historical context and identity of Frankston and its suburbs; and the role that heritage 
makes in contributing to the importance of place and cultural connectedness. 

The proposed heritage planning controls will assist in implementing and accord with the 
following policies in Plan Melbourne (Metropolitan Planning Strategy):  

 With all three levels of government sharing responsibility for protecting 
Melbourne’s post-settlement cultural heritage, decision-making must be 
consistent and credible and be based on clear and widely accepted heritage 
conservation principles and practices (Initiative 4.4.1 Value Heritage When 
Managing Growth and Change). 

 Melbourne’s heritage is fundamental to its cultural economy. That is why we 
must invest in our heritage, and in places that contribute to Melbourne’s identity 
and distinctiveness (Initiative 4.4.3 Stimulate Economic Growth through 
Heritage Conservation).  

It is considered that the proposed heritage planning controls will assist in achieving the 
objective and strategies of Clause 15.03-1S (Heritage Conservation) of the Frankston 
Planning Scheme including: 

 Ensure the conservation of places of heritage significance. 

 Identify, assess and document places of natural and cultural heritage 
significance as a basis for their inclusion in the planning scheme. 

 Provide for the conservation and enhancement of those places that are of 
aesthetic, archaeological, architectural, cultural, scientific or social significance. 

 Retain those elements that contribute to the importance of the heritage place. 

 Encourage the conservation and restoration of contributory elements of a 
heritage place. 

 Support adaptive reuse of heritage buildings where their use has become 
redundant. 

The proposed heritage planning controls will assist in implementing the following 
objectives and strategies of Council’s Municipal Strategic Statement - Built Environment 
and Heritage, at Clause 21.10 of the Frankston Planning Scheme: 

 Protect and maintain the integrity of significant Aboriginal cultural heritage and 
‘post settlement’ heritage sites. 

 Identify sites of ‘post settlement’ heritage significance and maintain the values 
and integrity of those sites. 

Clause 21.10-2 (Objectives, Strategies and Implementation) identifies the importance of 
identifying heritage sites so that those values can be properly assessed if development 
is proposed on those sites or adjoining land. 

Subject to heritage planning controls being applied to the identified places, a planning 
permit would be required to subdivide or consolidate land, demolish or remove a 
building, construct a building or construct or carry out works and externally alter a 
building by structural work.  
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It is considered that the draft Frankston City Council Gap Heritage Review 2020 
(Stage 2, Volumes 1 and 2) is strategically justified and accords with all relevant state 
and local government heritage preservation policies and will underpin a planning 
scheme amendment. 

List of Places Recommended for Local Heritage Protection 

The table below identifies the properties having local heritage significance and 
recommended for inclusion in the Heritage Overlay 

 

Name Architectural Style Address 

Marylands  Post-war Modernist dwelling 26 Bangor Drive, Frankston 

House  Post-war Modernist dwelling 147 Cranbourne Road, Frankston 

The Silo  Farm silo (Federation era) 
converted to dwelling 

2 Cricklewood Avenue, Frankston 

Struan Inter-war bungalow 47-49 Frankston-Flinders Road, 
Frankston 

Flats Post-war Modernist dwellings 5 Gould Street, Frankston 

Methodist Church 
(former) 

Austere Modernist 24-26 High Street, Frankston 

Cora Lynn Victorian Italianate dwelling 10 Lewis Street, Frankston 

Colonial Bank of 
Australasia (former) 

Victorian commercial building 473 Nepean Highway, Frankston 

Ashburnham Victorian Italianate dwelling 4 Nolan Street, Frankston 

Maju-Ruto Inter-war bungalow 8 Palm Court, Frankston 

Frankston 
Mechanics Institute 

Federation 1N Plowman Place, Frankston 

House Post-war Modernist dwelling 59 Brighton Street, Frankston 
South 

House Post-war Modernist dwelling 78 Derinya Drive, Frankston 
South 

House Post-war Modernist dwelling 28 Dunstan Street, Frankston 
South  

Cliff Haven English Domestic Revival 19 Hopes Rise, Frankston South 

Illfracombe English Domestic Revival 21 Hopes Rise, Frankston South 

Harrow on the Hill English Domestic Revival 1A Bruarong Crescent, Frankston 
South 

