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EXECUTIVE SUMMARY 

Overview 

The Mornington Peninsula is home to a burgeoning marine industry.  This growth, plus the unique 
geographical advantages of a coastline that extends over 190 kilometres, has provided Council 
with a strategic opportunity to grow the local marine industry and the regional economy. 

Although a number of smaller marine precincts exist on the Mornington Peninsula, they are dispersed and 

tend to be hidden in pockets of industrial estates. The marine industry sector is an economic asset that is 

growing. However, due to limited land availability and the scattered nature of the existing businesses, there 

is limited scope to capture growth in the sector. The marine sector has indicated that they have the capacity 

to grow but the lack of suitable zoned land is an impediment to this growth. The development of a dedicated 

marine industry precinct on the Mornington Peninsula would provide appropriately zoned land and 

infrastructure to capture sector growth from new and expanding existing marine industrial businesses as well 

as ancillary services. The establishment of a new marine industry precinct would help activate and drive new 

investment, employment and gross regional product growth. The marine manufacturing sector is an 

important part of the Australian economy, contributing $1.7 billion directly in in added value to the Gross 

Domestic Product1. The Marine Industry Precinct – Economic Analysis forms an important ‘next step’ in the 

establishment of a dedicated marine industrial precinct on the Mornington Peninsula.  

Marine industry precincts are precincts or discrete geographical areas that are primarily associated with the 

manufacturing, maintenance and servicing of vessels and marine equipment. There are a number of marine 

precincts that currently exist on the Mornington Peninsula including Yaringa Boat Harbour, Cemetery Estate, 

Boat Yard Martha Cove and Rosebud and Sorrento Industrial Areas. Other marine industry manufacturing 

and servicing businesses are dispersed throughout existing industrial precincts in Mornington, Somerville, 

Dromana and Rye. Some marine sector companies operate as mobile based businesses. 

The primary purpose of this report is to identify potential areas on the Mornington Peninsula for the 

establishment of a new, dedicated marine industrial precinct. It also appraises planning considerations 

including zoning options and provides an economic benefits assessment. 

A New Marine Industry Precinct 

Previous studies, including The Marine Sector Feasibility Study (2012) and recently the Mornington 

Peninsula Industrial Areas Strategy (2018) identified the lack of fit-for-purpose industrial zoned land for the 

marine industry on the Mornington Peninsula. The Marine Sector Feasibility Study (2012) also identified the 

potential for the industry to grow if there was the availability of suitable appropriately zoned land.  

In identifying a marine industry precinct for this project, the investigation examined the entire Mornington 

Peninsula, existing marine cluster locations and vacant industrial land. The consultation outcomes and an 

analysis of other successful marine industry precincts indicated that a serviced site of 50 hectares plus would 

be suitable and that a direct waterside location was not essential for a marine industry precinct. Port Phillip 

Bay was ruled out as there were no appropriate sites, existing marine cluster locations were too small and 

there was no available vacant land of a size and form fit for a marine industry precinct in any of the existing 

industrial zoned land. Additionally, due to the sensitive coastal environment as well as the extent of land use 

and development along the Western Port Bay and Port Phillip Bay coastlines, the capacity to establish a new 

marine industry precinct on land holdings with water frontage is limited. The Marine Sector Feasibility Study 

(2012) concluded that there are three likely sites for the establishment of coastal based marine industry 

precincts – Martha Cove, Yaringa Harbour and Hastings (Western Port). 

Given the lack of suitable developable land with direct waterside access, priority was given to identifying 

sites on the Western Port side of the Mornington Peninsula in the Port Special Use Zone. The Port of 

Hastings Development Authority has identified the land adjacent to the main port precincts on the north west 

and south west periphery of this zone as land to be investigated for industrial uses that are compatible with 

the nearby communities and the activities of an adjacent port. This area is currently an underutilised asset 

and has the potential to capitalise on the proximity of existing waterside infrastructure and facilities at 

Yaringa Harbour and has access to key transport routes such as the Western Port Highway and Peninsula 

Link. Due to its proximate access to deep waters, the extent of existing marine infrastructure and facilities 

                                                   
1 Department of Industry, Innovation and Science 2017, Australia's Marine Industry Capability Report, available at 
https://archive.industry.gov.au/industry/IndustrySectors/marine/Documents/MarineManufacturing.pdf 
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(i.e. lift, aprons, and storage) as well as the short distance to Western Port Highway and Melbourne, Yaringa 

Harbour presents a suitable waterside location to service a nearby, inland marine industry precinct.  

An analysis of the potential economic output of the marine industry precinct at full capacity has estimated 

that based on 31 industrial jobs per hectare, a potential 1,807 jobs (Bungower Road West)) up to 3,069 jobs 

(Pikes Road) could be accommodated in a new marine industry precinct. This uplift in jobs would therefore 

deliver an estimated $511.3 million in potential economic output which would increase the share of the 

marine industry as a proportion of the overall Mornington Peninsula economy to over 3%, from its current 

share of 1.6%. 

Stakeholder Needs 

In consultation with business and industry stakeholders, a range of development needs and operational 

requirements for a new marine industry precinct were identified. Stakeholder feedback helped inform the 

development of the identified precinct options. This included: 

• Waterside access – some businesses need direct water access while others require either close 

proximity or none 

• Transport access – good quality main road access for suppliers and deliveries is essential 

• Operational efficiency - limited physical space has a consequential impact on the need to accommodate 

parking offsite, reduced staffing amenities and duplicated manual handling processes 

• Insufficient space to grow - ensuring that adequate physical space including buffers is available for 

businesses to grow and expand unencumbered 

• Attracting and retaining staff - a well-planned, high quality precinct would help to attract and retain staff in 

an environment where there is strong competition for staff 

• Attracting ancillary businesses – a large scale precinct would provide an opportunity to attract ancillary 

and supply chain businesses e.g. engine suppliers, stainless steel businesses, componentry, 

upholsterers and painters. 

Identified Precinct Options 

A total of nine sites were identified and assessed to determine their overall suitability to accommodate a 
marine industry precinct. The three best performing site options were identified to the west of Yaringa 
Harbour within a 664 hectare investigation area in Somerville. Although the identified site options at Pikes 
Road, Bungower Road (East) and Bungower Road (West)do not have direct waterside access they are in 
close proximity to waterside access at Yaringa Harbour, to freight transport routes and are located in the 
northern part of the Mornington Peninsula, thereby reducing road based freight costs. All three of the 
potential site options are located within the port related Special Use Zone (SUZ1), albeit in the northernmost 
part. 

Table ES1 – Identified Marine Precinct Options Summary 

Site Land Area (Hectares) Ownership 

1. Pikes Road, Somerville 99 One landowner 

2. Bungower Road (East), Somerville 70.3 Four landowners 

3. Bungower Road (West), Somerville 58.3 Three landowners 

The merits of each site option were assessed via a multi-disciplinary appraisal of their strengths, 
weaknesses, opportunities and threats. Following the application of a Multi-Criteria Analysis (MCA), the best 
performing option to accommodate a new marine industry precinct on the Mornington Peninsula is the 
Bungower Road (West) site. On this basis, the recommended site option is therefore Bungower Road 
(West). This site option has sufficient land area, high quality arterial road access, access to existing services 
infrastructure and an appropriate planning context.  It is therefore the preferred option for the development of 
a marine industry precinct on the Mornington Peninsula.  
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Planning Analysis 

The application of planning controls to achieve the desired planning outcomes for a new marine industry 
precinct is important to guide future decision-making by the private sector and Council. .  

Rezoning the current land will need to be undertaken based on the specialised and unique planning needs of 

the marine industry. Importantly, the rezoned land should have the capacity to address amenity, 

environmental and liveability outcomes. To complement the zone, a range of overlays in the Victoria 

Planning Provisions could also be applied. The Development Plan Overlay is one option to implement the 

intended development requirements and outcomes for a new marine industry precinct.  

Buffer management measures could be included in a schedule. For example, requirements in relation to 

building setbacks, the use of low reflectivity materials and finishes and strategic landscaping. The position 

and design of vehicle access points for the marine industry precinct also requires careful planning and 

design to minimise impacts on the amenity of surrounding properties and other road users. 

A key enabling step in the establishment of a new marine industry precinct would be for Council to undertake 
a planning scheme amendment to facilitate the implementation of the preferred site option. 

Implementation 

A range of factors have been identified to ensure the successful implementation and delivery of a new 
marine industry precinct on the Mornington Peninsula including: 

• Identifying the appropriate delivery model and understanding market needs 

• Identifying catalyst projects 

• Marketing and branding of the marine industry precinct 

• Garnering government support and investment for upgraded road and rail infrastructure 

• Planning controls that accommodate and future proof development staging but are also sufficiently 
flexible to respond to market demand and changing needs. 

Summary 

The development of a new marine industry precinct on the Mornington Peninsula would provide a range of 

direct and indirect economic benefits including additional local employment, growth in the marine industry 

and the associated supply chain businesses. It would present an opportunity to diversify the Mornington 

Peninsula economy by encouraging and stimulating new marine industry investment. The potential economic 

output of a new marine industry precinct on the Mornington Peninsula, at full development, would be $511.3 

million based on new and additional business output in the sector.   

The creation of a new marine industry precinct on the Mornington Peninsula would be a significant economic 

stimulus to local, regional and State economies and ultimately deliver a net community benefit.   
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1 INTRODUCTION 

Arcadis Australia Pacific (Arcadis) and Essential Economics were appointed in June 2018 by Mornington 

Peninsula Shire Council (Council) to prepare a Marine Industry Precinct - Economic Analysis. Given the 

unique locational and geographic advantages of the Mornington Peninsula including a coastline that extends 

over 190 kilometres, the marine industrial sector has long been identified by Council as an opportunity to 

diversify and grow the local and regional economies.  

The Marine Industry Precinct - Economic Analysis establishes the planning and economic development 

settings and implementation requirements to facilitate and catalyse the provision of additional land for marine 

industrial activities. The project represents an important ‘next step’ in the establishment of a new, dedicated 

marine industry precinct on the Mornington Peninsula. 

1.1 Purpose and Objectives 

1.1.1  Purpose 

The purpose of the Marine Industry Precinct Economic Analysis is to identify potential areas on the 

Mornington Peninsula for the establishment of a new, dedicated marine industrial precinct. More specifically, 

the analysis is to appraise precinct planning considerations including zoning and overlay options and 

undertake an economic benefits assessment. 

1.1.2  Objectives 

The overarching objectives of the Marine Industry Precinct Economic Analysis are to: 

• Determine the operational needs and potential future demand for a marine industry precinct(s) through 

extensive stakeholder engagement 

• Designate a suitable site option with sufficient physical area for a marine industry precinct 

• Assess the potential economic and commercial outcomes including an economic benefits assessment 

addressing factors such as employment, investment and economic growth  

• Appraise potential planning controls to ensure they meet local marine industry and ancillary service 

business requirements and are supportive of future business attraction and growth 

• Identify implementation and development requirements associated with the establishment, growth and 

staging of a marine industry precinct. 

