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Executive Summary
This report provides an analysis of land within the Special Use 
Zone (SUZ1) near the townships of Hastings, Somerville and 
Tyabb that has been identified as potentially available for wider 
industrial uses. The analysis of this land has considered a range 
of planning, economic, transport, and infrastructure indicators 
to determine a suitable location for non-port related industrial 
development, which is currently prohibited within the zone.

Previous studies have indicated that the Mornington Peninsula 
Shire currently has a shortfall in the supply of industrial land to 
meet demand over the next 15 years. In addition, the limited 
range of vacant industrial land is constrained, has limited 
expansion potential, and is exclusively located within the IN3Z.

This study has identified that there is approximately 40.4ha 
of industrial land remaining within the Shire that is currently 
being consumed at a rate of 6.7ha per year. Should this rate 
of consumption continue, the land will be depleted within the 
next 6-9 years. To meet demand for the next 15 years, it would 
therefore be prudent to make available at least 40ha-60ha of 
industrial land within the Shire. This does not account for strategic 
business opportunities which may require further land beyond this 
projected demand.

Hastings Employment Precinct
Land immediately to the north of Hastings has been identified 
as a preferred location for the establishment of an employment 
precinct.

The Hastings Employment Precinct would provide an exciting once 
in a generation opportunity to make available a significant supply 
of employment land on the Mornington Peninsula. 

The Hastings Precinct is underpinned by significant locational 
benefits related to:

 ▪ Its logical location with respect to the rest of Hastings, which is 
one of three Major Activity Centres within the Peninsula.

 ▪ The potential to expand beyond the 15 year timeframe which 
will be important for attracting and accommodating strategic 
business opportunities. 

 ▪ Synergies with surrounding significant assets such as the Port 
of Hastings, the designated State Significant Industrial Precinct, 
and train line.

 ▪ A potential wider traffic distribution network that will result in 
less vehicle movements through existing settlements than other 
locations.

 ▪ Minimal residential interfaces.

A vision has been prepared which envisages the precinct 
developing as a high amenity employment precinct, supporting 
a range of both small and large businesses that build on the 
strategic strengths of the Shire. Development will be underpinned 
by best practice sustainable design that is sensitive and 
responsive to the surrounding environmental and landscape 
context, in being situated within a well landscaped public realm to 
help attract investment.

Rezoning Strategy
To support the development of the Hastings Employment Precinct, 
the following rezone strategy should be implemented:

Zoning
 ▪ Industrial 1 Zone: rezone land identified as Stage 1, 2 and 3 on 
the Concept Plan (Figure 1) to the IN1Z.

 ▪ Retain the remainder of the precinct within the Special Use 
Zone - Schedule 1 (SUZ1).

Overlays
 ▪ Development Plan Overlay: apply the DPO to the whole precinct. 
Require the preparation of:

 ▪ Development Plan

 ▪ Landscape Concept Plan

 ▪ Building and Sustainable Design Guidelines

 ▪ Ecological Assessment

 ▪ Water Sensitive Urban Design and Drainage Strategy

 ▪ Cultural Heritage Management Plan where required

 ▪ Development Contributions Plan Overlay (DCPO): apply the DCPO 
to the entire precinct. If possible, use Section 173 Agreements 
with land owners to make provision for development 
contributions, pending the preparation of a full Development 
Contribution Plan (DCP) or, if considered necessary, require 
preparation of the DCP and approval of a DCPO prior to major 
use and development in the precinct.
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Hansen Partnership, in conjunction with Urban Enterprise, WSP, 
and Irwin Consulting, has been engaged by Mornington Peninsula 
Shire Council to investigate and identify suitable locations 
to increase the supply of industrial land to support industrial 
development and local employment within the Shire over the next 
15 years. 

There is currently a long-term shortfall of industrial land within 
the municipality. The project is an important opportunity to 
ensure that the Shire can accommodate and support important 
employment and business opportunities and take advantage of the 
Shire’s strategic advantages for niche manufacturing, agricultural 
processing, tourism and hospitality supplies, and construction.

This project is investigating land located within the Special Use 
Zone (SUZ1) to the east of Somerville and Tyabb, and to the north 
of Hastings. This land is currently zoned for port-related purposes.

The purpose of this project is to:

 ▪ Determine the current demand and supply for industrial land 
across the Shire and investigate strategic industrial business 
opportunities.

 ▪ Undertake a land use and infrastructure assessment of the 
investigation area across a range of assessment criteria 
and identify a preferred location to accommodate industrial 
development.

 ▪ Outline a vision for the proposed precinct and determine a high-
level concept.

 ▪ Prepare a rezoning strategy for the preferred location to 
implement the vision.

The project has identified land to the north of Hastings as the 
most suitable land to accommodate a future employment 
precinct.
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1.1 BACKGROUND
The Mornington Peninsula Industrial Areas Strategy (2018) has 
identified a long-term shortfall of industrial land within the 
municipality.

Between 2005 and 2015, industrial land consumption across the 
Shire was occurring at 2.9ha per year, totalling 29ha over a ten 
year period. At this rate, the supply of industrial land within the 
Shire would fall to 14% by 2026. The remaining industrial land is 
likely constrained and all is located within the Industrial 3 Zone 
(IN3Z) where competition from non-industrial businesses such 
as restricted retailing, further constrains industrial operations and 
limits their expansion.  

The report concludes that it is now necessary to identify additional 
industrial land opportunities across the Shire, including for 
businesses requiring larger land areas, where there is already 
limited supply. The existing port-related Special Use Zone (SUZ1) 
land was highlighted as a potential investigation area.

The Port of Hastings is identified as a State Significant Industrial 
Precinct (SSIP) within State policy. The Melbourne Industrial 
and Commercial Land Use Plan (2020) situates the Mornington 
Peninsula Shire within the Southern Region, which includes 
industrial land as far north as Dandenong South. The Plan 
highlights that industrial land within the southern region is likely to 
be exhausted by the mid-2020s. Amongst other things, the Plan 
highlights the potential to investigate and identify land within the 
SUZ1, outside the Hastings SSIP (shown on page 7), that could 
allow for a broader range of industrial uses to increase supply 
within the region.

The SUZ1 covers a large area of land to preserve the Port of 
Hasting’s medium and long-term development options in line 
with State Government policy. Outlined further on page 13 of 
this report, Bay West near Geelong has been identified as the 
preferred location for supporting a second container port for 
Victoria. Land associated with the Port of Hastings is to be 
retained as an option in reserve. There are also a range of other 
future development options that may eventuate at the Port so it 
is important that sufficient land is retained in the SUZ1 to allow 
for this expansion. Currently the Port is an important asset for 
importing and exporting bulk liquid commodities including refined 
fuel, oil and gas and the provision of these commodities to 
communities in south eastern Australia. There are also a range 
of other activities including a pilot hydrogen liquefaction facility 
which would convert brown coal from the Latrobe Valley into 
liquid hydrogen for export.

Future land use planning framework (extract from Port of Hastings Strategy)

The Port of Hastings Development Strategy (2018) has identified a 
range of land surplus to requirements for port-related development 
within the SUZ1. The strategy notes that this land should be 
investigated for industrial uses that are more compatible with 
nearby communities and uses. This would create a buffer to these 
areas should the port expand into the future (page 59 of Port of 
Hastings Strategy). The land identified for investigation is shown in 
orange on the adjacent figure, which is an extracted diagram from 
the strategy.

This land makes up the majority of the investigation area of this 
project.
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This section identifies the investigation area and places it within a 
regional and local context.

The investigation area includes land to the east of Somerville 
and Tyabb, and to the north of Hastings (Figure 2). All land is 
located within the Special Use Zone (SUZ1), which applies to 
land currently zoned for port-related development. It covers an 
approximate area of 585ha.

All land, apart from land south of Dandenong-Hastings Road and 
east of Frankston-Flinders Road, has been identified as being 
surplus to the Port of Hastings Authority’s requirements.

2.1 REGIONAL CONTEXT
The Mornington Peninsula is situated approximately 50km south 
east of the Melbourne CBD between Port Phillip Bay to the 
west and Western Port to the east. It is a unique place at the 
southern interface of Metropolitan Melbourne, underpinned by 
a range of environmentally significant areas, tourism assets, a 
substantial coast-line populated by small coastal settlements, and 
economically significant industry and infrastructure at the Port of 
Hastings. 

As identified in Plan Melbourne, the Shire is located within the 
Southern Region of Metropolitan Melbourne. The key National 
Employment and Innovation Cluster (NEIC) of the Southern 
Region is located in Dandenong, approximately 20km north of 
the investigation area. Key strategic economic advantages of the 
region include access to the State Significant Industrial Precinct 
(SIPP) at the Port of Hastings and the Moorabbin Airport, proximity 
to the Bunyip Food Belt, the potential intermodal freight terminal 
at Lyndhurst, and a growing resident population. The Southern 
Region of Metropolitan Melbourne is home to over one million 
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people and is expected to grow to approximately 1.4 million by 
2036, most significantly within the growth areas of Cardinia and 
Casey.

Within this regional context, the investigation area has a range of 
significant and strategically advantageous transportation linkages. 
Key linkages relevant to the investigation area include:

 ▪ The Peninsula link, which is the key route from Metropolitan 
Melbourne, traverses the western side of the Peninsula, 
terminating at Rosebud.

 ▪ The Western Port Highway, which is a key north-south route to 
the eastern side of the Peninsula.

 ▪ Frankston-Flinders Road, which provides a connection to the 
less developed southern extent of the Shire.

 ▪ The Frankston / Stony Point Train Line which runs through the 
investigation area. The electrification of the Frankston Line 
to Hastings is a long-term strategic goal of State and local 
significance.

2.2 LOCAL CONTEXT
The investigation area is situated along the eastern side of the 
Peninsula in a largely rural context on the outskirts of Hastings, 
Somerville and Tyabb.

Settlements
Hastings is one of the three designated Major Activity Centres on 
the Mornington Peninsula as outlined within Plan Melbourne. It 
is a coastal settlement with a strong connection to Western Port 
Bay and the Port of Hastings. It has a population of approximately 
10,278. It contains a range of industrial land to the north of the 
settlement that runs through the centre along Frankston-Flinders 
Road. 