Sunningdale English Domestic Revival 88 Kars Street, Frankston South 

House Mud Brick dwelling (earth 
building movement) 

5 Mulgra Street, Frankston South 

The Grange Victorian Italianate dwelling 7 The Grove, Frankston South 
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House Post-war Modernist dwelling 87 Yuille Street, Frankston South 

Riviera Hotel Streamlined Moderne 30 Nepean Highway, Seaford 

Normanhurst English Domestic Revival 
(mock Tudor) 

152 Nepean Highway, Seaford 

CaféTango (former) Inter-war Mediterranean  224 Nepean Highway, Seaford 

Beehive Well Late Victorian brick lined 
domed farm (former) well 

190N Old Wells Road Seaford 

It is noted that one (1) ‘expanded place’ was identified. This 1 place comprises of three 
(3) dwellings, 19 and 21 Hopes Rise, and 1 Bruarong Crescent Frankston South.  

Planning Scheme Amendment Process 

Preparation of a Planning Scheme Amendment is required as the next step in the 
process to include the locally significant properties in the Heritage Overlay into the 
Frankston Planning Scheme. 

This will involve the finalisation of the documentation for the amendment for submission 
to the Minister for Planning for authorisation, subject to Council support. 

Subject to Ministerial authorisation, the amendment would be placed on public 
exhibition for a minimum period of six (6) weeks.  The owners of properties identified as 
being locally significant would be advised in writing of the exhibition of the amendment 
and would have the opportunity to make written submissions. 

At the conclusion of the exhibition period, any submissions received would be reviewed 
and reported back to Council. 

Conclusion 

Support for planning scheme amendment C144 is the next step in the process to 
enable the inclusion of the locally significant properties identified and recommended 
for inclusion in the Heritage Overlay of the Frankston Planning Scheme. 

The draft Frankston City Council Gap Heritage Review 2020 (Stage 2, Volumes 1 and 
2) provides the strategic justification to underpin such a planning scheme amendment. 

The majority of the feedback from landowners so far has been positive with most 
enquiries aimed at gaining a better understanding of the process and purpose of the 
planning controls.   

Council support for the planning scheme amendment, and subject to Ministerial 
authorisation, would enable the public exhibition of the amendment at which time 
landowners and/or affected parties can make written submissions.  This is only the 
beginning of the process. 

Once the public exhibition is concluded, consideration of any submissions would be 
required and the amendment would be reported back to Council for a decision. 

Given the community interest in protecting and preserving local heritage, it is 
recommended Council resolve to support the amendment and request Ministerial 
authorisation to prepare and exhibit. 

Inclusion of the nominated buildings in the Heritage Overlay of the Frankston Planning 
Scheme will make a strong statement about the value of heritage sites and Council’s 
commitment to their preservation. Recommendation (Director Communities) 
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That Council: 

1. Notes the findings and recommendations of the draft Frankston Gap Heritage 
Review 2020 Reports (Volume 1 and 2); 

2. Authorises Council officers to prepare the documentation for Planning Scheme 
Amendment C144; 

3. Authorises officers to request authorisation from the Minister for Planning to 
prepare and exhibit Planning Scheme Amendment C144 in accordance with 
Section 9(3) of the Planning and Environment Act 1987; 

4. Subject to Ministerial authorisation, publicly exhibits Planning Scheme 
Amendment C144 for a minimum period of six (6) weeks in accordance with 
Sections 17-19 of the Planning and Environment Act 1987.  

5. Seeks a report back to Council after the closing of the public exhibition period of 
Planning Scheme Amendment C144. 
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