1.2 Existing Industrial Land and Marine Businesses 

Mornington Peninsula covers a land area of approximately 720 square kilometres. A key feature of the 
municipality is the extent of its coastline. The coastline extends over 190 kilometres and encompasses 
approximately 10% of Victoria’s coastline (Refer Figure 1 overleaf).  

Mornington Peninsula has a pattern of industrial land development which is relatively dispersed and reflects 
current and historical township settlement patterns. As identified in the Industrial Areas Strategy (2018), total 
occupied industrial land of 239.9ha represents 75% of the net developable industrial land on the Mornington 
Peninsula, and effectively means that up to 25% of developable land, or 77.9ha is available for future 
development. The marine industry sector is an economic asset that is growing. However, due to limited land 
availability and the scattered nature of the existing businesses on the Mornington Peninsula, there is limited 
scope to capture growth in the sector. 
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Figure 1 - Mornington Peninsula 

Marine manufacturing and servicing businesses are currently dispersed throughout Mornington Peninsula’s 

existing industrial precincts located in Mornington, Somerville, Dromana, Rosebud, Rye and Sorrento.  Many 

businesses occupy small industrial estates with limited to no expansion potential. A number of businesses in 

the sector are mobile and travel to various client and waterside sites. Mechanics, electricians and painters 

are examples of these mobile based, service related businesses. Although this project specifically relates to 

a new, dedicated marine industrial precinct, a small number of existing marine industry precincts are located 

across the Mornington Peninsula. These precincts include:  

• Yaringa Boat Harbour – Yaringa Boat Harbour is a harbour with floating berths for recreational boating 

including storage. It has a marine services precinct located adjacent to the harbour on the south side of 

Lumeah Road. The harbour is earmarked for expansion comprising an additional marina berths, future 

hotel accommodation and dry stacking. 

• Cemetery Estate - a heavy industrial and engineering business has indicated a preference to remain and 

grow on their existing site in Cemetery Estate. They have direct water access via a slipway. 

• Boat Yard Martha Cove – set on the periphery of the waterfront residential estate, the Boat Yard Martha 

Cove precinct incorporates trailer storage, travel lift haul out, hard stand, work arm, DIY maintenance and 

full-service vessel maintenance. A future second stage of the precinct will include dry boat storage, fork 

lift services, refit and repair sheds. 

• Rosebud and Sorrento Industrial Areas – these general industrial areas have limited development 

capacity but plan an important role in servicing the southern part of the Mornington Peninsula. Rosebud 

(Boneo Road) has some capacity to accommodate marine industry businesses. Smaller businesses could 

be established in the industrial areas of Rosebud. Sorrento has been recognised as a marine precinct, 

but it is a relatively small, largely developed estate. 

The Mornington Peninsula Industrial Areas Strategy 2018 identified large reserves of land zoned for Port-

related development (i.e. Special Use Zone 1). It was found that these areas may provide “useful 

opportunities to provide additional industrial land for a range of activities, including general and marine-

based industries/businesses”.   
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1.3 Existing Economic Value and Output 

Marine manufacturing and servicing is an important part of the Australian economy, contributing $1.7 billion 

directly in added value to the Gross Domestic Product2. Marine sector businesses generally include boat 

manufacturing, vessel and engine repair, refits, rigging, navigational aids (i.e. buoys and lighting systems), 

lift and storage facilities, chandlery, educational and other ancillary uses. 

Existing marine industrial businesses on the Mornington Peninsula are diverse with some categorised as 

heavy industrial uses whereas others are classified as light industry and technology-based enterprises. 

In 2012, it was estimated that the Mornington Peninsula’s wider marine sector including HMAS Cerberus 

generated an annual output of $1.6 billion and employed approximately 2,100 people3. The marine 

manufacturing sector alone on the Mornington Peninsula currently supports 260 direct local jobs, which 

represents 0.4% of Mornington Peninsula’s total workforce (52,680 jobs)4. Three quarters of the sector’s jobs 

(i.e. 190 jobs) are filled by local residents with the remaining 25% of jobs (i.e. 70 jobs) occupied by workers 

from outside the region. Additional employment would be supported indirectly by the existing marine industry 

through the employment multiplier effect.  

In 2016, the marine industry on the Mornington Peninsula generated an economic output of $235.4 million5. 

Between 2006 and 2016, the marine industry on the Mornington Peninsula has expanded in terms of 

economic output (+$181 million p.a.) and jobs (+86 jobs over the ten-year period)6. Further economic 

analysis is contained in Section 47.  

A number of marine sector businesses operate across multiple sectors, therefore their economic output and 
employment numbers may not have been included in census statistics as they have likely categorised their 
business under a different sector. The overall figures are therefore likely to be conservative estimates of 
economic output and employment for the marine industry sector.  

1.4 Previous Reports and Studies 

A range of previous marine sector reports and studies have been undertaken by Council.  A common thread 

from these reports is the socio-economic importance of the local marine industry and the fact that it has 

significant growth potential as a sector. The reports have also identified the key issues, opportunities and 

feasibility of developing marine industry related precincts.  

Previous studies and reports include of relevance to the project include: 

• Mornington Peninsula Marine Precincts Strategy 2015 

• Mornington Peninsula Industrial Areas Strategy 2018 

• Mornington Peninsula & Frankston Marine Sector Feasibility Study 2012 

• Marine Industry Feasibility Study 2013. 

Summaries of these individual background reports and studies are contained in Appendix A. 

  

                                                   

2 Department of Industry, Innovation and Science 2017, Australia's Marine Industry Capability Report, available at 
https://archive.industry.gov.au/industry/IndustrySectors/marine/Documents/MarineManufacturing.pdf. 
3 Matters More 2012, Mornington Peninsula and Frankston Marine Sector Feasibility Study. 
4 IBISWorld 2017, Boatbuilding and Repair Services in Australia. 
5 REMPLAN, based on ABS Census of Population and Housing 2006 and 2013. 
6 REMPLAN, based on ABS Census of Population and Housing 2006 and 2013. 
7 REMPLAN, based on ABS Census of Population and Housing 2006 and 2016 and allowance for employment in marine-related activities outside of the 
Shipbuilding and Repair Services and Boatbuilding and Repair Services ANZSIC categories. 
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1.5 Rationale for a New Precinct 

The economic and planning rationale of supporting the future growth and development of the marine 

industrial sector on the Mornington Peninsula and a new, dedicated precinct include: 

• Stimulating investment and local marine sector employment opportunities  

• Supporting opportunities for innovation, research and new training opportunities, particularly in advanced 

engineering 

• Harnessing opportunities to enhance productivity in boat building, vessel repair and maintenance, 

marina services and freight and logistics 

• Agglomeration of activities into precincts to cluster existing and new businesses, foster collaboration, 

share knowledge and create a distinctive brand and identity for the sector 

• Sharing of resources and facilities, such as labour and infrastructure, thereby helping to reduce the 

individual costs and barriers to market-entry for small-medium sized businesses 

• Accommodating innovation-driven start-ups and allow small to medium enterprises to grow and prosper 

• Driving increased competitiveness and a stronger market presence from industry clustering  

• Providing a coordinated, strategically planned approach to overall sector growth. 

Due to ongoing economic, industrial (including defence) and population growth, the marine industry sector 

has the potential to be a growth sector on the Mornington Peninsula. Significant socio-economic benefits 

could be secured through targeted investment in a new marine industry precinct on the Mornington 

Peninsula. It is one of the few industries that can achieve 'sustainable competitive advantage' status by 

nature of being on a peninsula.  

1.6 Methodology 

The methodology for the Marine Industry Precinct Economic Analysis comprises a six-stage process as 

depicted in Figure 2 below.  
 

Figure 2 - Project Stages 

Stage 1 – Project Inception

Stage 2 – Background Context 

(Review of Best Practice and Previous Reports and 
Studies)

Stage 3 – Stakeholder Consultation 

(Round 1)

Stage 4 – Identification of Precinct Options, SWOT, 
Economic and Planning Analyses 

Draft Marine Industry Precinct - Economic Analysis Report

Stage 5 – Stakeholder Consultation 

(Round 2)

Stage 6 – Final Marine Industry Precinct - Economic 
Analysis Report
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2 BACKGROUND CONTEXT 

2.1 Features of Marine Industry Precincts 

Australia has a number of large scale marine industrial precincts. Gold Coast City Marina (Queensland), East 

Arm Marine Industry Park (Northern Territory), Prince of Wales Bay Maritime Industrial Precinct (Tasmania) 

and the Australian Marine Complex (Western Australia) are leading examples of strategically planned marine 

industry clusters. Each of these precincts have a distinct role and function and are at different stages in their 

development. They are all experiencing significant demand and growth. There are common characteristics 

and features of these precincts that are noteworthy in the planning of a new, dedicated marine industry 

precinct on the Mornington Peninsula.   

Common features include: 

• Government generally take on an advocacy and facilitatory role in the planning and initial development of 

a marine industrial precinct. Occasionally, this involvement extends to a formal investor role via a joint 

venture or partnership 

• It is evident that industry associations also play a key role in building, creating and sustaining 

momentum. The Tasmania Maritime Network and their ongoing work at Prince of Wales Bay Maritime 

Industrial Precinct is an example of this industry advocacy 

• Strategically located industrial land with high quality infrastructure and close proximity to water. The 

highly successful Gold Coast City Marina is approximately 70 hectares. The proposed East Arm Marine 

Industry Park in Darwin comprises approximately 100 hectares 

• Proximity to high quality major roads that provide efficient freight and logistics network connections and 

convenient access for customers and staff 

• Provision of serviced land in a variety of sizes and ease of access and affordability are common 

attributes. Limited operational constraints are beneficial and Australian Marine Complex for example 

allows 24 hours, 7 days a week for a broad range of building, repair and maintenance activities to be 

conducted 

• Real clustering opportunities and synergies for companies to locate near their major customers. B2B as 

well as B2C relationships therefore should be accommodated in a marine industrial precinct 

• The ability to market one stop shop services is evident in the leading precincts. Also important is the 

capacity to promote specialities and the showcase boat builders and service and repair specialists as 

part of industry conferences and tours 

• Provision of facilities and an environment to foster innovation-driven start-ups and allow small to medium 

enterprises to prosper including provision of high speed broadband. 

2.2 Marine Industry Precinct Case Studies 

The following section provides an overview of two leading marine industry precincts in Australia - the 

Australian Marine Complex (Western Australia) and Gold Coast City Marina (Queensland). The overview 

presents the compositional features, services and economic benefits of these sector leading marine industry 

precincts. 

2.2.1 Australian Marine Complex 

The Australian Marine Complex is located at Henderson, approximately 23 kilometers south of Perth.  

Opened in 2003 and comprising a physical area of 400 hectares, it is Australia’s largest dedicated marine 

industrial precinct.  Overall management of the Australian Marine Complex is the responsibility of LandCorp, 

the Western Australian Government’s land development agency. Th Australian Marine Complex has been 

planned, designed and developed to support the clustering of businesses servicing the marine, defence and 

resources sectors. A total of 150 businesses are located across four sub-precincts including maritime, 
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technology, support industry and fabrication.  Key businesses located in the precinct include the Australian 

Submarine Corporation, Austal Ships, BAE Systems Australia and Strategic Marine. 