Somerville is a growing large township, situated in an inland 
rural setting. It has the greatest resident population of the three 
settlements with a population of approximately 11,774. It’s 
existing industrial land is located to the north of the settlement 
along Grants Road. 

Surrounding Settlements
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Tyabb is a small township situated between Somerville and 
Hastings. It has an estimated population of 3,493 residents. It is 
among the smaller settlements on the Shire in being designated 
a local activity centre in the Mornington Peninsula Shire Activity 
Centres Strategy. Existing industrial land is located to the west of 
the settlement, north of the Tyabb Airfield.

Environment
The investigation area is situated to the north west of the 
Westernport Ramsar Site, which is recognised for its significant 
slatmarsh, mangrove and seagrass habitats, and migratory 
shorebirds. The site is protected under the Environment Protection 
and Biodiversity Conservation Act 1999 (EPBC Act).

The investigation area is located within the Hastings North and 
Watsons inlet catchments, which discharge into Western Port 
Bay. To the east of the investigation area are the Western Port 
Coastal Reserve and Yaringa Marine National Park, which form 
part of the UNESCO Biosphere Reserve. The mudflats support 
significant mangrove forests, which are considered to be the 
most southerly species of mangrove in the world. Further inland 
towards the investigation area, the environment and landscape is 
characterised by its rural setting, containing predominantly grassy 
woodland vegetation.

Transport
In terms of key local roads within the area, the following are 
noted:

 ▪ Key north-south roads including Dandenong-Hastings Road, 
Frankston-Flinders Road, and Coolart Road which are Road Zone 
Category 1 (RDZ1) roads.

 ▪ A range of east-west linkages such as Mornington-Tyabb Road, 
which is a Road Zone Category 1 (RDZ1) and Bungower Road 
and Graydens Road which are Road Zone Category 2 (RDZ2) 
roads.

Zoning
The investigation area is located in the Special Use Zone 
(SUZ1). The SUZ1 restricts development to port-related uses. 
Proposed industry uses within the zone must be dependent on 
or gain significant advantage from proximity to deep water port 
facilities and be directly associated with the port facilities or be 
a marine service industry. There are a range of restrictions on 
dwellings and interim rural uses to ensure future port related 
development is not jeopardised.

Other surrounding zones include:

 ▪ Industrial 3 Zone (IN3Z): allows for industry and other uses 
that are compatible with nearby communities such as limited 
retail opportunities.

 ▪ General Residential Zone (GRZ): which is a standard 
residential zone applied in areas where a modest level or 
housing growth is expected.

 ▪ Green Wedge Zone (GWZ): which seeks to protect non-urban 
land outside the urban growth boundary and support green 
wedge land for its agricultural, historic, landscape, recreational 
and tourism opportunities.

 ▪ Low Density Residential Zone (LDRZ): is generally applied 
on the outskirts of settlements and seeks to support low-density 
residential development.

Overlays
Land within the investigation area is generally devoid of overlays 
apart from the following:

 ▪ Bushfire Management Overlay (BMO): which applies to 
areas at risk of bushfire hazard.

 ▪ Heritage Overlays: which applies to places of natural or 
cultural significance. 

A range of overlays apply within the wider surrounds outside the 
investigation area, including:

 ▪ Environmental Significance Overlays (ESO): which applies 
in areas that might be affected by environmental constraints 
and seeks to ensure that development is compatible with 
environmental values. ESO3 for instance seeks to protect the 
Warrengine Creek Catchment and other streams and waterways 
that discharge into Westernport Bay.

 ▪ Vegetation Protection Overlay (VPO): which seeks to 
protect areas of significant vegetation and preserve existing 
trees. VPO1 for instance seeks to protect township vegetation 
as the dominant landscape feature over built form.

 ▪ Design and Development Overlay (DDO): applies in areas 
where specific built form and design requirements apply to new 
development.Western Port Coastal Reserve
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ECONOMIC DEVELOPMENT

INDUSTRIAL LAND

The economy of the Shire is recognised as being 
underpinned by a diverse base, generally made up of 
small employers, focused on town-based activities, 
with a few large businesses. As a premier tourism 
destination, the visitor economy is important for 
supporting these businesses.

The Shire’s Economic Development Strategy identifies 
key economic focus areas and growth opportunities, 
including the visitor economy, food / agriculture, 
niche manufacturing and health. Key relevant 
initiatives include the need to quantify agritourism 
growth opportunities and develop and support niche 
commercial, coastal and hinterland market sectors 
and products. Niche manufacturing is noted as a 
strategic industry growth opportunity

The establishment of a marine industry precinct has 
been identified through previous Council work as an 
important strategic opportunity for the Shire.

Across a range of strategies and policies, the need 
to identify further industrial land is highlighted. There 
is a lack of industrial and commercial land available 
and limited expansion opportunities across the Shire 
due to extensive areas of Green Wedge Zone land 
surrounding settlements. All industrial land within 
the Shire is located within the IN3Z with pressure 
from ‘out-of-centre’ retail and commercial uses, 
consuming the land and forcing out industrial uses. A 
range of strategies, including the Melbourne Industrial 
and Commercial Land Use Plan (2020) highlight the 
need to investigate surplus SUZ1 for non-port related 
industrial uses.

Key policies highlight the need to ensure that new 
industrial development positively contributes to 
the local urban character and enhances the public 
realm. The planning scheme at Clause 22.01 outlines 
a minimum subdivision size of 2,000sqm for new 
industrial development.

A review of relevant strategic reports and policies has been 
undertaken as part of this project.

The reports and policies reviewed include:

 ▪ The Mornington Peninsula Shire Planning Scheme

 ▪ Plan Melbourne

 ▪ Melbourne Industrial and Commercial Land Use PLan (2020)

 ▪ Morinngton Peninsula Shire Economic Development Strategy

 ▪ Port of Hastings Development Strategy (2018)

 ▪ Mornington Peninsula Industrial Areas Strategy (2018)

 ▪ Southern Region Industrial Land Future Statement Assessment 
(2018)

 ▪ Delivering the Goods: Victorian Freight Plan (2018)

 ▪ Second Container Port Advice - Evidence Base Discussion Paper

 ▪ Bunyip Food Belt Business Case (2012)

 ▪ Mornington Peninsula Localised Planning Statement (2014)

 ▪ MPSC Biodiversity Conservation Plan (2019)

 ▪ MPSC State of Biodiversity (2016)

 ▪ Mornington Peninsula Activity Centres Strategy (2018)

 ▪ Mornington Peninsula Housing and Settlement Strategy (2017)

 ▪ Mornington Peninsula Green Wedge Management Plan (2019)

 ▪ Mornington Peninsula Marine Industry Economic Analysis (2019)

 ▪ Relevant township and structure plans.

The following provides a summary of the key themes arising from 
this review.
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PORT OF HASTINGSGROWTH & SETTLEMENTS

The Port of Hastings, along with Bay West near 
Geelong, have been considered for supporting 
a second container port for Victoria. In 2016 
Infrastructure Victoria identified Bay West as the 
preferred location for this port due to, amongst 
other things, the range of environmental challenges 
associated with the expansion of the port. This is 
reinforced within Delivering the Goods: Victorian 
Freight Plan (2018), which has the objective to plan for 
Bay West as Victoria’s second container port whilst 
retaining the Port of Hastings as an option in reserve. 

Regardless of whether the Port of Hastings is needed 
as a container port, the long term expansion of the 
Port should be maintained to accommodate other 
bulk growth opportunities within the State Significant 
Industrial Precinct (SSIP). The State directive is 
therefore to maintain suitably zoned land in proximity 
of the Port of Hastings for port related development 
and potential expansion.

This land should not be compromised by short term 
development decisions. This is reflected in the Port of 
Hastings Development Strategy (2018). 

The Port of Hastings Development Authority has 
also identified the need for an east-west link to the 
Mornington Peninsula Freeway to carry existing and 
future Port and other traffic. Further traffic assessment 
work would be required to determine the appropriate 
route and any required upgrades.

Population growth in the region, the attractive 
environments and road improvements underpin the 
demand for residential development in the Shire. Local 
strategies support modest to low levels of growth, 
contained within existing settlements: protecting the 
unique characteristics of the Shire. 

Hastings is the only settlement of the three being 
identified as a Major Activity Centre within the 
planning scheme. This is due to its regional role on 
the eastern side of the Peninsula. The structure plan 
for the town notes the need to maintain light industry 
along Frankston-Flinders Road. Additional retail and 
commercial development is to be directed along King 
Street. The Somerville and Tyabb structure plans do 
not recommend any additional industrial land supply.

Key directives in terms of activity centre planning 
seek to ensure that activity centres support growth 
in commercial development apart from restricted 
retailing. Restricted retailing (such as bulky goods) 
is to be located in clusters on Commercial 2 Zone 
land at the outskirts of townships with major activity 
centres.

TRANSPORT & INFRASTRUCTURE

Key transportation linkages such as the Mornington 
Peninsula Freeway and the Western Port Highway 
are strategic advantages linking the shire to 
Melbounre. While a Public Acquisition Overlay (PAO) 
exists to support the upgrading of the Western Port 
Highway to a Freeway, as the upgrade is linked to 
the redevelopment of the Port, it is not on the State 
Government’s agenda despite the need to increase 
long-term freight capacity along this key route. 
Strategy documents highlight the Shire’s lack of a 
preferred key east-west link across the Peninsula. 

Considerable freight is transported along the Stony 
Point train line. Key on Council’s agenda is advocating 
for the electrification of the Frankston / Stony Point 
Line to Hastings. Currently the majority of public 
transport is dedicated to buses.

Key boating facilities and the Tyabb Airfield are 
identified as important regional assets.

CLIMATE CHANGE

In August 2019 the Shire declared a Climate 
Emergency calling for urgent action to mitigate and 
adapt to the climate crisis. Environmental threats 
from bushfires and floods are increasing and will place 
communities further at risk. Significant work has been 
undertaken in relation to the threat of sea level rise 
along Western Port Bay including the implementation 
of a Land Subject to Inundation Overlay LSIO).