 

Figure 3 - Australian Marine Complex 

The large-scale ship-lift and dry berth facilities are the major infrastructure assets located at the Australian 

Marine Complex.  These assets were developed with a combination of Commonwealth and State 

Government funding. It is relevant to note that the establishment of these facilities were strategically 

supported by the future fleet maintenance needs of the nearby Stirling Naval Base. The common user facility 

at the complex is operated by a private company. 

The area known as the Maritime Precinct is approximately 35 hectares. It contains five primary shipbuilders 

and many other smaller companies that manufacture and repair vessels in the 15 to 130 metre range.  The 

Support Industry Precinct comprises 38 hectares and provides serviced land for small to medium-sized 

businesses and suppliers.  It provides goods and services to the Australian Marine Complex as well as a 

range of domestic and international marine sector customers.  The Support Industry Precinct provides the 

opportunity for supply chain and logistics companies to locate close to major customers. The Fabrication 

Precinct comprises 40 hectares and includes the common user facility which accommodates local industry 

participation on major projects. 

2.2.2 Gold Coast City Marina and Ship Yard 

Located at Coomera on approximately 17.5 hectares, the privately owned and operated Gold Coast City 

Marina and Ship Yard is dedicated to the manufacture, servicing/repairs and refits of recreational boats.  A 

recently announced Stage 2 will see the facility expand to occupy 37.5 hectares of a broader 250-hectare 

marine industry precinct. 
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Figure 4 - Gold Coast City Marina 

The complex has over 80 on-site trades and over 700 onsite contractors. According to the Australian 

Commercial Marine Group, services available at Gold Coast City Marina and Ship Yard include antifouling, 

boat building, chandlery, detailing, design, fabrication and welding, fine timber work, hydraulic engineering, 

logistics, marine electricians, mechanical services, painting and finishing, refrigeration and plumbing, rigging, 

sandblasting, shipwrights, surveyors, trimming and upholstery. A wide variety of short and long-term berthing 

and dry storage options are available at the facility. 

The Gold Coast City Marina and Ship Yard markets itself as the provider of one stop shop facilities and 

services including project management of vessel repair or new builds. In terms of project management 

capability, the complex has a number of qualified and accredited project managers. Also available onsite are 

accredited marine surveyors and naval architects who specialize in 3D laser measurements, salvage 

consultancy, accident investigation and new build design. 

Gold Coast City Council has estimated that the ultimate development of the marine industry precinct 

including the Gold Coast City Marina and Ship Yard could conservatively yield 5000 jobs. 

2.2.3 Summary 

General observations from the previous studies and reports are summarised as follows: 

• Marine-related manufacturing and servicing is a specialist or niche sector that is a unique with inherent 

local advantages. It is a small but expanding proportion of local industry  

• There is a need for greater recognition of the marine industry’s major contribution to the economic and 

social well-being on the Mornington Peninsula. Without marine precincts capable of attracting 

investment, it seems likely that the Mornington Peninsula will lose investment to interstate and 

overseas locations 

• In identifying the demand for additional industrial land, it is important to consider marine industry 

requirements. One or more marine industry precincts with water access and an accessible location 

could be developed to grow the sector 

• A significant proportion of the existing industrial land is not suitable for development due to localised 

constraints. An overall shortage of industrial zoned land exists on the Mornington Peninsula. To 

capitalise on the significant opportunities for the sector, there is distinct need for additional industrial 

zoned land to accommodate growth in the region’s marine industries 
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• The Marine Sector Feasibility Study 2012 concluded that there are three likely opportunity sites for the 

establishment of coastal based marine industry precincts – Martha Cove, Yaringa Harbour and 

Hastings (Western Port)   

• The Industrial Areas Strategy identified large reserves of land zoned for Port-related development (i.e. 

Special Use Zone 1) on the edge of a number of the townships and land which is relatively remote 

from the core port development area (i.e. Long Island / Hastings). It was found that these areas may 

provide “useful opportunities to provide additional industrial land for a range of activities, including 

general and marine-based industries/businesses” 

• There are very few areas where marine industry businesses can establish close to the water, and this 

increases operational costs for those businesses 

• The availability and retention of skilled labour is an ongoing issue for marine industries on the 

Mornington Peninsula with the competition for trades and talent a significant obstacle 

• The coastal environment has a complex governance structure and planning context. Enacting a 

specialised or tailored planning framework would address this complexity, aid the multi-stage 

development of a marine industry precinct and assist in future business attraction and growth. 
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3 CONSULTATION 

The initial phase of stakeholder consultation and engagement for the Marine Industry Precinct - Economic 

Analysis was undertaken to develop an appreciation and understanding of the level of demand and specific 

business needs associated with establishment of a marine industrial precinct on the Mornington 

Peninsula. Stakeholders were invited to attend two stakeholder forums held at Hastings and Rosebud in 

October 2018. A range of face to face meetings were also conducted with local marine industry businesses. 

The stakeholder forums and face to face meetings were attended by local businesses and organisations with 

existing and potential interests in the following: 

• Marinas 

• Boat building and maintenance 

• Manufacturing of marine equipment and navigational aids  

• Aquaculture and offshore wind turbines 

• Engineering, technology and R&D. 

Where requested, business site visits and tours were undertaken. The opportunity to visit key marine 

industrial businesses provided extensive information on the potential benefits and challenges associated with 

a new, dedicated marine industrial precinct.  

The following section summarises the key stakeholder needs, challenges and opportunities. This stakeholder 

input has directly informed the development of precinct options outlined in Section 5. 

3.1 Landside and waterside access 

A number of landside and waterside access issues were identified by marine industry stakeholders. From a 

landside perspective, some businesses indicated that their current vehicle access arrangements for 

incoming and outgoing deliveries are constrained.  This leads to a reduction in safety and contributes to 

inefficient site operations.  

Landside access: A marine industrial business located in a local industrial estate has large volumes of 

outgoing deliveries that require truck access to their site. Up to 12 x 40ft containers a day are moved to and 

from the site. Significant on street car parking combined with insufficient road width constrains the movement 

of trucks into and out of a number of properties.   

Waterside access: Boat builders that require regular waterside access for vessel testing and commissioning 

use local boat ramps. These processes involve moving large boats and can be costly as transport 

challenges arise from road-based constraints including new streetscape treatments, traffic calming works 

and overhead powerlines.  

Another issue highlighted by businesses is the current lack of boat ramp facilities for launching recreational 

and commercial boats across the Mornington Peninsula. Existing boat ramp capacity constraints at 

Blairgowrie, Patterson Lakes and Rosebud in particular was noted. In this respect, the Mornington Peninsula 

Marine Alliance have recently commenced a project to identify a preferred site on the Western Port Bay 

coastline for the establishment of a state significant boat ramp. 

3.2 Operational efficiency 

Availability and size of industrial lots: There is limited industrial land on the Mornington Peninsula with 

available land generally undersized.  For a number of stakeholders, small industrial lots are presenting 

operational constraints and limiting potential future growth. Physical space limitations at existing sites is 

leading to the need to accommodate staff and visitor parking offsite and, in certain instances, reducing 

available staff amenities.   

Businesses operating with limited physical space are confronted with inventory management challenges and 

for the storage of materials.   
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Due to the lack of physical space and inadequately sized industrial lots, some businesses have expanded in 

an ad hoc manner by occupying adjoining and nearby sites. In terms of business operations this reduces 

efficiency and it also presents potential safety issues for pedestrians and forklifts having to cross the street.  

A civil construction firm that works extensively in the marine sector observed that one centralised site would 

significantly increase their operational efficiency, lower operational costs and enable them to employ more 

staff. 

3.3 Expanded operations 

Restricted capacity to expand: For a number of businesses, the inadequate size of their site(s) and 

location within existing industrial estates do not support their existing and/or proposed future operations. 

Many businesses have grown significantly in recent years and they are now in a position where they are 

unable to keep up with customer demand for their products and services across Australia and internationally. 

On larger sites, these businesses would be able to expand their operations and employ more staff. An 

inability to expand on existing sites is a common barrier to the ongoing growth and development of the local 

marine industrial sector. One manufacturer observed that there is currently enough demand for their vessels 

to build up to another four boats a year with expanded facilities.  

3.4 Staff retention and attraction 

Site operational constraints ultimately impact a business’ ability to provide high quality, safe work 

environment, learning and development facilities as well as event and conference spaces. Currently, over 

300 full time and part time staff are employed across the larger marine businesses based on the Mornington 

Peninsula (not only in marine industry) and by moving to a dedicated precinct with bespoke facilities, they 

report that they could double the number of employees. Businesses reported that location and travel time is 

a major factor in attracting and retaining staff. A boat builder indicated that a large industrially zoned site to 

the north would allow them to attract and retain staff given that it is closer to where many of their employees 

reside. 

A mobile based marine mechanics business indicated that they have significant difficulties attracting and 

retaining staff due to the significant competition for talented mechanics in Victoria. Mechanical and 

mechatronic engineering skills are highly desirable across multiple sectors. A new dedicated marine industry 

precinct incorporating a quality work environment together with a range of amenities and facilities would help 

to attract and retained employees with advanced engineering and mechanical skills. It would also help foster 

innovation and the development of new products and services.  

3.5 Summary of Key Stakeholder Issues 

Key stakeholder issues and feedback are summarised in Table 1 below.  

Table 1 - Key Stakeholder Issues 

Stakeholder theme Issue 

Waterside access 
There is a general need for businesses to have either direct water access or close 

proximity to the water to launch vessels/equipment 

Road access 
A strong preference exists for major road access for supplier and customer deliveries, 

staff and visitors including customers 

Operational efficiency 

Limited physical space on existing sites has a consequential impact on operational 

efficiency including the need to accommodate parking offsite, reduced staffing 

amenities and duplicated manual handling processes 

Insufficient space to grow 
A lack of larger sized industrial lots on the Mornington Peninsula with buffers.  This 

results in: 
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Stakeholder theme Issue 

• Small lot size constraints are leading to operational inefficiencies  

• Opportunistic acquisition of nearby sites 

• Inability to scale operations 

• Increased manual handling of inventory and goods. 

Attracting and retaining 

staff 

 

Competition for talent - advanced engineering skills are in demand from competing 

industries 

Lack of physical space - limits expansion of training and staff facilities including dining 

areas, bathrooms and end-of-trip facilities 

Attracting ancillary 

businesses 

Inability to attract ancillary businesses e.g. engine suppliers, stainless steel 

businesses, componentry, upholsterers and painters 

• Limited by size of industrial zones and current zoning parameters. 
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4 ECONOMIC ANALYSIS 

4.1 Marine Industry Economic Output and Employment 

An analysis of ABS Census data for 2006 and 2016 shows that the marine industry sector on the Mornington 
Peninsula has expanded in terms of economic output (+$181 million) and jobs (+86 jobs) over the ten-year 
period.  

Over the period 2006 to 2016, the marine manufacturing sector increased from 3% of Mornington 
Peninsula’s total manufacturing sector to 13% of total manufacturing output. Importantly, the marine 
manufacturing sector is growing at a time when the overall manufacturing sector in the region is undergoing 
decline and is being transformed by technology. On this basis, the marine manufacturing sector, as a sub 
sector of overall manufacturing, is an important driver of growth for the regional economy. 

When compared to growth in other sectors across the municipality (refer to Table 2 below), marine industry’s 
economic output has doubled from 0.8% to 1.6% of total economic output. The sector’s employment share 
has however declined slightly from 0.6% to 0.4% of all jobs in the municipality, although overall employment 
in the marine industry sector did grow over the 10-year period.  

This reflects the high level of ‘value-adding’ associated with the marine industry and that operations are 
increasingly capital, rather than labor intensive. An increasingly sophisticated marine industry is establishing 
on the Mornington Peninsula with a focus on applying new technology and delivering more advanced, 
innovative products and services. 

Table 2 - Mornington Peninsula Marine Industry – Economic and Employment Trends, 2006 to 20168 

Economic 
Measure 

2006 2016 
Change 2006 to 

2016 
Change share 

 Output 
Share of 

Shire Output 
Output 

Share of Shire 
Output 

Output 
Share of Shire 

Output 

Economic Output $54.4m 0.8% $235.4m 1.6% +$181m 0.80% 

Direct 
Employment 

174 jobs 0.6% 260 jobs 0.4% +86 jobs -0.20% 

 
The distribution of the marine industry across the Mornington Peninsula is currently relatively fragmented, 
with ABS data indicating that Mornington, Hastings, Somerville and Sorrento currently dominate local 
employment, although marine industry jobs are also located in other areas such as Dromana.  Except for 
Sorrento, which is a small industrial precinct of approximately 2.5 hectares and is dominated by marine 
businesses, industrial activity is dispersed and economic synergies that could be derived from co-location 
are not being fully realised. 

Further opportunities for enhanced economic activity and employment in the marine industry sector are 
being compromised by: 

• The lack of an integrated marine industry capability where opportunities for local supply chains and other 

support are not being realised 

• The inability of existing marine industry participants to grow and evolve within the Peninsula. 

 

 

  

                                                   

8 REMPLAN, based on ABS Census of Population and Housing 2006 and 2016 and allowance for employment in marine-related activities outside of the 
Shipbuilding and Repair Services and Boatbuilding and Repair Services ANZSIC categories. 
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4.2 Potential Economic Output and Employment 

Potential economic output of a marine industry precinct on the Mornington Peninsula can be calculated 
based on average economic output per job based from ABS census data as shown below.  

Potential economic output = average economic output per job x estimated potential employees 

Potential tenants include the existing marine industry businesses on the Mornington Peninsula, associated 

supply chain businesses and new businesses seeking to locate at the precinct. The final business mix would 

be determined by tenant and sector demand when the precinct becomes operational.  

Based on an average of 31 industrial jobs per hectare, an estimated potential 1,807 jobs (Option 3 – 

Bungower Road (West)) up to 3,069 jobs (Option 1 – Pikes Road) could be accommodated in a new marine 

industry precinct on the Mornington Peninsula9. This estimate is derived from an average industrial job 

density figure based on 12 jobs per hectare for heavy industry and 48 jobs per hectare for light industry.  The 

total indirect jobs created would be between 1,556 and 2,643 jobs.  This brings the total jobs that would flow 

throughout the Mornington Peninsula economy between 3,360 to 5,712 (based on 2016 REMPLAN data). 

In indicative terms, the proposed marine industry precinct has the opportunity to increase the share of the 

marine industry as a proportion of the overall Mornington Peninsula economy to over 3%, from its current 

share of 1.6%. 

Forecasting the opportunities for supply chain businesses within the Mornington Peninsula is uncertain given 

that locational decisions for individual businesses are inherently difficult to forecast in advance. In some 

instances, the marine industry precinct would create supply chain opportunities for businesses in other parts 

of Melbourne, thus adding to State economic capability. However, over time the marine industry precinct 

would attract and grow local businesses seeking to service the supply chain for other marine-related 

activities.   

4.3 Industrial Land Property Market 

As the identified marine industry precincts are in Somerville, vacant land and industrial land data has been 

analysed for the township since 1998. As depicted in Figure 3 below, there is a strong trend of increasing 

prices across vacant and industrial land. 

Median vacant land prices increased by 9.1% per annum to $376,000 in Somerville between 1998 and 2018. 

This data indicates that a strong demand for vacant land over the past 20-years, and it is reflected in 

relatively robust price increases.  

Overall, the market data indicates a strong likelihood that the development of a marine industry precinct will 

be supported by financially feasible land values with a capacity to generate private-sector investor interest. 

                                                   

9 Envision Eugene Technical Resource Group 2011, Employment Lands Assumption Summary.  
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Figure 5 - Somerville Industrial Property Data 1998 – 2018 

 

4.4 Economic Success Factors 

IBISWorld identifies the following economic success factors for the marine industry sector, specifically those 

providing boat building and repair services: 

• Access to the latest available and most efficient technology and techniques  

• Production of goods currently favoured by the market 

• Proximity to key markets 

• Having an extensive distribution/ collection network 

• Effective quality control  

• Establishment of export market. 

The above economic success factors are considered favourable in the Mornington Peninsula context. 

4.5 Summary 

Overall, the economic analysis for a new marine industry precinct on the Mornington Peninsula identifies 

that: 

• The marine industry sector’s share of the Mornington Peninsula economy is growing with evidence 

suggesting a more advanced and technology focussed capability 

• In 2016, the marine industry sector was conservatively estimated to generate $235.4 million of 

economic output on the Mornington Peninsula and 260 direct jobs 

• An estimated potential 1807 jobs (Option 3) up to 3069 jobs (Option 1) and $511.3 million worth of 

economic activity could potentially be supported on-site (indicative forecast) in the near-term 

• The potential for private sector investment in a marine industry precinct is supported by rising land 

values in Somerville 

• The creation of a marine industry precinct could increase the share of economic output to 3% or above 

of the Mornington Peninsula economy, up from 0.8% currently 

• The Mornington Peninsula has competitive advantages for the sector from which the proposed marine 

industry precinct has the potential to generate substantial economic benefit. 
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5 PRECINCT OPTIONS 
Previous studies have identified the lack of fit-for-purpose industrial zoned land for the marine industry on the 
Mornington Peninsula. The investigation has examined the Mornington Peninsula, existing marine cluster 
locations and vacant industrial land. Port Phillip Bay was ruled out as there were no appropriate sites, 
existing marine cluster locations were too small and there was no available vacant land of a size and form fit 
for a marine industry precinct in any of the existing industrial zoned land. 
 
Based on these reports, together with industry feedback obtained in the initial stakeholder consultation 
phase, three potential new marine industry precinct options on the Mornington Peninsula have been 
identified. The consultation indicted that direct access to water was not essential and given the lack of 
suitable developable land with direct waterside access, priority was given to identifying sites on the Western 
Port side of the Mornington Peninsula in the Port Special Use Zone.  The Port of Hastings Development 
Authority has identified the land adjacent to the main port precincts on the north west and south west 
periphery of this zone as land to be investigated for industrial uses that are compatible with the nearby 
communities and the activities of an adjacent port. This area has the potential to capitalise on the proximity 
of existing waterside infrastructure and facilities at Yaringa Harbour and has access to key transport routes 
such as the Western Port Highway and Peninsula Link.  Due to its proximate access to deep waters, the 
extent of existing marine infrastructure and facilities (i.e. lift, aprons, and storage) as well as the short 
distance to Western Port Highway and Melbourne freight connection, Yaringa Harbour presents a suitable 
waterside location to service a nearby, inland marine industry precinct.  
 
The new marine industry precinct options were identified by applying a set of precinct identification principles 
to a general investigation area commencing at Yaringa Harbour and extending westwards. The following 
section summarises this process, the identified precinct options and potential planning controls. A high-level 
SWOT and a qualitative multi-criteria analysis have been undertaken to appraise the performance of each 
precinct option against key design and technical considerations. 

5.1 Precinct Identification Principles 

Arcadis and Essential Economics developed and applied a set of multi-disciplinary principles to the 

development and assessment of marine industry precinct options based on industry knowledge and 

stakeholder feedback. These principles also align with the principles established by Essential Economics in 

the Mornington Peninsula Shire Industrial Areas Strategy (2018). 

The specific precinct identification principles were: 

• Land – sufficient physical area, land configuration, tenure and easements 

• Waterside access - ensure either direct or close waterside access with sufficient water depth 

• Road access - appropriate land transport access arrangements for efficient access to Yaringa Harbour 

and key freight routes including the Western Port Highway and Peninsula Link 

• Amenity and social – recognise potential amenity and social impacts and capacity to minimise adverse 

effects  

• Environment - recognise environmentally sensitive areas and capacity to minimise adverse effects 

• Heritage – recognise listed heritage places and assets and capacity to minimise adverse effects 

• Planning - ensure compatible adjacent land nearby land use(s) and alignment with planning policy and 

controls 

• Infrastructure – availability and capacity to connect utility services 

• Deliverability – potential deliverability and adaptability i.e. staging, scalability, future flexibility and master 

planning opportunities. 

5.2 Investigation Area 
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The previous background reports and studies commissioned by Council were used as the basis for 

identification of the investigation area. Summaries of these individual background reports and studies are 

referenced in Appendix A. Due to the sensitive coastal environment as well as the extent of land use and 

development along the Western Port Bay and Port Phillip Bay coastlines, the capacity to establish a new 

marine industry precinct on land holdings with water frontage is limited. In this respect, the Marine Sector 

Feasibility Study (2012) concluded that there are three likely opportunity sites for the establishment of 

coastal based marine industry precincts – Martha Cove, Yaringa Harbour and Hastings. In addition, 

stakeholder feedback indicated that although direct waterside access is not necessary, ease of road access 

to water and service infrastructure was a priority. 

Martha Cove is currently being developed as a small scale marine industrial facility. Additional marine 

industrial development beyond that currently under construction is limited due to land availability and a 

significant residential interface. Other areas located along the Port Phillip Bay coastline were also discounted 

due to land and physical constraints including significant residential interfaces. Land adjacent the existing 

marina complex at Hastings has insufficient physical area and is encumbered by residential interface 

constraints. Both Martha Cove and Hastings are therefore not viable options for a new large-scale marine 

industry precinct. 

Potential sites in the vicinity of the Port of Hastings were identified but were ultimately discounted as they 

form part of the core port land asset are to be preserved for port development in the future.  Land located to 

the south of Pikes Road and O’Neills Road was also discounted as it is reserved for future development as 

part of the Port of Hastings. 

Yaringa Harbour is located on the western edge of Western Port Bay to the north of the state significant port 

area at Hastings. With access to deep water and a range of existing marine industrial activities, strategically 

it provides a logical focal point for the establishment of a new marine industry precinct. It has convenient 

access to Bungower Road, a key east-west road on the Mornington Peninsula. Yaringa Harbour has the 

largest waterside marine services infrastructure in the region. This includes a boat ramp, two straddle 

carriers for lifting boats up to 40 tonnes and a crane jib for transfer of boats10. An expansion of the facility has 

been approved and comprises an additional 180 marina berths, future hotel accommodation and dry 

stacking. The expansion also includes connection to reticulated sewerage. 