Implementing best practice sustainable development, 
water sensitive urban design, and investment in 
renewable energy are key objectives for ensuring that 
new development responds to the climate challenge.
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AGRICULTUREENVIRONMENT & LANDSCAPE

Planning policy seeks to support the use of rural land 
for agricultural activity as an important contributor 
to the economy and for maintaining the landscape 
character of the Shire. Policy seeks to ensure 
that agricultural land is protected and remains 
viable for agricultural production by avoiding urban 
encroachment and preventing the establishment of 
use and development incompatible with agricultural 
production. Agricultural activities and uses take up the 
majority of the land within the shire. 

The Peninsula has some of the most productive 
agricultural land proximate to Metropolitan 
Melbourne. The workforce and productivity of this 
sector within the Shire is noted as being above the 
State average. The proximity of the Shire to the 
Bunyip Food Belt and the underlying soils are a key 
advantage. Retaining suitable land for agriculture 
proximate to settlements and Metropolitan Melbourne 
is identified as a major value to the State economy. 
Particularly, as local food sources become more 
important with the increasing severity of climate 
change. The loss of agricultural land tends to 
undermine the productive capacity of the industry as 
land values increase beyond the productive value of 
the land as expectations around converting the land 
for non-agricultural related uses increase.

Value adding industries are seen as important for 
supporting agricultural production.

The Mornington Peninsula Localised Planning 
Statement (2014) recognises the special character of 
the Peninsula and its distinctive role separate from 
the growing metropolitan Melbourne. The Peninsula is 
characterised by contained townships, a substantial 
and diverse local economy, and areas of national 
and international conservation significance. The 
Mornington Peninsula is recognised as being critical 
to the future liveability, sustainability and prosperity 
of the wider metropolitan region. The Localised 
Planning Statement seeks to recognise and enhance 
the special values of the Mornington Peninsula 
and balance important environmental, social, and 
economic considerations by, amongst other things, 
maintaining the current settlement patterns, ensuring 
the conservation of natural systems and biodiversity, 
and limiting the expansion of metropolitan Melbourne 
into the Peninsula.

The Shire contains a diverse range of environments, 
ecosystems and coastal areas of regional, national 
and international significance. The protection of these 
highly valued natural areas and habitats, located 
on the Peninsula and adjoining marine areas, is a 
fundamental principle of all strategic planning policy 
on the Shire.

Significant landscapes are also identified as key 
determinates of the shire’s amenity and rural 
character to be retained and enhanced. Interurban 
breaks are to be protected and acknowledged as 
important attributes of this landscape character.

The Shire contains significant Green Wedge Zone land 
and a range of environmental and landscape overlays 
to protect and enhance the highly valued environment 
and landscape. Avoiding the removal of native 
vegetation is also a key State and local policy to 
support native habitats. Where it cannot be avoided, 
removal should be minimised and offset appropriately.
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4. ECONOMIC ANALYSIS

Urban Enterprise have prepared an updated economic analysis 
of industrial land within the Shire. This builds on the Mornington 
Peninsula Industrial Areas Strategy (2018) and provides updated 
figures in terms of the supply and demand for industrial land, 
as well as, recommendations on strategic industrial business 
opportunities within the Shire. Please refer to Appendix 2 for the 
full report. 

The report provides an analysis of:

 ▪ Population and employment across the Shire.

 ▪ Key contributors to industrial employment within the Shire.

 ▪ The drivers of demand for industrial land.

 ▪ The remaining supply of industrial land.

 ▪ Future industrial land requirements.

Below provides a snapshot of the key findings of the economic 
analysis. The key conclusions are that there has been an increase 
in the take up of industrial land within the Shire over the last 
five years. This has only been held back by an increasing lack of 
industrial land supply. There is now a need to provide for at least 
40-60 hectares of new industrial land to meet demand over the 
next 15 years and potentially more to accommodate strategic 
business opportunities. Currently there is approximately 40.4ha 
of vacant industrial land remaining in the Shire. If this continues 
to be consumed at rate of 6.7ha per year then this supply will 
be depleted in approximately 6 years. This would mean that 60 
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hectares of land would be required to ensure a 15 year supply of 
industrial land within the Shire.

The analysis notes that there are two key underlying drivers of 
future industrial land demand in the Mornington Peninsula:

 ▪ Population, business and tourism demand.

 ▪ Strategic industrial businesses. 

The analysis highlights that commercial businesses and some 
forms of retailing have likely eroded opportunities for more 
traditional industrial businesses within the Mornington Peninsula. 
This may be the result of the sole use of the Industrial 3 Zone 
(IN3Z) across the Shire which allows for a more diverse range of 
uses. There is therefore a Shire wide need to provide an adequate 
supply of land to cater for both light industrial businesses and 
strategic business opportunities such as agricultural processing, 
niche manufacturing, marine-based businesses, and port-related 
businesses.
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5. CONSULTATION

Consultation has been held with a range of internal and external 
stakeholders, landowners, and the wider community.

The first round of consultation occurred throughout March 2020 
and asked:

 ▪ What the key issues and opportunities are within the 
investigation area? 

 ▪ What land is best suited for industrial development and why?

 ▪ What should a future industrial precinct look like in the Shire?

Key messages received through consultation are outlined below.

Employment
 ▪ There was a general desire to see more employment 
opportunities on the eastern side of the Peninsula. 

Traffic
 ▪ Lack of transport infrastructure to facilitate the movement 
of people to and from the area. Good access to Westernport 
Highway is available, but need to consider access to Peninsula 
Link.

 ▪ Concerns regarding increased traffic on Bungower Road. A 
resident prepared traffic survey indicates that there are over 700 
vehicles an hour.

 ▪ Trucks prefer to travel west to the Peninsula Link rather than use 
Westernport Highway as it contains too many roundabouts.

 ▪ Lack of public transport connections within the area which will 
likely translate to increased vehicle traffic.

 ▪ Further concern over existing gridlock in the Somerville retail 
centre.

Rural Setting and Market Gardens
 ▪ Concerns regarding the loss of agricultural land within the Shire 
and more broadly.

 ▪ Concern over prioritising industry over other uses such as 
Market Gardens, particularly within the Somerville area and 
questioning why prime land for market gardens was in the 
investigation area. They didn’t want to see a disjointed industrial 
park in market garden setting.

 ▪ The impact on the rural setting between Somerville and Tyabb 
and the erosion of the semi-rural character, which is key reason 
why people enjoy living there.

 ▪ Some landowners questioned the viability of market gardens 
within the Peninsula into the future due to increased land prices 
and conflicts with neighbours. 

Environmental Values
 ▪ Stressed the need to consider the significant environmental 
values of the Shire, in particular, the Western Port Coastal 
Reserve.

 ▪ Highlighted a need to consider Water Sensitive Urban Design 
in any development to protect water catchments as it will be 
turning open rural areas into hard surfacing.

 ▪ Highlighted the need to avoid clearing native vegetation 
wherever possible and to retain large patches of vegetation. 
Particularly along O’Neills Road.

 ▪ Desire to include best practice environmentally sustainable 
design within any new development.

Amenity
 ▪ Concerns regarding impacts on adjoining residential land 
particularly within the Somerville Precinct.

Type of Future Development
 ▪ Desire for it to be best practice like the Jayco Business Park 
and other examples within Dandenong. Something that will be 
attractive to businesses.

 ▪ A desire to see non-industrial uses such as gyms and dance 
studios minimised due to conflicts. However, some business 
owners within existing industrial land noted there weren’t that 
many conflicts.

 ▪ Highlighted the need for a tailor made control to ensure the 
correct businesses locate within any proposed precinct.

 ▪ 5,000sqm lot sizes are ideal for accommodating manufacturing 
businesses.

 ▪ Incorporate parks into the design so there is an offset.

 ▪ Some residents highlighted the make-up of the precinct should 
be left to market forces to decide.

 ▪ Highlighted the need to masterplan the whole estate to ensure 
it develops holistically and is underpinned by good principles 
such as high amenity, open space and parks, and quality design.

 ▪ A desire for a hi-tech business park if this is possible on the 
Peninsula.

 ▪ Highlighted the importance of attracting an anchor tenant to 
ensure any precinct is viable.

Port of Hastings
 ▪ Highlighted that there is still a need to plan for the Port of 
Hastings expanding into a container port.

 ▪ Issues exist currently to get freight from the Port to the 
Peninsula Link with freight movements avoiding the Western 
Highway due to the number of roundabouts.
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Other
 ▪ Some community members highlighted that the issue currently 
is that all of the industrial land within Mornington is in the IN3Z 
where concrete batching plants and garden supplies are next to 
gyms and other restricted retailing. 

 ▪ Highlighted that there is a need to take the Somerville Township 
Plan into consideration, which mentions there is no opportunity 
to increase the amount of industrial land.

 ▪ Concern that development near the Tyabb Airfield may impact 
on the future expansion of the airfield if that eventuates.

 ▪ Questions asked as to why some land was excluded from the 
investigation area, particular land along Denhams Road.

 ▪ There was a general preference for locating on land west of 
Frankston-Flinders Road and north of Graydens Road.

 ▪ Concern that neither Tyabb or Somerville could expand further to 
accommodate residential development should further jobs in the 
area become available.

 ▪ Questioned why Crib Point was not considered over land near 
Somerville-Tyabb.

 ▪ Concerns over what would occur with the remainder of the 
SUZ1 land if it is not identified as the preferred site.
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The following section provides an analysis of the study area based 
on three identified precincts. The analysis has been broken into a 
number of assessment categories which will be utilised to identify 
the preferred location.

The three precincts within the investigation area have been 
identified as follows:

 ▪ Somerville Precinct: all land within the investigation area north 
of O’Neills Road.

 ▪ Tyabb Precinct: all land south of O’Neills Road and east of 
Frankston-Flinders Road.

 ▪ Hastings Precinct: all land west of Frankston-Flinders Road.

Please see the figure below details.

6.1 ASSESSMENT CATEGORIES
A number of assessment categories have been identified based 
on preferred locational attributes for industrial land and current 
Council planning policies.

The categories are outlined as follows.