Yaringa Harbour has some scope to accommodate additional marine industrial activities in the short-medium 

term. However, due to low density rural residential properties and vegetation constraints further to the west 

along Lumeah Road, there is limited land availability for a contiguous marine industry precinct. Yaringa 

Harbour is therefore well placed to be a focal point for nearby but not necessarily adjacent marine industrial 

uses and development. The general clustering of marine industrial activities in the area near Yaringa 

Harbour could be expected to deliver beneficial impacts in terms of business synergies, collaboration and 

marketing.   

The Industrial Areas Strategy (2018) identified large reserves of land zoned for port-related development (i.e. 

Special Use Zone 1) on the edge of a number of the townships and land which is relatively remote from the 

core port development area (i.e. Long Island / Hastings). The Strategy found that these areas may provide 

“useful opportunities to provide additional industrial land for a range of activities, including general and 

marine-based industries/businesses”. 

Based on Yaringa Harbour as a focal point, an investigation area for potential options was identified (refer 

Figures 5 and 6 below). The investigation area seeks to directly capitalise on the existing waterside 

infrastructure and facilities at Yaringa Harbour. It comprises an overall area of approximately 664 hectares. 

Land to the south of the Pikes Road was discounted on the basis that this land has been reserved for future 

state significant port related development at the Port of Hastings since the 1970s. An industrial site located 

further to the south in Cemetery Estate, has existing waterside infrastructure including a slipway. It was 

discounted as an option to accommodate a new, large-scale precinct largely due to the extent of native 

vegetation coverage in the surrounding area. The industrial site does however have limited expansion 

potential around the existing business activities.  

                                                   

10 Matters More Consulting 2012, Mornington Peninsula & Frankston Marine Sector Feasibility Study. 
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Figure 6 – Investigation Area 

 

Figure 7 - Investigation Area Planning Zones 

5.3 Precinct Options  

Utilising the investigation area located on the periphery of the Port of Hastings landholdings as the focal 

point, a total of total nine site options were identified for the development of a marine industry precinct (refer 

Figure 6. Three potential options were identified for further evaluation and they are summarised in Table 3 

below and depicted in Figure 8. The three site options are currently zoned Special Use 1 (Port Related Uses) 

under the Mornington Peninsula Planning Scheme. 
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Table 3 - Marine Precinct Options Summary 

Site Land Area (Hectares) Ownership 

1. Pikes Road, Somerville 99 One landowner 

2. Bungower Road (East), Somerville 70.3 Four landowners 

3. Bungower Road (West), Somerville 58.3 Three landowners 

Figure 8 - Marine Industry Precinct Options 

5.4 Pikes Road, Somerville 

5.4.1  Site Description 

The potential Pikes Road site option is located on the northern side of Pikes Road. It is positioned 

approximately 1.2 kilometres west of Yaringa Harbour. The Pikes Road site comprises approximately 99 

hectares and is predominantly used for productive agricultural purposes. The site has an irregular 

configuration but it has the benefit of significant road frontage. In this respect, it is bounded by Tyabb-

Tooradin Road to the north, Whitneys Road to the east and Pikes Road to the south. The site therefore 

provides efficient main road access for freight and transport. In addition, the site has efficient access to 

Yaringa Harbour via Whitneys Road and Lumeah Road. The southern portion of the site along Pikes and 

Whitneys Roads is currently unsealed. 
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Figure 9 - Pikes Road Site Option (View north from Pikes Road) 

 

    Figure 10 - Pikes Road Site Option 

5.4.2  Planning Controls and Land Status 

The majority of the Pikes Road site is located within a Special Use Zone (SUZ1) under the Mornington 

Peninsula Planning Scheme. A Public Use Zone – Service and Utility (PUZ1) easement diagonally intersects 

the site from south west to north east (shown as yellow in Figure 11). A Bushfire Management Overlay 

affects the site in the southern eastern corner adjacent to the Pikes Road and Whitneys Road intersection.
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Figure 11 - Pikes Road Site Zoning  

There are five titles on the Pikes Road site. All of the titles are registered to one landowner.  

5.4.3 SWOT Analysis 

  

Land 

• Extensive services easements dissect 

and encumber the site thereby reducing 

the potential for contiguous landholdings 

Infrastructure  

• No sewer infrastructure 

• Presence of high voltage transmission 

line on easement 

• Major gas pipeline easement encumbers 

southern part of the site 

• Adjoining road to the south is unsealed 

(Pikes and Whitneys Road) 

Planning 

• The site is subject to the Port Related 

Uses Local Planning Policy - Clause 

22.09 in the Mornington Peninsula 

Planning Scheme.  The policy imposes 

controls on industrial uses (further 

discussed in Section 6) 

Waterside access 

• Close proximity and direct access to Yaringa Harbour 

Road access 

• Efficient access to Port of Hastings via direct connection of 

Pikes Road to Dandenong-Hastings Road 

Land  

• Large titles with only one landowner 

• No buildings currently exist on site 

Environment 

• No significant flora and fauna concerns given historical use of 

the land for productive agriculture 

Planning 

• The site is zoned Special Use Zone – Schedule 1 (Port 

Related Uses) thereby making a transition to a marine 

industrial precinct easier to affect 

Infrastructure 

• Water mains traverse the site and on Whitneys Road  

• High speed broadband available 

STRENGTHS AND OPPORTUNITIES WEAKNESSES AND THREATS 

Table 4 - Pikes Road SWOT Analysis 
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5.4.4 Summary 

Pikes Road is a large, 99-hectare site currently used for productive agricultural purposes. It has been 

identified as an option that has significant potential for the development of a new marine industry precinct. 

Based on an average of 31 jobs per hectare, it is estimated that a total of 3,069 jobs could be provided on 

this site.  

The site is located just over one kilometre to the west of Yaringa Harbour and it has direct access to Yaringa 

Harbour via Lumeah Road.  

Given its historical farming use, the limited number of onsite buildings and the fact that it has been 

significantly cleared, there is potentially an easier planning approvals pathway. The single land ownership 

structure provides an easier implementation and market ready option.  

In relation to service infrastructure, there are water mains that traverse the site and on Whitneys Road. 

The main constraint with the Pikes Road site option is the overall extent of services easements and 

potentially an inability to deliver contiguous landholdings. However, with the large overall size of the site, 

suitable sites could be created to accommodate a range of marine industrial activities. 

5.5 Bungower Road (East), Somerville 

5.5.1  Site Description 

The Bungower Road (East) site option is located approximately 1.5 kilometres to the north west of Yaringa 

Harbour. The potential site option is bounded by Tyabb - Tooradin Road to the south and by Bungower Road 

to the north (refer Figure 10) The largely cleared site is approximately 70.3 hectares and has an irregular 

configuration. 

 

Figure 12 - Bungower Road (East) Site Option 

The Bungower Road (East) site is located on the corner of Bungower, Tyabb-Tooradin, Whitneys Road and 

the Western Port Highway. It would provide an efficient connection for freight and transport to the Western 

Port Highway, a classified national freight route. The site would have relatively direct access to Yaringa 

Harbour via Whitneys Road and Lumeah Road. 
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There are several properties and buildings currently on the site with the majority fronting onto Bungower 

Road. It is noted that properties fronting Tyabb - Tooradin Road are predominantly used for agriculture. 

      Figure 13 - Bungower Road Site Option (view south from Bungower Road)11 

5.5.2  Planning Controls and Land Status 

The Bungower Road (East) site is located wholly within the Special Use Zone (SUZ1) under the Mornington 

Peninsula Planning Scheme (refer to Figure 12). A Public Acquisition Overlay (PAO) applies to the two 

western lots where they front onto Dandenong-Hastings Road. The PAO reserves land for road widening 

purposes and indicates that the land may be compulsorily acquired. 

The site comprises a total of four land titles that vary in size. The site has four separate landowners. 

   
Figure 14 - Bungower Road (East) Site Zoning and Overlays 

  

                                                   

11 Google Earth 6.0. 2018. 50 Bungower Rd, -38.2386622,145.2255295, viewed 2 November 2018. 

<https://www.google.com/maps/@-38.2386622,145.2255295,3a,75y,186.08h,94.16t/data=!3m6!1e1!3m4!1sh_nMGMXMc-J3Cs0_FKnt9Q!2e0!7i13312!8i6656> 
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5.5.3 SWOT Analysis 

 

5.5.4 Summary 

Bungower Road (East) site is a large 70.3 hectare site that is well positioned with regards to proximity to 

Yaringa Harbour and has efficient sealed road access as it is bounded by Bungower Road and Tyabb - 

Tooradin Road. It also has the benefit of direct access to a key freight corridor which is a national freight 

route. Based on an average of 31 jobs per hectare, it is estimated that a total of 2,179 jobs could be provided 

on this site. 

The site does not have significant environmental constraints and it has been largely cleared due to the 

historical farming activities. The various sizes of the lots in this precinct option provide staging opportunities 

to accommodate different sized marine industry businesses. The site would allow for contiguous 

development (i.e. staging) in an east west direction along Bungower Road. 

In relation to services, there is a water main that runs along the northern side of Bungower Road.  

The site contains four titles with four different landowners, which may add to the implementation and delivery 

risk. Multiple titles with multiple landowners would make land assembly and implementation more 

challenging. 

  

Planning 

• A number of properties and buildings exist on 

the northern side of Bungower Road 

Infrastructure  

• No water infrastructure on Tyabb - Tooradin 

Road  

• No reticulated sewer infrastructure 

• No underground gas infrastructure 

• High voltage (66kV) overhead lines on 

western side of Western Port Hwy  

Land  

• Multiple titles with multiple landowners may 

present more challenges for land assembly 

and development implementation 

 

 

Waterside access  

• Efficient road access to Yaringa Harbour  

Road access 

• Bounded by main roads suitable for road freight and 

access to Port of Hastings 

• Key national freight route access 

Land 

• Lots are of various sizes  

Environment 

• No significant environmental constraints 

Infrastructure  

• 100mm private water pipelines along Bungower Road 

• All access roads are sealed 

• High speed broadband available 

 

STRENGTHS AND OPPORTUNITIES WEAKNESSES AND THREATS 

Table 5 - Bungower Road (East) SWOT Analysis 
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5.6 Bungower Road (West), Somerville 

5.6.1  Site Description 

The Bungower Road (West) site option is located approximately four kilometres to the north west of Yaringa 

Harbour.  The site has an approximate area of 58.3 hectares. The potential site option is bounded by Lower 

Somerville Road to the west and Bungower Road to the north. The site is located equidistant between two 

key arterial roads - Frankston - Flinders Road and the Western Port Highway. Lower Somerville Road is 

currently an unsealed road. Refer to Figure 15 overleaf. 

There are several properties and buildings currently on the site. A heritage listed dwelling is located on the 

corner of Bungower Road and Lower Somerville Road and another building in the south west corner front 

Lower Somerville Road.  