Fragmentation
Considerations related to the number and size of land parcels 
within a precinct and the number of landowners has significant 
consequences for the development feasibility of the land.

Landowner Intentions
The intentions of residents who own the land and whether they 
are supportive of any potential rezoning is a key component for 
ensuring that land can become available and is development 
ready.

Topography and Landscape
Topographical and landscape qualities have important 
ramifications on the ability of the land to be developed as well as 
any implications for landscape character.

Character
Whether the location will result in unreasonable impacts on the 
character of the area as a consequence of industrial development.

Existing and Surrounding Land Uses
Existing and surrounding land uses can influence the compatibility 
of industrial land with the surrounding context. Consideration 
needs to be given to whether the existing land uses within the 
investigation area and the surrounding land uses are suited to 
accommodating or coexisting with industrial development.

Settlement Planning
The proximity of the land to an existing settlement and its relation 
to the potential growth of the settlement should be considered to 
ensure that the structure of settlements are not disrupted and the 
opportunities of the location are built upon. 

Environment
Mornington Peninsula Shire is home to a range of highly significant 
flora and fauna as well as environmental assets. Ensuring 
these features, such as the Westernport Ransar Site, are not 
unnecessarily disrupted and that the removal of native vegetation 
avoided wherever possible, is important.

Environmental Risks
Environmental risks related to such things as flooding and 
bushfires impacts on the ability for land to be safely developed.

6. PRECINCT ANALYSIS

Precincts Map
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Strategic Policy Directions
Relevant strategic State, regional and local policy related to the 
precincts has been considered such as: protection of agricultural 
land, proximity to townships, Port of Hastings, township growth, 
settlement planning, and the Mornington Peninsula Planning 
Statement. 

Community Views
Whether the community has a clear preference for locating 
industrial land or strong views regarding certain locations.

Traffic and Access
Industrial land requires good access to transportation networks. 
It is also important to ensure that such development does not 
put unreasonable strain on roads and traffic volumes within 
surrounding settlements, and that any necessary upgrades to the 
surrounding road network are reasonable.

Infrastructure and Servicing
The ability for land to be adequately serviced by surrounding 
infrastructure and the costs involved with upgrading infrastructure 
is an important consideration.

Staging & Expansion
The ability for the preferred site to accommodate further industrial 
land beyond the planning timeframe of 15 years is an important 
requirement to ensure growth is not land locked. The ability to 
expand over time has been identified as a key requirement so that 
additional business growth and strategic opportunities can be 
accommodated.
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6.2 SOMERVILLE PRECINCT
The Somerville Precinct covers land stretching from the northern 
side of Bungower Road down to O’Neills Road in the south. It is 
located approximately 2.4km from the Somerville town centre. 

Topographically, land within the precinct is generally flat with a 
slight fall from west to east. The precinct is heavily characterised 
by its rural setting with the market gardens, some of which 
located within the precinct, providing a non-urban break from 
the more urban setting of Somerville. Roads with high exposure 
within the precinct, such as Bungower Road, would necessitate 
sympathetic development that situates it within the wider rural 
setting.

The precinct is positioned on the south east side of Somerville. 
Existing industrial land within Somerville is located on the opposite 
side of the settlement off Grants Road.

FRAGMENTATION
The following table provides key details about the Somerville 
Precinct:

Total Area 198ha
Parcels 13
Properties in Single Ownership 5

The Somerville Precinct is the least fragmented of the precincts. 
It contains the smallest number of parcels and least property 
owners, with land being owned across 5 individual landholders.
The largest parcel is 55ha.

This is owing to the precincts predominant use for broadacre 
farming, market gardens, and nurseries. The small number of 
landholders has the benefit of making it easier to consolidate land 
for development purposes.

Landowner Intentions
Through this project one landowner participated in consultation. 
They were supportive of the development of the north-eastern 
section of the precinct for a marine-based business park. The 
positive strategic benefits of establishing such an industry within 
the Mornington Peninsula were remarked upon as well as the 
strong locational advantages.

Issues / Constraints
 ▪ N/A 

Opportunities / Strengths
 ▪ Least fragmented of all precincts.

 ▪ Supportive land owner in north east corner.

Looking norther along Lower Somerville Road

Investigation area north of Bungower Road (Gazzola Farms)

Thomas Brunnings Farm

View of investigation area from Lower Somerville Road
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LAND USE
Land within the Somerville Precinct predominantly consists of 
farming land. There are a range of well established, large scale 
market gardens to the north of Bungower Road and along the 
eastern extent of the precinct. The remainder of the precinct is 
generally used for broadacre farming, with some rural residential.

The heritage listed Thomas Brunnings Farm and associated 
nursery is located in the south west corner of the site, covering an 
approximate area of 48ha

Surrounding Uses
The precinct is predominantly surrounded by Green Wedge Zone 
(GWZ) land that is generally used for market garden or farming 
purposes. Of note is the Low Density Residential Zone (LDRZ) 
land to the west along Bungower Road, which directly abuts the 
precinct.

Planning Permits
A number of planning permits have been issued within the 
precinct over a five year period, predominantly related to 
alterations and additions to existing dwellings. Of note is the 2015 
permit issued at 79 Bungower Road, Somerville which allows for 
the use and development of the land for the manufacturing of 
marine products. This land is owned by Sealite Pty Ltd who are 
a manufacturer of marine and aeronautical products. This raises 
the possibility for the establishment of an anchor tenant for the 
precinct which would potentially help to spur investment and the 
co-location of similar businesses.

Issues / Constraints
 ▪ Significant market gardens within and surrounding the 
precinct 

 ▪ Low density residential land directly abutting precinct to the 
west.

Opportunities / Strengths
 ▪ Planning permit issued for marine related manufacturer within 
the north west corner of the precinct.

ENVIRONMENT & HERITAGE
The Somerville Precinct, particularly land just south of Bungower 
Road has a number of environmental constraints and potential 
flooding constraints. This is predominantly associated with the 
Thomas Brunnings Farm where the greatest amount of intact 
vegetation, and a large area of Aboriginal Cultural Heritage 
Sensitivity, is observed.

Waterways
The precinct falls within the Watson Inlet Catchment Area. The 
Somerville Precinct contains one main waterway, the McKirdy 
Street Drain which is an above ground Melbourne Water drain. 
There are also a small number of feeder streams. These carry 
water from the north west of the precinct to Western Port Bay. 
There are a number of artificial water bodies associated with the 
large market gardens and a lake within the Thomas Brunnings 
Farm.

Vegetation
In terms of vegetation, due to the land’s past and present use for 
agricultural purposes, a significant portion of the land is cleared of 
vegetation. The majority of the vegetation within the precinct is 
located within the south west corner associated with the Thomas 
Brunnings Farm. 

Based on State Government vegetation mapping, this vegetation 
consists of a number of endangered Ecological Vegetation 
Classes:

 ▪ EVC53: Swamp Scrub

 ▪ EVC175: Grassy Woodland

As well as one vulnerable class:

 ▪ EVC3: Damp Sands Herb-Rich Woodlands

Fauna
The Victorian Biodiversity Atlas indicates the presence of Latham’s 
Snipe within the precinct near O’Neill’s Road. The Latham’s Snipe 
is a migratory shorebird listed under the Environment Protection 
and Biodiversity Conservation Act 1999 as both marine and 
migratory.

Cultural Heritage
Two areas of Aboriginal Cultural Heritage Sensitivity are located 
within the precinct. This includes land at 48A and 48B O’Neills 
Road associated with Thomas Brunnings Farm, as well as land 
associated with the market gardens off Bugower Road.

Thomas Brunnings Farm
A Heritage Overlay (HO311) applies to the Thomas Brunning Farm 
in the south west corner of the precinct. The significance of the 

Gazzola Farms
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farm, as outlined within the statement of significance, is related 
to the its association with pioneering orchardists and nurserymen 
in the Mornington Peninsula. The overlay contains tree controls for 
the site. 

Environmental Risks
The main constraints from an environmental risk perspective for 
the Somerville Precinct are to do with overland flooding. 

Melbourne Water flood modelling indicates that some of the lower 
lying land south of Bungower Road along the McKirdy Street 
Drain, and land within the Thomas Brunnings Farm, is likely subject 
to 1% AEP flood events. Some of the flooding is likely to be 
spot flooding due to the topography of the land and the artificial 
water bodies within the precinct as well as poorer drainage than 
elsewhere on the Peninsula due to a clay sub soil.

Similar to the other precincts, the majority of the precinct is 
located within a Designated Bushfire Prone Area, however it is not 
covered by the Bushfire Management Overlay (BMO).

Issues / Constraints
 ▪ Contains a large area of Aboriginal Cultural Heritage Sensitivity.

 ▪ Heritage Overlay associated with Thomas Brunnings Farm.

 ▪ Overland flooding associated with the McKirby Street Drain 
through the centre of the precinct.

Opportunities / Strengths
 ▪ Generally cleared of vegetation with one large intact area.

STRATEGIC PLANNING POLICY
There are two key strategic planning policies relevant to the 
Somerville Precinct.

Agricultural Land
The character and historical foundations of Somerville is 
underpinned by its agricultural industry. The surrounding rural 
context, particularly the market gardens, are a highly valued asset 
of the community and are a key factor contributing to the non-
urban setting of Somerville. 

All precincts under investigation as part of this project have a 
rural and agricultural underpinning. However, it is considered that 
the land within Somerville and the northern section of the Tyabb 
Precinct are more strongly unpinned by their agricultural setting. 
The well-established market gardens within these locations, such 
as the Gazzola Farms, who own land within the precinct and to 
the east, and Tarranto Farms within the Tyabb Precinct, are a 
strategic and economic advantage of the Shire. Planning policy 
stresses the importance of protecting such land by ensuring it 
is not undermined. The encroachment of industrial development 
within these locations would likely erode investment in the 
productive capacity of this land into the future which would be 
counter to Council strategic policy.

Marine Precinct
The development of a marine industry precinct has been 
identified through previous Council work as an important strategic 
opportunity for the Shire. Land within the Somerville Precinct, 
south of Somerville Road and east of Lower Somerville Road, has 
been identified as the preferred location for the development of 
this precinct. A number of sites were considered as part of this 
work. The land within the Somerville Precinct was considered to 
be the preferred location as it has sufficient land area, good road 
access, is proximate to servicing infrastructure, and has minimal 
planning constraints. The document identifying the land as the 
preferred location for the precinct has to date not been adopted 
by Council.

Issues / Constraints
 ▪ State and local policy direction requires that the further erosion 
of productive agricultural land is avoided.

Opportunities / Strengths
 ▪ The development of a portion of the precinct has been identified 
for a strategically important marine industry precinct.
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COMMUNITY VIEWS
There are strong community views in relation to land within the 
Somerville Precinct that came out of the consultation for this 
project. 

The key concerns related to this land are related to:

 ▪ Industrial development within the precinct would undermine 
the important rural setting and market gardens underpinning 
Somerville. This was a major reason why many residents moved 
to the area.

 ▪ Industrial development would place further traffic pressures on 
Bungower Road which already has existing capacity constraints.

 ▪ The precinct is located too far away from the Sommerville town 
centre and is located on the other side of the town, away from 
the existing Industrial 3 Zone land to the north of the settlement.

 ▪ Conflicts with existing low-density residential land on the 
outskirts of Somerville in this location.

Based on the views posed by those who attended the 
consultation sessions, land within the Somerville precinct was 
considered to be the least preferred location for accommodating 
industrial development.

Issues / Constraints
 ▪ Strong community concern related to the development of land 
within this precinct for industrial purposes due to the erosion of 
the rural character and traffic constraints along Bungower Road.

Opportunities / Strengths
 ▪ Support in the community for fostering more employment within 
the area.

Yaringa Harbour
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TRAFFIC
A full traffic analysis is provided in Appendix 3. Below provides a 
summary of the key points relevant to the precinct.

The key roads providing connections to the Somerville Precinct 
are:

 ▪ Dandenong-Hastings Road and Frankston-Flinders Road in a 
north-south direction.

 ▪ Bungower Road, O’Neills Road (not B-double gazetted), and 
Mornington-Tyabb Road in an east west direction.

Access 
The precinct has road access from two frontages, being 
Bungower Road and O’Neills Road. This will likely assist with 
traffic distribution and exposure. The ability of O’Neills to provide 
access to the precinct however is unlikely without significant 
upgrades due to its local road condition.

Traffic Distribution
The majority of all traffic generated would likely pass through 
the existing surrounding settlements. This would likely result in 
changed traffic conditions, particularly Tyabb, which would see 
the greatest additional daily traffic movements generated from 
O’Neills Road. 

O’Neills Road is unlikely to accommodate significant additional 
vehicle movements without significant upgrades that would 

significantly change its local rural character. As the key east-west 
link then, Bungower Road is likely to witness the biggest change 
to traffic conditions as a result of industrial development. This 
would mean that the majority of all traffic movements is likely to 
pass through Somerville. 

Network Upgrades
The following network upgrades would likely be required:

 ▪ O’Neills Road would require major upgrading to support traffic 
generated by any industrial development.

 ▪ The intersection of O’Neills Road and Frankston-Flinders Road.

 ▪ Bungower Road upgrades likely required to increase road 
network capacity.

Issues / Constraints
 ▪ Primary access routes to the precinct pass through Somerville 
and Tyabb which will adversely impact on existing traffic 
conditions of these settlements. 

 ▪ Increased pressure on Bungower Road likely resulting in the 
need for road and intersection upgrades. 

 ▪ O’Neills Road unlikely to accommodate additional traffic 
volumes unless upgraded therefore further strain is likely on 
Bungower Road. 

Opportunities / Strengths
 ▪ Potential for two vehicle access frontages.

Somerville Precinct Daily Two-Way Vehicle Distributions
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INFRASTRUCTURE & SERVICING
A full infrastructure and servicing analysis is provided in Appendix 
4. The following table provides a summary of the infrastructure 
and servicing capacity of the Somerville Precinct.

Service / Infrastructure Availability

Water  ▪ Water infrastructure located along most roads within precinct.
Sewerage  ▪ Sewerage infrastructure located approximately 1km from western boundary.

 ▪ Significant headworks required along Bungower Road to provide connection to existing network.

 ▪ Pumping of sewerage likely due to rise in topography.
Gas  ▪ Minimal gas infrastructure within vicinity of precinct.
Power  ▪ Power infrastructure available via overhead power lines throughout precinct.
Telecommunications  ▪ NBN infrastructure located along Bungower Road and Oneils Road.
Drainage  ▪ No existing drainage infrastructure within precinct.
Other  ▪ Elgas fuel transmission pipeline passes through the north west of the precinct with development 

likely requiring appropriate approvals within its vicinity.

Infrastructure and Servicing Map

Issues / Constraints
 ▪ The precinct would require the most significant upgrades to 
surrounding servicing infrastructure, in particular, sewerage 
which is located approximately 1km from the precinct.

 ▪ Significant gas infrastructure upgrades required (same with all 
precincts).

Opportunities / Strengths
 ▪ N/A
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SOMERVILLE PRECINCT
Issues / Constraints Opportunities / Strengths
Fragmentation

 ▪ Least fragmented of all precincts.

 ▪ Supportive land owner in north east corner.
Land Use
 ▪ Significant market gardens within and surrounding the precinct

 ▪ Low density residential land abutting precinct to the west.

 ▪ Planning permit issued for marine related manufacturer within 
the north west corner of the precinct.

Environment & Heritage
 ▪ Contains a large area of Aboriginal Cultural Heritage Sensitivity.

 ▪ Heritage Overlay associated with Thomas Brunnings Farm.

 ▪ Overland flooding associated with the McKirby Street Drain 
through the centre of the precinct.

 ▪ Generally cleared of vegetation with one large intact area.

Strategic Planning Policy
 ▪ State and local policy direction requires that the further erosion 
of productive agricultural land is discouraged.

 ▪ The development of a portion of the precinct has been identified 
for a strategically important marine industry precinct.

Community Views
 ▪ Strong community concern related to the development of land 
within this precinct for industrial purposes due to the erosion of 
the rural character and traffic constraints along Bungower Road.

 ▪ Support in the community for fostering more employment within 
the area.

Traffic
 ▪ Primary access routes to the precinct pass through Somerville 
and Tyabb which may impact on existing traffic conditions of 
these settlements.

 ▪ Increased pressure on Bungower Road likely resulting in 
intersection upgrades.

 ▪ O’Neills Road unlikely to accommodate additional traffic 
volumes unless upgraded.

 ▪ Potential for two vehicle access frontages.

Infrastructure & Servicing
 ▪ The precinct would require the most significant upgrades to 
surrounding servicing infrastructure, in particular, sewerage 
which is located approximately 1km from the precinct.

 ▪ Significant gas infrastructure upgrades required (same with all 
precincts).



INDUSTRIAL AREAS LAND USE AND INFRASTRUCTURE ASSESSMENT & REZONING STRATEGY

30 Hansen Partnership Pty Ltd           

SUMMARY
The positives of the Somerville Precinct are underwritten by 
the following features:

 ▪ It has a generally flat topography and large sections of 
already cleared vegetation. 

 ▪ It is the least fragmented of all the precincts containing only 
five individual land owners across the whole precinct. 

 ▪ It has the potential for two road frontages. The ability of 
O’Neills Road to provide a secondary frontage is, however, 
questionable due to the significant upgrades that would be 
required to increase its capacity.

 ▪ The existing permit for a marine manufacturing 
development, has the potential to act as an anchor tenant 
for any future development within the precinct. Acting on 
the permit has been difficult due to the zoning of the land 
and the implications this has raised for gaining financing 
from the bank. Council is supportive of such industries for 
the strategic advantage they offer the Shire.

There are a number of significant negatives associated with 
the Somerville Precinct, including:

 ▪ Its location within a generally non-urban setting outside 
Somerville, amongst well-established significant market 
gardens. This setting is highly valued by the community who 
do not want to see it eroded. Protecting the agricultural 
land also gains significant support within State, regional and 
local planning policy. 

 ▪ Implications associated with traffic distribution and the 
amount of generated traffic through existing settlements 
would likely have implications for the amenity of these 
settlements. Increased pressures along Bungower Road 
has also been highlighted as a concern. This is of particular 
relevance if O’Neills Road cannot be used as a secondary 
frontage, likely leading to even greater traffic volumes along 
Bungower Road.

 ▪ The precinct is considered to be the hardest to service of 
all the precincts. This is owing to the distance from the 
existing sewerage network and the overheads required to 
create a connection.

The land within the north east corner, south of Bungower 
Road, is considered to be the most advantageous land to 
accommodate development. However, the expansion beyond 
this location is limited to the south by significant vegetation 
and the Thomas Brunnings Farm, and to the east and north 
east by well-established market gardens.
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6.3 TYABB PRECINCT
The Tyabb Precinct includes land to the east and south east of 
Tyabb, south of O’Neills Road. It is positioned approximately 0.5km 
to 1km from the Tyabb town centre. 

Topographically, the land is relatively flat containing a slight 
highpoint through the centre of the precinct and falling to the 
east and west. North of Dandenong-Hastings Road the precinct is 
heavily characterised by its market garden setting on the outskirts 
of Tyabb. South of Dandenong-Hastings Road the precinct is 
characterised by its generally rural residential setting punctuated 
by a diverse number of uses such as the Tyabb Terminal Station.

Positioned to the west and south west of Tyabb, the industrial land 
will be located on the opposite side of the settlement to where 
existing industrial land is located.

FRAGMENTATION
The following table provides key details about the Tyabbb Precinct:

Total Area 195ha
Parcels 70
Properties in Single Ownership 40

The Tyabb Precinct is the most fragmented of all precincts. There 
are a range of smaller lots ranging in the order of 3ha to 6ha that 
make up the majority of the precinct. Landholdings are spread 
across 40 individual landowners which likely makes it more 
difficult to consolidate for development. 

Fragmentation becomes less pronounced north of Dandenong-
Hastings Road and towards the south eastern corner of the 
precinct where there are less rural lifestyle properties.