5.6.2  Planning Controls and Land Status 

The Bungower Road (West) site is located wholly within the Special Use Zone (SUZ1) under the Mornington 

Peninsula Planning Scheme (refer Figure 16 overleaf). A Heritage Overlay applies to the dwelling located at 

83 Bungower Road.  The Heritage Overlay is related to the Thomas Brunning Occupation Periods from 

1981. No other planning overlays exist on the site. 

The site comprises three lots, which are owned by three different landowners.  

 

Figure 15 - Bungower Road (West) Site Option 
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Figure 16 - Bungower Road (West) Zoning and Overlays 

5.6.3 SWOT Analysis  

Planning and amenity/social 

• Land adjacent to the west is currently zoned Low 

Density Residential and may require the 

application of a buffer to manage the interface 

Heritage 

• A Heritage Overlay (HO269) affects the existing 

dwelling and land in the north west corner of the 

site (Thomas Brunning Occupation Periods) 

Land  

• Multiple titles with three landowners may present 

more challenges for future land assembly and 

development implementation. 

 

 

 

 

 

 

Waterside access  

• Efficient access to Yaringa Harbour  

Road access 

• Extensive main road frontage along Bungower 

Road 

• Close proximity to key freight routes including 

Western Port Highway and Frankston - Flinders 

Road 

Environment  

• No significant environmental constraints 

Infrastructure  

• 100mm private water reticulation pipelines on 

Bungower Road and Lower Somerville Road 

• Existing gas pipeline located in close proximity 

• Western Port - Altona - Geelong (WAG) oil 

pipeline traverses Bungower and Lower 

Somerville Roads at the north west periphery of 

site 

• Opportunity to extend and connect gas and sewer 

infrastructure 

• High speed broadband available 

 
Land 

• Rectangular configuration with sufficient physical 

area  

STRENGTHS AND OPPORTUNITIES WEAKNESSES AND THREATS 

Table 6 – Bungower Road (West) SWOT Analysis 
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5.6.4 Summary 

Of the three sites, Bungower Road (West) is approximately 58.3 hectares and located the furthest from 
Yaringa Harbour. It is however well positioned in terms of proximity to key freight corridors including 
Frankston - Flinders Road and the Western Port Highway. The western edge of the site fronts onto Lower 
Somerville Road, which is an unsealed road. Based on an average of 31 jobs per hectare, it is estimated that 
a total of 1,807 jobs could be provided on this site.  

The site does not have any significant environmental constraints given that it has been largely cleared for 
agricultural activities. There are minor planning and heritage limitations associated with the site but they are 
not considered to be insurmountable development constraints. Adjacent Low Density Residential land exists 
immediately to the west of the site. This may require the application of a buffer to manage the interface and 
potential negative externalities (i.e. amenity and residual emissions). The local heritage listing in the 
Mornington Peninsula Planning Scheme relates to the existing dwelling and associated trees. The applicable 
statement of significance references the Brunning’s house. The heritage significance arises from the 
property’s association with pioneering orchardists and nurserymen on the Mornington Peninsula. The 
heritage significance is contained to a small portion of the site and could be addressed as part of detailed 
site planning in the future.  

In relation to service infrastructure, there are water mains that run along the northside of Bungower Road 
and eastside of Lower Somerville Road. There is also a natural gas line along Bungower Road. It currently 
terminates close to the site at the Lower Somerville Road intersection. The Western Port - Altona - Geelong 
(WAG) oil pipeline traverses Bungower and Lower Somerville Roads at the top of the site’s north west 
periphery and is not considered a major impediment to the development of the site as it could be within any 
proposed buffer zone for future development. 

The site contains three titles with different landowners which may add to the implementation and delivery 
risk. Multiple titles with multiple landowners may present more challenges for future land assembly and 
development implementation.  
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5.7 Preferred Precinct Option Analysis 

An Objective Based Evaluation Methodology (OBEM) process was used to undertake a multi-criteria analysis 
(MCA) of the three site options. The OBEM is a widely accepted methodology that provides a robust and 

transparent evaluation framework for project planning and appraisal. As part of the MCA we included a score (1 
to 5) to provide an element of quantification to what is a performance-based appraisal system (Table 7). 
Scoring is undertaken against eight overarching evaluation criteria including:  

• Land 

• Road Access 

• Waterside Access 

• Amenity and Social 

• Environment  

• Heritage 

• Planning 

• Infrastructure 

• Deliverability. 

Table 7 – Multi Criteria Analysis Rating Structure 

 

Benefit/ Positive Performance Rating Dis-benefit/ Negative Performance  

<
<

<
<

 Im
p
ro

v
in

g
 im

p
a
c
ts

 

Significant benefit to the region 
Superior benefit to a locality Very 
good performance 

 

VERY WELL 

 

W
o
rs

e
n
in

g
 Im

p
a
c
ts

 >
>

>
>

 

Moderate benefits to the region 
Significant benefit to a locality Good 
performance 

 

MODERATELY 
WELL 

 

 

Minimal benefit at any level 
Negligible performance difference 

 

NEUTRAL 

Minimal disbenefit at any level 
Negligible performance difference 

  

MODERATELY 
POOR 

 

Moderate disbenefit to the region 

Significant disbenefit to a locality 

Poor performance 

  

VERY POOR 

Significant disbenefit to the region 

Severe disbenefit a locality 

Very poor performance 

 
A score of 5 was assigned where the assessment criteria was very well met. A score of 1 was assigned 
where the assessment criteria was not well met. The collated scores effectively comprise an evaluation 
matrix table (Table 8). 
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Table 8 – Qualitative Multi Criteria Analysis 

Principle Evaluation Criteria 
Option 1 - Pikes 

Road 
Option 2 - Bungower 

Road (East) 
Option 3 - Bungower 

Road (West) 

Land 

• Sufficient physical area 

• Land configuration 
      

• Tenure/ownership 

• Easements 
      

Road Access 
• Traffic efficiency and safety 

• Access to arterial roads for freight 
      

Waterside Access • Proximity to Yaringa Harbour       

Amenity and Social • Minimise adverse amenity and social impacts       

Environment  • Minimise adverse environmental impacts       

Heritage • Minimise impacts to listed heritage places and assets       

Planning • Alignment with planning policy and controls       

Infrastructure • Availability of servicing and utilities       

Deliverability  
• Deliverability and adaptability (staging, scalability, future 

flexibility, master planning opportunities) 
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5.7.1 Summary 

The MCA for a new marine industry precinct identifies that Bungower Road (West) is a better overall 

performing option. The preferred or recommended option is therefore Bungower Road (West). The preferred 

option performs well against land, road access, planning and infrastructure considerations.  

Of the three sites, Bungower Road (West) has the best land configuration as it a regular form and also has 

sufficient size to develop a marine industry precinct. Although the preferred site is located the furthest from 

Yaringa Harbour, it is however well positioned in terms of proximity to key freight corridors including 

Frankston - Flinders Road and the Western Port Highway.  

The site does not have any significant environmental constraints given that it has been largely cleared 

historically for agricultural activities. There are minor planning and heritage limitations associated with the 

site but they are resolvable and not considered to be insurmountable development constraints. Adjacent Low 

Density Residential land exists immediately to the west of the site. This may require the application of a 

buffer to manage the interface and potential negative externalities (i.e. amenity and residual emissions). The 

local heritage listing in the Mornington Peninsula Planning Scheme relates to the existing dwelling and 

associated trees located in the north-western corner of the property. The applicable Statement of 

Significance references the ‘Brunning’s House’. The heritage significance arises from the property’s 

association with pioneering orchardists and nurserymen on the Mornington Peninsula. The heritage 

significance is contained to a small portion of the site and could be preserved as part of detailed site 

planning in the future.  

In relation to service infrastructure, there are water mains that run along the northern side of Bungower Road 

and east side of Lower Somerville Road. There is also a natural gas line located in the road reserve of 

Bungower Road. It currently terminates close to the site at the Lower Somerville Road intersection. The 

Western Port - Altona - Geelong (WAG) oil pipeline crosses the top of the site’s north west periphery and is 

not considered a major impediment to the development of the site as it is within the proposed buffer zone for 

any future development. 

The site contains three titles with different landowners, which may add to the implementation and delivery 

risk. Multiple titles with multiple landowners may present more challenges for future land assembly and 

development implementation. This is also not considered to be an insurmountable constraint. In summary, 

the Bungower Road (West) option has sufficient land area, high quality road access, access to services 

infrastructure and an appropriate planning context. It is therefore the best available option for the 

development of a marine industry precinct on the Mornington Peninsula. 
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6 PLANNING ANALYSIS 

The following section examines potential planning control options associated with the establishment of a new 

marine industry precinct on the Mornington Peninsula.  The application of appropriate and streamlined 

planning controls to a new marine industry precinct will be vitally important in helping to achieve the precinct 

planning objectives as well as guide future decision-making by the private sector and Council.  Enacting the 

right planning control framework will help make a positive contribution to marine industry business attraction 

and growth. 

6.1 Planning and Environment Act 1987 

The Planning and Environment Act 1987 provides the overarching framework for the use and development 
of land in Victoria. Planning schemes prepared under the provisions of the Planning and Environment Act 
1987 apply to each municipal area in Victoria. The relevant planning scheme on the Mornington Peninsula is 
the ‘Mornington Peninsula Planning Scheme’ and Council is responsible for administering the Mornington 
Peninsula Planning Scheme.  

Depending on the applicable planning controls, planning approval from Council may be required for marine 

industry land uses and developments. Council can either implement or amend planning controls for a marine 

industry precinct to allow for specified uses and development to occur without the need to obtain planning 

approval. 

6.2 Future Zoning Options 

In examining future zoning options for a potential marine industry precinct on the Mornington Peninsula, 
there is a need for a two‐way approach in the selection and implementation of a zone. Firstly, it is important 
to ensure that precinct is protected from the encroachment of sensitive uses and inappropriate 
developments.  Secondly, new uses and developments in surrounding areas should also be protected from 
any adverse impacts of marine industry operations in the precinct. A new marine industry precinct would 
need to be able to operate 24 hours a day seven days a week. It would also need to ensure that potential 
adverse risk and amenity impacts are contained within land set aside for marine industrial purposes. A key 
question therefore is what type of planning zoning would assist in addressing these specific issues. 

The new marine industry precinct options are all zoned Special Use Zone 1 (SUZ1) albeit in the 
northernmost part.  It is understood that the total amount of land included in the SUZ1 for port related 
purposes at the Port of Hastings (excluding Crib Point) is approximately 3,000 hectares. This area has been 
reserved for port use or industrial use related to the port since the 1970s. Land located at the periphery of 
the SUZ1 area however has less likelihood of being required for future port related development.  

The zoning suite in the current Victoria Planning Provisions will determine future zoning options for a new 

marine industry precinct. The following zoning options have been assessed to determine their overall 

suitability and capacity to achieve the desired planning objectives and outcomes for the new marine industry 

precinct: 

• Existing Special Use Zone 1 

• New Special Use Zone Schedule 

• Port Zone 

• Industrial 1 Zone 

• Industrial 3 Zone. 