Landowner Intentions
A number of land holders within the precinct are either supportive 
or indifferent to the rezoning, with some being unsupportive. One 
supportive landowner questioned the long term viability of market 
gardening within the Shire and noted the locational attributes of 
the precinct for industrial development.

Issues / Constraints
 ▪ Most fragmented of all precincts. 

Opportunities / Strengths
 ▪ Less fragmentation towards the south west of the site and 
within the northern section.

View south from O’Neills Road

View of market gardens within Tyabb Precinct

Rural living land within Tyabb Precinct



INDUSTRIAL AREAS LAND USE AND INFRASTRUCTURE ASSESSMENT & REZONING STRATEGY

32 Hansen Partnership Pty Ltd           

PADUA 
COLLEGE

BUNGUYAN 
RESERVE

TYABB RAILWAY 
STATION 

PRIMARY SCHOOL

DENHAM ROAD

ONEILLS ROAD

FRANKSTON-LINDERS ROAD

WES
TE

RN PO
RT H

IGHWAY

Mornington Land Use & 
Infrastructure Assessment 
and Rezoning Strategy
Tyabb Study Area

Project Ref:           
Dwg No.:
Scale:
Date:

2019.617
UDD-001

3750 at A1
28.02.2020

hansen partnership pty ltd
melbourne | vietnam

   level 4 136 exhibition st
melbourne vic 3000 

t  61 3 9654 8844 f  61 3 9654 8088 
 e  info@hansenpartnership.com.au

w  hansenpartnership.com.au

Subject Site

Legend Tyabb Precinct Aerial



INDUSTRIAL AREAS LAND USE AND INFRASTRUCTURE ASSESSMENT & REZONING STRATEGY

33Hansen Partnership Pty Ltd

Mornington Land Use & 
Infrastructure Assessment 
and Rezoning Strategy
Tyabb (Existing Land Use)

Project Ref:           
Dwg No.:
Scale:
Date:

2019.617
UDD-001

8500 at A3
02.03.2020

hansen partnership pty ltd
melbourne | vietnam

   level 4 136 exhibition st
melbourne vic 3000 

t  61 3 9654 8844 f  61 3 9654 8088 
 e  info@hansenpartnership.com.au

w  hansenpartnership.com.au

Subject Site

Residential

Rural Residential

Business

Poultry

Equestrian

Market Garden / Nursery

Livestock Farming

Reserve / Open Space
Hastings State Significant 
Industrial Precinct (SSIP)

Building Footprint (2009)

Legend

Education

Community

Industrial

Infrastructure

Drainage

Trainline

FR
AN

KS
TO

N-
FL

IN
DE

RS
 R

OA
D

BUNGUYAN 
RESERVE

PADUA 
COLLEGE

TYABB RAILWAY 
STATION PRIMARY 

SCHOOL

WES
TE

RN PO
RT H

IGHWAY

DENHAM ROAD

ONEILLS ROAD

Tyabb Precinct Existing Land Use Map



INDUSTRIAL AREAS LAND USE AND INFRASTRUCTURE ASSESSMENT & REZONING STRATEGY

34 Hansen Partnership Pty Ltd           

LAND USE
The Tyabb Precinct contains the most diverse uses of all precincts. 
The northern section between O’Neills Road and Dandenong-
Hastings Road predominantly contains of a range of market 
gardens. South of Dandenong-Hastings Road, the fragmented land 
is made up of a mix of rural lifestyle properties, existing industrial 
related uses such as a concrete batching plant at 17 Dandenong-
Hastings Road, the Tyabb Terminal Station, a poultry farm and a 
number of other businesses.

Surrounding Uses
To the north and east, the precinct is generally surrounded by land 
used for farming, market gardens, or poultry farms. Bunguyan 
Reserve and low density housing abuts this northern section to 
the west.

There are a number of compatible uses such as port land to 
the south and a resource recovery centre and waste transfer 
station located to the east and south of the southern section. 
These compatible uses represent a positive for this portion of 
the precinct as there will likely be less issues related to amenity 
impacts.

The Yaringa Boat Harbour is located approximately 5km to the 
east of the precinct and contains a marine industrial precinct.

Planning Permits
There are a range of compatible land uses and development 
recently approved within the precinct. Of note are permits related 
to the upgrading of the Tyabb Terminal Station, a large shed for 
truck maintenance along Dandenong-Hastings Road, and use 
and development associated with a materials recycling and car 
wreckers on the corner of Denham Road and Dandenong-Hastings 
Road.

Issues / Constraints
 ▪ Well established market gardens located within and surrounding 
the northern section.

 ▪ Contains a range of rural lifestyle properties particularly along 
Dandenong-Hastings Road. 

Opportunities / Strengths
 ▪ Existing compatible uses within and surrounding the precinct 
such as a concrete batching plant, the Tyabb Terminal Station, 
waste transfer station, and general manufacturing.

 ▪ Proximity to port related land to the south.

ENVIRONMENT & HERITAGE
The Tyabb Precinct, has limited environmental constraints. There 
are potential overland flooding issues and intact patches of native 
vegetation, however this is not considered to be detrimental to 
the precinct.

Waterways
The precinct falls within the Hastings North and Watson Inlet 
Catchment Area. It contains one main waterway, the McKirdys 
Street Drain which runs through the northern section of the 
precinct in a south east direction towards Western Port Bay. There 
are also a number of artificial water bodies used for agricultural 
purposes.

Vegetation
Apart from a small area located within a property off Thornells 
Road, the precinct does not contain many large intact areas of 
vegetation. 

Based on State Government vegetation mapping, the precinct 
generally contains scattered vegetation of the following vulnerable 
Ecological Vegetation Classes:

 ▪ EVC53: Swamp Scrub

As well as one vulnerable class:

 ▪ EVC3: Damp Sands Herb-rich Woodland

Fauna
State Government mapping does not identify any threatened or 
endangered species within the precinct.

Cultural Heritage
The precinct contains one area of Aboriginal Cultural Heritage 
Sensitivity in the north west corner.

Environmental Risks
The main constraints from an environmental perspective related to 
the Tyabb Precinct relis generally unconstrained by environmental 
risks. 

Melbourne Water flood modelling indicates that a portion of the 
lower lying land in the western section of the precinct is likely 
liable to 1% AEP overland flooding. This is resulting from the 
Olivers Creek Drain to the west of the precinct.

Similar to the remainder of the investigation area, the majority of 
the precinct is located within a Designated Bushfire Prone Area, 
however it is not covered by the Bushfire Management Overlay 
(BMO). 
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Issues / Constraints
 ▪ Overland flooding associated with the Olivers Creek Drain 
through the centre of the precinct.

Opportunities / Strengths
 ▪ Generally cleared of vegetation with one large intact area and 
some scattered vegetation.

STRATEGIC PLANNING POLICY
There are three key strategic planning policies relevant to the 
Tyabb Precinct.

State Significant Industrial Precinct
The Melbourne Industrial and Commercial Land Use Plan (MICLUP) 
(2020) identifies five State Significant Industrial Precincts (SSIPs) 
across Melbourne. These precincts identify strategically located 
land to accommodate major industrial development linked to the 
Principal Freight Network and transport gateways. These precincts 
are to be protected from incompatible land uses and allow for 
growth opportunities in freight, logistics, and manufacturing. The 
Port of Hastings SSIP includes all land to the north of the Long 
Island Jetty and south of Dandenong-Hastings Road within the 
Tyabb Precinct. The MICLUP notes that the zoning of this land 
for port-related development is to be protected for its strategic 
economic advantages due to its proximity to deep water port 
facilities. Due to this State level strategic policy, support for the 
rezoning of this land for non-port related activities is therefore 
highly unlikely.

Port of Hastings
Land south of Dandenong-Hastings Road within the Tyabb Precinct 
is not identified within the Port of Hastings Development Strategy 
as being surplus to port requirements. Discussions with the Port of 
Hastings Development Authority have indicated that the authority 
would likely struggle to support any rezoning of this land for non-
port related industrial development. The land is still marked as a 
priority location to accommodate any expansion of the port. The 
Port Authority’s Ministerial Direction is to plan for the potential 
expansion of the port. They are therefore highly unlikely to support 
anything that would undermine this directive.

The Port Strategy is reviewed every four years and the amount of 
land required to accommodate the port expansion may change 
into the future. Should this change into the future or the land 
within this precinct is no longer needed, the possibility of this 
land being used for non-port related industrial development, could 
become more likely.

Agricultural Land
Similar to the Somerville Precinct, the Tyabb Precinct contains 
a range of well-established market gardens within its northern 
section, predominantly related to the Taranto Farms. These are 
important for agricultural production in the Shire and underpin 
the towns rural setting. Planning policy stresses the importance 
of protecting such land by ensuring it is not undermined. The 
encroachment of industrial development within these locations 
would likely erode the productive capacity of this land into the 
future which would be counter to Council strategic policy.
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COMMUNITY VIEWS
Significant community views were held in relation to the loss of 
market gardens north of Dandenong-Hastings Road. Community 
views on the precinct south of Dandenong-Hastings Road tended 
to be neutral. 

Key themes raised included:

 ▪ The land south of Tyabb was considered to be suitable by a 
range of community members as it is close the main core of the 
port land and away from sensitive uses.

 ▪ Traffic along Dandenong-Hastings Road was highlighted as a key 
constraint with traffic volumes already considered to be too high 
for the road typology.

 ▪ Industrial development within the precinct would undermine 
the important rural setting and market gardens underpinning 
Somerville. 

Issues / Constraints
 ▪ Strong community concern related to the development of land 
within this precinct associated with the loss of market gardens.

Opportunities / Strengths
 ▪ Support in the community for fostering more employment within 
the area.

Issues / Constraints
 ▪ State policy identifies land south of Dandenong-Hastings Road 
within a State Significant Industrial Precinct, which seeks 
to protect this land for port-related development due to its 
proximity to deep water port facilities.

 ▪ The Port of Hastings Development Strategy does not identify land 
south of Dandenong-Hastings Road as surplus to requirements 
and the Port Authority and State Government would unlikely 
support the rezoning of this land in the near future.

 ▪ State and local policy direction requires that the further erosion 
of productive agricultural land is avoided.