6.2.1  Existing Special Use Zone 1 (SUZ1) 

The existing SUZ1 is in place for port related purposes associated with the Port of Hastings. Schedule 1 
seeks to provide a location for selected port and industrial uses which depend upon or gain significant 

economic advantages from the natural deep-water channels in Western Port.  
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The existing SUZ1 in place at Hastings, Somerville and Tyabb has significant limitations and is not 

considered to be suitable, in its current form and structure, for a marine industry precinct. An example of this 

is the categorisation of ‘Industry’ as a Section 2 use (i.e. planning permit required) providing that it meets the 

following condition: 

Must be dependent on or gain significant economic advantage from proximity to deep water port facilities, be 
directly associated with such a use or be a marine service industry. 

In appraising the SUZ1, it is useful to reflect on the recent work undertaken by Infrastructure Victoria. Based 
on the analysis of Infrastructure Victoria in 2016-17, a new container port will not be required until capacity at 
the Port of Melbourne reaches approximately 8 million TEU, which is likely to be around 2055.  

The existing SUZ1, given the restrictions on Industry is not considered to be an appropriate zoning option for 
a new marine industry precinct. 

6.2.2  New Special Use Zone 

A new Special Use Zone for the marine industry precinct would allow for the tailoring of the marine industry 

precinct’s specific objectives and outcomes. Application of the new Special Use Zone is generally not 

appropriate when an alternative zone can achieve a similar planning outcome, with or without appropriate 

support from local policies and overlays. A new Special Use Zone schedule would have the capacity to 

manage land use compatibility (i.e. permissible uses) together with built form outcomes. 

6.2.3  Port Zone (PZ) 

The Port Zone was developed by the Victorian Government for application to the four commercial trading 

ports in Victoria including the Port of Hastings. The Port Zone was developed to recognise the significant 

transport, logistics and prime maritime gateway roles of Victoria’s commercial trading ports in supporting 

Victoria’s economy. The Port Zone has not yet been applied to the Port of Hastings. The Port Zone is not 

considered appropriate for application to the new marine industrial precinct as the purpose and specific 

requirements of the zone relate to different land use and built form outcomes. 

6.2.4  Industrial 1 Zone (IN1Z) 

The Industrial 1 Zone is the main zone applied in most industrial areas in Victoria. It seeks to provide for the 

manufacturing industry and supply chain businesses, the storage and distribution of goods and associated 

uses in a manner which does not affect the safety and amenity of local communities. Industrial 1 zoned land 

is generally located in established urban and township areas. The Industrial 1 Zone has the potential to be 

an appropriate zoning option for a new marine industry precinct on the Mornington Peninsula, but specific 

overlays and buffers would be required to mitigate off-site amenity impacts (i.e. noise, light and dust 

emissions). 

6.2.5  Industrial 3 Zone (IN3Z) 

The Industrial 3 Zone provides for industries and associated uses in specific areas where special 
consideration of the nature and impacts of industrial uses is required or to avoid inter industry conflict. This 
zone also serves as a buffer between areas designated for more intense industry (i.e. Industrial 1 and 
Industrial 2 zones) and areas comprising more sensitive uses such as residential zones. The use of the 
Industrial 3 Zone therefore seeks to ensure that industrial uses do not affect the safety and amenity of 
adjacent residential uses.  

Uses allowed by this zone include small-scale supermarkets and associated shops. If the Industrial 3 Zone 

were to be applied, there would be a significant risk of non-marine industry uses opportunistically locating in 

the precinct.  A further deficiency with this zone is that Industry (excluding service industry) is a Section 2 

use and therefore requires a planning permit. On this basis, the Industrial 3 Zone is considered an 

inappropriate zoning option for the potential marine industry precinct. 
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6.3 Potential Overlays 

An overlay is a complementary planning control to the zone although both must generally be satisfied before 
a development can be carried out.  Unlike zones, an overlay generally seeks to control a specific aspect of 
the development of land. Each overlay in the Mornington Peninsula Planning Scheme contains purposes that 
specify the planning outcome sought by the overlay and it may also contain application requirements, notice 
and review exemptions and decision guidelines. 

To complement the selected zoning option for the new marine industrial precinct, an overlay could address 
issues such as the provision of adequate buffers, protection of transport corridors for freight purposes and 
preservation of significant environmental features. Buffer management measures could be included in a 
tailored schedule. For example, requirements in relation to building setbacks, the use of low reflectivity 
materials and finishes and strategic landscaping. The position and design of vehicle access points for the 
marine industry precinct also requires careful planning and design to minimise impacts on the amenity of 
surrounding properties and other road users. The Jayco business park in Jayco Drive, Dandenong shown is 
an example of an industrial precinct that utilises strategic landscaping to reduce the impacts on the 
surrounding amenity. 

 

Figure 17 - Jayco Industrial Park, Dandenong 

Four standard overlays have been identified as having the potential for application to a new marine industry 
precinct. They are: 

Design and Development Overlay – this overlay is used to implement built form requirements based on a 
demonstrated need to control the built environment.  The overlay has a degree of flexibility as a 
performance-based control. 

Development Plan Overlay – this overlay is used where some form of plan is required to specify 
requirements over the development of an area and it is not necessary for the plan to be incorporated in the 
planning scheme and third-party notice of the plan is not required. This option does not allow permits to be 
granted that are inconsistent with an approved development plan. 

Incorporated Plan Overlay – this overlay is used where some form of plan is required to specify 
requirements over the development of an area and it is necessary for the plan to be incorporated in to the 
planning scheme after the consideration of third-party notice. Any changes to the plan require a planning 
scheme amendment. 
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Specific Controls Overlay – this overlay has been recently introduced into the Victoria Planning Provisions 
to provide greater transparency on specific site provisions. The overlay deals with site specific controls and 
exclusions and is similar to the previous particular provisions at Clause 52.03. 

Of these four overlay options, a Development Plan Overlay is recommended as a logical option to implement 
the intended development and infrastructure requirements and outcomes for a new marine industry precinct. 
An approved Development Plan would create a degree of certainty and transparency over the built form as 
well as the physical layout and structure of the new marine industry precinct. This overlay is regularly used 
for large-scale precinct development. 

6.4 Summary 

The application of appropriate and streamlined planning controls to a new marine industry precinct on the 
Mornington Peninsula will be vitally important in helping it to achieve the planning objectives for the precinct 
as well as guide future decision-making by the private sector and Council. The zoning suite in the current 
Victoria Planning Provisions has been used for the analysis of future zoning options for a new marine 
industry precinct. 

A number of zones have been examined and could cater to the specialised and unique planning needs of a 
new marine industry precinct. To complement the zone, a Development Plan Overlay could be the one 
overlay option to implement the intended development and infrastructure requirements and outcomes for a 
new marine industry precinct. A key enabling step in the establishment of a new marine industry precinct 
would be for Council to undertake a rezoning of the preferred site option. 
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7 IMPLEMENTATION 
The capacity to assemble and stage the release of land, the upfront capital cost of setting up the facilities, 
and the projected demand for the facilities once established would all influence the implementation and 
delivery of a new marine industry precinct on the Mornington Peninsula. 

The implementation and delivery of the new marine industry precinct on the Mornington Peninsula would 
also need to be underpinned by the following: 

• A clear vision for future precinct development including lot and infrastructure staging 

• Identification of strategic actions and development opportunities to achieve the vision 

• Ensure that appropriate land use areas and transport arrangements are designated and protected to 

grow a sustainable local maritime industry 

• Provide a forward planning framework that manages the marine industry precinct interfaces in relation to 

amenity and residual emissions 

• Extensive consultation with local stakeholders including the Port of Hastings to ensure alignment with the 

Port Development Plan. 

It is envisaged that Council would have a leadership role in facilitating the formal establishment of the marine 
industrial precinct by undertaking a planning scheme amendment to introduce appropriate planning controls 
and policies in the Mornington Peninsula Planning Scheme. An amendment would help establish and define 
the parameters of a marine industry precinct, address interface issues, prevent the future encroachment of 
incompatible land uses and establish appropriate buffers around the precinct. This is a key enabling step in 
the overall implementation for the project.  

7.1 Key Development Requirements 

Based on the initial economic and planning analysis, the following five factors are the key development success 

factors for a new marine industry precinct on the Mornington Peninsula  

7.1.1 Delivery Model 

A marine industry precinct presents a unique and specialised development scenario.  It will require significant 

advocacy from Council and the local stakeholders and peak industry bodies to help drive and facilitate the 

establishment of the marine industry precinct and secure additional employment opportunities and economic 

output.  

In overseeing the detailed planning and development of a new marine industry precinct on the Mornington 

Peninsula, it is important for Council to facilitate: 

• Precinct and sub-precinct level planning / master planning to provide market certainty and direction 

regarding timing, staging and delivery 

• Land-use planning flexibility to respond to strategically justified ad-hoc demand 

• Organic sector growth to build critical mass and to enable the achievement of the overall precinct vision 

• Timely delivery of precinct stages and a range of lot sizes aligned to market demand 

• Banking and protecting land for catalyst projects by anchor tenants/businesses. 

The success of a new, large-scale marine industry precinct would require whole of government support and a 

governance structure that enables timely approvals and a coordinated approach to utilities and land-based 

infrastructure. A precinct with a single land owner would support a more efficient delivery model but only one 

of the identified options has a single land owner. 

On the ground, delivery and investment in the marine industry precinct would need to be driven by the private 

sector. This in turn would require careful oversight and support from Council to ensure that the identified 

precinct is only developed for the intended marine industrial purposes. 
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7.1.2  Market Needs 

The demand for marine industrial land is likely to come from a mix of organic growth, relocation of businesses 

from existing industrial areas on the Mornington Peninsula, and through investment from new entrants currently 

not located in the municipality. 

For marine based companies to be interested in relocating to the new marine industrial precinct on the 
Mornington Peninsula, their rentals would need to be in line with existing costs, or the potential for their 
businesses to expand clearly evident. 

Although specialized industrial zones provide land for industries with specific location requirements, 
appropriate supply of such land ultimately needs to be in line with future demand. From a traditional property 
valuation perspective, an oversupply of a specialised zone has the potential to encourage the inefficient use 
of a finite resource.  However, given the existing specialist zoning of the land (i.e. for port purposes) 
identified as potential precinct options, there is minimal risk associated with land use inefficiency and 
oversupply.  

Securing development in any precinct can be significantly affected by lot composition. A business’s ability to 
acquire a suitable site with minimal requirement for planning intervention (i.e. subdivisions, land assembly) 
will often have a significant bearing on their site selection decision making.  It is therefore important for 
Council to implement an ongoing dialogue with the local marine industry and their supply chains potentially 
incorporating a formal market sounding process. 

7.1.3  Catalyst Projects 

Catalyst projects and businesses will be critical development success factors for a new marine industry 

precinct on the Mornington Peninsula. The establishment of catalyst projects, which include infrastructure 

and core marine industrial land uses, create a flow on effect by attracting other marine sector businesses 

which attract and indirectly support other land uses within the area.  