Opportunities / Strengths
 ▪ N/A
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TRAFFIC
A full traffic analysis is provided in Appendix 3. Below provides a 
summary. 

The key roads providing connections to the Tyabb Precinct are:

 ▪ Dandenong-Hastings Road and Frankston Flinders Road in a 
north-south direction.

 ▪ Mornington-Tyabb Road in a east-west direction.

Access 
The precinct is provided with multiple access points from 
Dandenong-Hastings Road, Denham Road, and to a lesser extent, 
O’Neills Road. This greatly assists with exposure and traffic 
distribution.

Traffic Distribution
A large portion of the traffic generated by the precinct would likely 
require movements through surrounding settlements, particularly 
Tyabb. This would likely result in changed traffic conditions.

While Dandenong-Hastings Road already provides for a high level 
of traffic flows, the likely increased traffic movements along this 
road is considered to be negligible. However, community views 
suggest that the road is quite heavily used and that any increase 
would be unsafe due to the typology of the road. This would likely 
require further investigation.

Network Upgrades
The following network upgrades would likely be required:

 ▪ Upgrades to Denham Road to allow it to accommodate heavey 
vehicle movements.

 ▪ Potential upgrades to Dandenong-Hastings Road.

Issues / Constraints
 ▪ Primary access routes to the precinct pass through Tyabb and 
ultimately Somerville, which may impact on existing traffic 
conditions of the settlements. 

 ▪ Increased pressure on Dandenong-Hastings Road which is 
already functioning at a high capacity for the road typology. 

 ▪ Denham Road likely requires upgrading. 

Opportunities / Strengths
 ▪ Access to the precinct is provided from two frontages.

 ▪ Locational attributes mean traffic volumes will likely be more 
even distributed across surrounding road network.

 ▪ Intersections within proximity of the precinct are already largely 
developed to accommodate higher volumes of traffic.

Tyabb Precinct Daily Two-Way Vehicle Distributions
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INFRASTRUCTURE & SERVICING
The following table provides a summary of the key infrastructure 
and servicing capacity of the Tyabb Precinct (Appendix 4).

Service / Infrastructure Availability

Water  ▪ Water infrastructure located along most roads within precinct.
Sewerage  ▪ Sewerage infrastructure located approximately  0.2-0.5km from western boundary.

 ▪ Pumping required if distributed via Franston-Flinders Road connection.
Gas  ▪ Minimal gas infrastructure within vicinity of precinct.
Power  ▪ Power infrastructure available via overhead power lines throughout precinct.

 ▪ Ausnet Power Station present within land south of Dandenong-Hastings Road.
Telecommunications  ▪ NBN infrastructure located along Dandenong-Hastings Road, Denham Road and Thornells Road.
Drainage  ▪ No existing drainage infrastructure within precinct.
Other  ▪ Elgas fuel pipeline and Melbourne Water transmission pipeline passes through the land south of 

Dandenong-Hastings Road with development likely requiring appropriate approvals within vicinity.

Issues / Constraints
 ▪ Development proximate to the Elgas and Melbourne Water 
easement would require appropriate design considerations and 
approval.

 ▪ Significant gas infrastructure upgrades required (same with all 
precincts).

Opportunities / Strengths
 ▪ The majority of the precinct can be readily serviced by all 
supporting infrastructure with relatively minor upgrades.
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TYABB PRECINCT
Issues / Constraints Opportunities / Strengths
Fragmentation
 ▪ Most fragmented of all precincts.  ▪ Less fragmentation towards the south west of the site and 

within the northern section.
Land Use
 ▪ Well established market gardens located within and surrounding 
the northern section.

 ▪ Contains a range of rural lifestyle properties particularly along 
Dandenong-Hastings Road.

 ▪ Existing compatible uses within and surrounding the precinct 
such as a concrete batching plant, the Tyabb Terminal Station, 
waste transfer station, and general manufacturing.

 ▪ Proximity to port related land to the south.
Environment & Heritage
 ▪ Overland flooding associated with the Olivers Creek Drain 
through the centre of the precinct.

 ▪ Generally cleared of vegetation with one large intact area and 
some scattered vegetation.

Strategic Planning Policy
 ▪ State policy identifies land south of Dandenong-Hastings Road 
within a State Significant Industrial Precinct, which seeks 
to protect this land for port-related development due to its 
proximity to deep water port facilities.

 ▪ The Port of Hastings Development Strategy does not identify land 
south of Dandenong-Hastings Road as surplus to requirements 
and the Port Authority and State Government would unlikely 
support the rezoning of this land in the near future.

 ▪ State and local policy direction requires that the further erosion 
of productive agricultural land is avoided.

Community Views
 ▪ Strong community concern related to the development of land 
within this precinct associated with the loss of market gardens.

 ▪ Support in the community for fostering more employment within 
the area.

Traffic
 ▪ Primary access routes to the precinct pass through Tyabb which 
will impact on existing traffic conditions of the settlement. 

 ▪ Increased pressure on Dandenong-Hastings Road which is 
already functioning at a high capacity for the road typology. 

 ▪ Denham Road likely requires upgrading. 

 ▪ Access to the precinct is provided from two frontages.

 ▪ Locational attributes mean traffic volumes will likely be more 
even distributed across surrounding road network.

 ▪ Intersections within proximity of the precinct are already largely 
developed to accommodate higher volumes of traffic.

Infrastructure & Servicing
 ▪ Development proximate to the Elgas and Melbourne Water 
easement would require appropriate design considerations and 
approval.

 ▪ Significant gas infrastructure upgrades required (same with all 
precincts).

 ▪ The majority of the precinct can be readily serviced by all 
supporting infrastructure with relatively minor upgrades.
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SUMMARY
The positives of the Tyabb Precinct are underwritten by the 
following features:

 ▪ It is well located in terms of road access and surrounding 
compatible uses. 

 ▪ It is provided with a number of access roads and its 
proximity to the Port of Hastings and Council Depot, 
amongst other uses, means that any external amenity 
impacts will likely be minimal. 

 ▪ The precinct is also readily serviceable with proximate 
connections to key infrastructure.

The northern section is well located along Dandenong-
Hastings Road and is located within a single ownership. 
However, as it is dominated by market gardens that 
contribute to the highly valued rural setting of Tyabb and 
Somerville and gains strong support from State, regional and 
local policy, it is considered to be significantly constrained. It 
also abutts existing residential zone land to the west which 
would provide further constaints.

Land south of Dandenong-Hastings Road is therefore 
considered to be the most development ready land. The 
negatives of this land relate to its highly fragmented makeup, 
containing the most landowners of all precincts.

The biggest limitation of this land is that it is located within 
a State Significant Industrial Precinct (SSIP), which seeks to 
protect the land for port-related activity and development. 
The Port of Hastings Authority has also not identified it as 
surplus to their requirements. If the Port of Hastings is to be 
expanded, this land will form a significant part of the port into 
the future. Decisions on the port are likely to change, and 
the Port of Hastings Development Strategy is up for review 
every four years. At the moment however, this limitation 
is considered to be a significant constraint on the land and 
its location within a SSIP makes development for non-port 
related activities unviable.
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6.3 HASTINGS PRECINCT
The Hastings Precinct is located directly north of Hastings, 
bordering Graydens Road to the south and the Frankston to Stony 
Point rail line and Frankston-Flinders Road to the east. It is located 
approximately 2.5km from the Hastings town centre.

Topographically, the land within the precinct is generally flat 
rising from east to west. The surrounds are characterised by the 
rural setting with a number of rural residential properties located 
towards the western end of Graydens Road. Land closes to 
the intersection of Graydens Road and Frankston-Flinders Road 
is more heavily characterised by the northern industrial end of 
Hastings. Roads with high exposure within the precinct, such as 
Graydens Road, would necessitate sympathetic development that 
situates it within the wider rural setting.

FRAGMENTATION
The following table provides key details about the Hastings 
Precinct:

Total Area 192ha
Parcels 19
Properties in Single Ownership 13

The Hastings Precinct is relatively unfragrmented. Property sizes 
are largest further north within the precinct, with properties along 
Graydens Road ranging from 4ha to 8ha. Consolidation issues are 
not considered to be that significant.

Landowner Intentions
There is general or strong support from landowners within the 
precinct for rezoning of land for industrial development.

Issues / Constraints
 ▪ N/A 

Opportunities / Strengths
 ▪ Relatively unfragmented.

 ▪ Strong landowner support across precinct for rezoning.

Bowens on corner of Frankston-Flinders Road

Vegetation in the north east of the precinct

Train line running parallel to Frankston-Flinders Road

Land north of Graydens Road



TYABB 
AIRFIELD

PADUA 
COLLEGE

GRAYDENS ROAD

M
ARINE PARADE

LYALL STREET

BO
ES

 R
OA

D

ST
UR

T 
RO

AD

FR
AN

KS
TO

N 
- F

LIN
DE

RS
 R

OA
D

FR
AN

KS
TO

N 
- F

LIN
DE

RS
 R

OA
D

Mornington Land Use & 
Infrastructure Assessment 
and Rezoning Strategy
Hastings Study Area

Project Ref:           
Dwg No.:
Scale:
Date:

2019.617
UDD-001

3750 at A1
28.02.2020

hansen partnership pty ltd
melbourne | vietnam

   level 4 136 exhibition st
melbourne vic 3000 

t  61 3 9654 8844 f  61 3 9654 8088 
 e  info@hansenpartnership.com.au

w  hansenpartnership.com.au

Subject Site

Legend Hastings Precinct Aerial



INDUSTRIAL AREAS LAND USE AND INFRASTRUCTURE ASSESSMENT & REZONING STRATEGY

44 Hansen Partnership Pty Ltd           

Mornington Land Use & 
Infrastructure Assessment 
and Rezoning Strategy
Hastings (Existing Land Use)

Project Ref:           
Dwg No.:
Scale:
Date:

2019.617
UDD-001

8500 at A3
02.03.2020

hansen partnership pty ltd
melbourne | vietnam

   level 4 136 exhibition st
melbourne vic 3000 

t  61 3 9654 8844 f  61 3 9654 8088 
 e  info@hansenpartnership.com.au

w  hansenpartnership.com.au

Subject Site

Residential

Rural Residential

Business

Education

Poultry

Equestrian

Industrial

Infrastructure

Drainage

Market Garden / Nursery

Livestock Farming

Reserve / Open Space

Legend

Building Footprint (2009)

Trainline

TYABB 
AIRFIELD

FR
AN

KS
TO

N 
- F

LIN
DE

RS
 R

OA
D

FR
AN

KS
TO

N 
- F

LIN
DE

RS
 R

OA
D

ST
UR

T 
RO

AD

BO
ES

 R
OA

D

GRAYDENS ROAD

M
ARINE PARADELYALL STREET

PADUA 
COLLEGE

Hastings Precinct Existing Land Use Map



INDUSTRIAL AREAS LAND USE AND INFRASTRUCTURE ASSESSMENT & REZONING STRATEGY

45Hansen Partnership Pty Ltd

LAND USE
The majority of the Hastings Precinct is currently used for 
broadacre farming purposes. Land located along Graydens Road is 
either associated within rural lifestyle properties, a poultry farm, or 
closer to the intersection of Frankston-Flinders Road, a number of 
industrial related businesses. 