7.1.4 Marketing and Branding 

Marketing and branding should be used by both Council and the Mornington Peninsula Marine Alliance (as the 

key industry representative organisation) to not only create awareness of the marine industry precinct but to 

create a strong brand, to enable targeted marketing of investment opportunities and to enable differentiation 

from competing precincts and markets. This is especially important in an environment where competition is 

strong for marine industrial investment.  

The branding exercise should manifest itself in a number of ways including: 

• Promotional and directional signage at entrances to the precinct  

• Establishment of a dedicated Mornington Peninsula Marine Industry Precinct website 

• Recognition through linking the branding of maritime industry operators within the precinct and Council’s 

website. 

7.1.5  Government Support and Investment 

A number of investment attraction strategies have been identified including the need for a collaborative 
approach between the Victorian Government, Council, the Mornington Peninsula Marine Alliance and local 
businesses to create and sustain a niche branding for the Maritime Industry Precinct. 

Active recognition and support of maritime business startups and expansion by Government would be critical 
to achieving the future vision for the marine industry precinct. Consideration should be given to more specific 
support for maritime industry through Government funded programs and grants. 

Finally, an overall marine industry precinct communications strategy should be developed that targets the 
local community to ensure that business operators and residents are kept informed about current 
developments. 
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7.2 Development Facilitation 

Council would have a key role in facilitating the formal establishment of the new marine industrial precinct by 
undertaking a planning scheme amendment to introduce appropriate planning controls and policies in the 
Mornington Peninsula Planning Scheme.   

To create an ongoing environment for investment in the marine industry precinct and to maximise 

development opportunities, the following would be required:  

• Pursue State Government funding and government support for marine industry and infrastructure 

investment 

• Advocate for locally upgraded road (local arterial road infrastructure) and rail infrastructure (improve 

freight rail capacity) 

• Promote and market the marine industry precinct for compatible development opportunities – provide a 

well-formed precinct plan, timing security (market ready land) and incentive potentials (i.e. refunds / rate 

‘holidays’) 

• Support the ongoing private delivery of land for development and its supporting infrastructure 

• Introduce and maintain planning controls that are flexible and ‘future proof’, while providing for improved 

predictability of process and greater certainty of outcomes for marine industrial businesses 

• Target key markets and businesses with regional ‘roots’ and connections 

• Ensure ongoing and continual promotion of the marine industry precinct, which could potentially be 

badged as the ‘Mornington Peninsula Marine Industrial Precinct’. 
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8 CONCLUSION AND RECOMMENDATIONS 
The development of a new marine industry precinct on the Mornington Peninsula would provide a range of 
direct and indirect economic benefits including additional local employment, growth in marine industry and 
the associated supply chain businesses. It would provide the region with an opportunity to diversify the 
Mornington Peninsula economy by encouraging and stimulating new investment in the marine industry 
sector. Key existing businesses would act as catalysts or anchor businesses for the new marine industrial 
precinct. The potential economic output of a marine industry precinct, once fully developed, is $511.3 million.  

Potential marine industry precinct options on the Mornington Peninsula have been identified having regard to 

stakeholder feedback and ensuring: 

• Either direct or close waterside access with sufficient water depth 

• Compatible adjacent land nearby land use(s)  

• Environmentally sensitive areas are avoided 

• Convenient land transport access to key freight routes 

• There is capacity to connect utility services.  

The Marine Sector Feasibility Study (2012) concluded that there are three likely sites for the establishment of 
coastal based marine industry precincts – Martha Cove, Yaringa Harbour and Hastings (Western Port). Due 
to existing landside constraints at Martha Cove and Hastings, the investigation area was restricted to land in 
close proximity to Yaringa Harbour and Western Port Bay. Landholdings adjacent to Yaringa Harbour were 
however discounted for further marine industry development due to the sensitive coastal environment (i.e. 
RAMSAR wetlands) and the extent of native vegetation. Land located to the south of Pikes Road and 
O’Neills Road was also discounted as it is reserved for future development as part of the Port of Hastings.  

Yaringa Harbour has been identified as the most suitable location for the marine industry for its access to the 

Western Port Freeway and absence of significant residential interfaces. As direct waterside access was not 

essential and utilising Yaringa Harbour as the focal point, a general area of interest for potential options was 

identified comprising approximately 664 hectares in Somerville. Three site options for a marine industry 

precinct were then identified as summarised in Table 9 below. 

Table 9 – Precinct Options 

Site Option Land Area (Hectares) 

1. Pikes Road, Somerville 99 

2. Bungower Road (East), Somerville 70.3 

3. Bungower Road (West), Somerville 58.3 

A SWOT and MCA, as well as economic and planning analyses were then undertaken on these site options. 

The MCA for a new marine industry precinct identifies that Bungower Road (West) is the best overall 

performing option. Based on an average of 31 industrial jobs per hectare, an estimated potential 1,807 jobs  

could be accommodated at the preferred Bungower Road (West) option for a new marine industry precinct 

on the Mornington Peninsula12. The recommended option is therefore Bungower Road (West). This option 

has sufficient land area, high quality road access, access to services infrastructure and an appropriate 

planning context. It is therefore the best available option for the development of a marine industry precinct on 

the Mornington Peninsula 

Rezoning the current land will need to be undertaken based on the specialised and unique planning needs of 

the marine industry. Importantly, the rezoned land would have the capacity to address amenity, 

environmental and liveability outcomes. The Development Plan Overlay is one overlay option to implement 

the intended development requirements and outcomes for a new marine industry precinct. A key enabling 

                                                   

12 Envision Eugene Technical Resource Group 2011, Employment Lands Assumption Summary.  
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step in the establishment of a new marine industry precinct would be for Council to undertake a planning 

scheme amendment to facilitate the development of the preferred site option. 

A range of factors have been identified to support the successful implementation and delivery of a new 
marine industry precinct on the Mornington Peninsula including: 

• Identifying the appropriate delivery model and understanding market needs 

• Identifying catalyst projects 

• Marketing and branding of the marine industry precinct 

• Garnering government support and investment including upgraded road and rail infrastructure 

• Planning controls that accommodate staging and are flexible to respond to market demand and needs. 

The creation of a new marine industry precinct on the Mornington Peninsula would provide a significant 

economic stimulus and unlock both government and private sector investment in the local, regional and 

State economies and thereby deliver a net community benefit.   



 

 

APPENDIX A SUMMARY OF PREVIOUS REPORT AND 
STUDIES  

A range of previous marine sector reports and studies have been undertaken by Council.  A common thread 

from these reports is the socio-economic importance of the local marine industry and the fact that it has 

significant growth potential as a sector. The reports have also identified the key issues, opportunities and 

feasibility of developing marine industry related precincts.  

Previous studies and reports include of relevance to the project include: 

• Mornington Peninsula Marine Precincts Strategy 2015 

• Mornington Peninsula Industrial Areas Strategy 2018 

• Mornington Peninsula & Frankston Marine Sector Feasibility Study 2012 

• Marine Industry Feasibility Study 2013. 

 

Marine Precincts Strategy (2015) 

A key background document that sets the foundations for the current Marine Industry Precinct – Economic 

Analysis, is the Marine Precincts Strategy. The Strategy prepared by AECOM was adopted by Council in 

2015. The MPS identified a range of directions and initiatives to ensure that the Mornington Peninsula is the 

foremost location in Victoria for marine based recreation, tourism and industry.   

A key part of the overall vision enunciated in the Strategy is the provision of a network of marine industrial 

precincts that support the consolidation as well as growth and development of boat building and servicing 

industries on the Mornington Peninsula. 

The MPS outlined that a planning and implementation framework was required for Council “to guide and 

support the sustainable development of the local marine industry and recreational sectors, including funding 

opportunities and implementation requirements.”  

Mornington Peninsula Industrial Areas Strategy (2018) 

The Mornington Peninsula Industrial Areas Strategy identified 10 industrial areas on the Mornington 

Peninsula that have differing degrees of potential to support marine industrial uses and highlighted the 

important and significant role that industrial areas have in the Shire’s economy. 

The Industrial Areas Strategy identified that marine-related manufacturing and servicing is a specialist or 

niche sector that is a unique with inherent local advantages. It was noted as a small but expanding 

proportion of local industry.  

The Industrial Areas Strategy stated that specific consideration of marine industry requirements is necessary 

when identifying the demand for additional industrial land. An overall shortage of industrial zoned land was 

identified as a key issue on the Mornington Peninsula and this included a lack of industrial land to 

accommodate growth in the region’s marine industries.  

Of relevance to the current project, the Industrial Areas Strategy identified large reserves of land zoned for 

Port-related development (i.e. Special Use Zone 1). This included land located on the edge of a number of 

the townships and land which is relatively remote from the core port development area (i.e. Long Island / 

Hastings). It was found that these areas may provide “useful opportunities to provide additional industrial 

land for a range of activities, including general and marine-based industries/businesses”. 
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Mornington Peninsula & Frankston Marine Sector Feasibility Study (2012) 

The Mornington Peninsula and Frankston Marine Sector Feasibility Study (2012) identified that one or more 

marine manufacturing precincts with water access and an accessible location could be developed to grow 

the sector. 

The Study found that boat builders and repairers, and boat/motor/trailer sales have generally located within 

light industrial zones (i.e. Industrial 3 Zone). These industrial precincts are between 2.5 hectares (in the case 

of Hotham Road, Sorrento) and 80 hectares (in the case of Tyabb Road, Mornington), and contain a range of 

lot sizes (though generally contain a large proportion of lots of approximately 1000-2000 square metres). 

Many of these industrial precincts are surrounded by residential zoning (i.e. Residential 1 Zone – as it was 

then known).  

Of relevance to the current project, the Marine Sector Feasibility Study concluded that there are three likely 

opportunity sites for the establishment of coastal based marine industry precincts – Martha Cove, Yaringa 

Harbour and Hastings (Western Port).   

Marine Industry Feasibility Study (2013) 

In 2013, a feasibility study was undertaken to identify the value of the sector and to provide a strategy to 

address development, planning and training issues. Known as the Marine Industry Feasibility Study, this 

report stated that “without marine precincts capable of attracting investment it seems likely that Victoria will 

continue to lose investment to interstate and overseas locations.” 

The final report for the Marine Industry Feasibility Study identified a number of factors that are holding the 

marine industry back. These factors included: 

• Over-loaded or poor-quality infrastructure is restricting access for recreational boating, which in turn 

discourages boat-ownership (with rates of boat ownership in Tasmania and Queensland nearly twice the 

rate of Victoria) 

• The regulation of coastal and marine development is designed to ensure sustainable development, but it 

is unnecessarily complex and uncertain in timeframes 

• There are very few areas where marine industry businesses can establish close to the water, and this 

increases operational costs for those businesses 

• The availability of skills training in the crucial area of boat-building has disappeared with the closure of 

Victoria’s only apprenticeship course for marine craft construction 

• Availability of skilled labour is an issue for marine manufacturing industries with school leavers not 

encouraged to specialise in marine manufacturing even though the skills are transferrable world-wide. 
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