Surrounding Uses
Most significantly the land is located close to existing Industrial 
3 Zone (IN3Z) land across Graydens Road within Hastings. The 
remainder of the land is predominantly surrounded by Green 
Wedge Zone (GWZ) used for farming or lifestyle purposes. A 
section of low density residential land abuts the precinct to the 
north.

Tyabb Airfield
The Tyabb Airport is located directly to the north of the precinct. It 
is a privately owned aviation facility classified as a Aircraft Landing 
Area (ALA), which places it at the lower end of the regulatory 
control spectrum. The Tyabb Airfield Precinct Plan (2017) provides 
a framework for the safe, secure, use and development of the 
airfield. Noise is identified as the key externality generated by the 
airfield. 

While not a regulatory requirement of a ALA, the Precinct Plan 
notes that a Public Safety Area should be acknowledged within 
the Mornington Planning Scheme, centrally over the Hastings 
Precinct. The purpose of this is to avoid large increases in the 
numbers of people exposed to elevated levels of aircraft noise or 
safety risks.

There is currently an active Planning Scheme Amendment to 
include a Design and Development Overlay (DDO) to protect the 
airports airspace surfaces at approach and departure paths in 
accordance with CAAP 92-1(1) and NASF Guideline F and Public 
Safety Areas. 

Although not considered to be a significant constraint on industrial 
development, consideration of the requirements of the DDO 
would need to be incorporated into any design framework for an 
industrial estate.

Planning Permits
There have been no planning permits of significance issued within 
the precincts in the last five years.

Issues / Constraints
 ▪ Tyabb Airfield proposed DDO requirements. 

Opportunities / Strengths
 ▪ Proximity to existing Industrial 3 Zone land within Hastings 
with existing compatible uses in the south east corner of the 
precinct.

ENVIRONMENT & HERITAGE
The Hastings Precinct appears to contain the most 
environmentally constrained land within the investigation area. 
This is owing to the large area of remnant native vegetation in the 
north east of the precinct and areas of Aboriginal Cultural Heritage 
Sensitivity. 

Waterways
The precinct falls within the Hastings North Catchment Areas. It 
contains one main waterway along the north eastern boundary 
associated with the Olivers Creek South drain. Another tributary of 
Olivers Creek is located in the south east of the precinct.

Vegetation
The precinct contains a large area of what appears to be 
endangered native vegetation in the north east corner of the 
precinct. 

Based on State Government vegetation mapping, this vegetation 
generally consists of the following endangered Ecological 
Vegetation Class:

 ▪ EVC175: Grassy Woodland

Smaller localised patches are also evident throughout the 
remainder of the precinct.

Fauna
State Government mapping does not identify any threatened or 
endangered species within the precinct.

Cultural Heritage
The precinct contains two areas of Aboriginal Cultural Heritage 
Sensitivity. This includes land within the north east and north west 
corners of the precinct.

The dwelling at 12 Graydens Road is also affected by a Heritage 
Overlay (HO463).

Environmental Risks
The Hastings Precinct contains what appears to be issues with 
flooding, generally localised to the north east corner of the 
precinct.

Melbourne Water flood modelling indicates that low lying land in 
this location is likely subject to 1% AEP overland flooding from the 
Olivers Creek South drain.

Similar to the remainder of the investigation area, the majority of 
the precinct is located within a Designated Bushfire Prone Area. 
The north west corner and a portion of land along the western 
boundary is also covered by the Bushfire Management Overlay 
(BMO).
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Issues / Constraints
 ▪ Large area of what appears to be intact endangered remnant 
native vegetation in the north east corner of the precinct.

 ▪ Overland flooding associated with the Olivers Creek Drain in the 
north east corner of the precinct.

 ▪ Contains an area of Aboriginal Cultural Heritage Sensitivity.

 ▪ Heritage Overlay associated with 12 Graydens Road.

Opportunities / Strengths
 ▪ Large areas of cleared land along Graydens Road.

STRATEGIC PLANNING POLICY
There is one key strategic planning consideration relevant to the 
Hastings Precinct.

Train Stabling Facility
A business case is currently being prepared for the duplication 
and electrification of the train line past Frankston. Advocating for 
the electrification of the Frankston trail line to Hastings is a key 
priority of Council. Council’s position on the electrification of the 
line is that it should continue through Baxter and terminate at 
Hastings. The Baxter Township Structure Plan (March 2019) does 
not support the termination of the train at Baxter due to the need 
to accommodate a train stabling and end of line facility there. 

The electrification of the line to Hastings could therefore 
potentially require land for an end of line stabling facility. Land 
within the Hastings Precinct has been highlighted as a potential 
location for siting such a facility.

The size of such a train stabling facility has not yet been 
confirmed. The size of the Kaananook storage facility, which 
is currently being constructed along the Frankston Line, is 
approximately 4ha. Through the development of the Baxter 
Structure Plan it was noted that potentially 130ha of land 
would be required to accommodate a stabling facility along the 
duplicated and electrified line. 

Should the stabling facility require 130ha of land and Council’s 
position were to remain unchanged about locating it within the 
Hastings Precinct, this would be a significant constraint as it 
would accommodate the majority of the total area and would 
potentially make the precinct unviable.

However, should it be of a similar size to the Kananook storage 
facility, the stabling yard would make for a positive co-locational 
opportunity for industrial land within the precinct.

Hastings Major Activity Centre
Hastings is identified within Plan Melbourne and the Mornington 
Peninsula Activity Centres Strategy (2018) as a Major Activity 
Centre. Council planning policy recognises Hastings as the 
major settlement on the eastern side of the Peninsula where the 
majority of growth and employment is to occur. Locating further 
industrial land close to Hastings will help to reinforce this strategic 
designation. It’s location to the north of the settlement, adjoining 
existing industrial land along Frankston-Flinders Road, will also 
help to consolidate industrial land.
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COMMUNITY VIEWS
Other than land owners within the precinct, community views on 
the Hastings precinct tended to be neutral with some supporting 
this location over other precincts for industrial development.

Key themes raised included:

 ▪ The proximity of the land to current industrial land within 
Hastings.

 ▪ The need to protect native vegetation.

Issues / Constraints
 ▪ N/A.

Opportunities / Strengths
 ▪ Support in the community for fostering more employment within 
the area.

Issues / Constraints
 ▪ Potential location for train stabling facility.

Opportunities / Strengths
 ▪ Locational proximity to the Hastings Major Activity Centre.

 ▪ Not significant agricultural land.
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TRAFFIC
The key roads providing connections to the Tyabb Precinct are:

 ▪ Dandenong-Hastings Road, Frankston Flinders Road and Coolart 
Road in a north-south direction.

 ▪ Graydens Road in a east-west direction.

Access 
The Hastings precinct is limited by one main access road, 
Graydens Road which is not a B-double gazetted road but a 
secondary arterial road. Access to the precinct is limited via 
Frankston-Flinders Road due to the train line running parallel to the 
road.

From a traffic perspective, the only real issue is the lack of access 
to the precinct which is currently limited to Graydens Road. 
Should the re-routed Frankston-Flinders alignment proceed, 
this would increase the desirability of the precinct from a traffic 
perspective. This however is not high on the Department of 
Transport’s Agenda. There is also the need to continue working 
with the Department of Transport on a dedicated east-west road 
hierarchy from this part of the Peninsula.

Traffic Distribution
Compared with the other three precincts, traffic distribution 
is likely to be more evenly dispersed across the road network. 
Importantly, due to the precincts location, traffic movements 
through existing settlements, particularly Tyabb, are projected 

to be far fewer than the other precincts. A logical east-west 
connection that avoids settlements is established by Graydens 
Road, Coolart Road, and Mornington-Tyabb Road and provides 
a connection to the Peninsula Link and the western side of the 
Peninsula.

Network Upgrades
The following network upgrades would likely be required:

 ▪ Likely upgrades to Graydens Road, particularly to the east.

Issues / Constraints
 ▪ Access to the precinct is limited to Graydens Road which is not 
a B-double gazetted road.  

Opportunities / Strengths
 ▪ Primary access routes to the precinct predominantly avoid 
surrounding settlements. 

 ▪ Locational attributes mean traffic volumes will likely be the most 
evenly distributed of all precincts across the surrounding road 
network.

 ▪ Existing road conditions within proximity of the precinct are 
considered appropriate for future industrial development.

 ▪ Although not essential and unlikely to proceed in the near future, 
the re-routing of Frankston-Flinders Road through the eastern 
section of the precinct would increase network connections and 
capacity.

Hastings Precinct Daily Two-Way Vehicle Distributions
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INFRASTRUCTURE & SERVICING
The following table provides a summary of the key infrastructure 
and servicing capacity of the Hastings Precinct (Appendix 4).

Service / Infrastructure Availability

Water  ▪ Water infrastructure located along most roads within precinct.
Sewerage  ▪ Sewerage infrastructure located along entire length of eastern boundary.

 ▪ Pumping of sewerage likely due to rise in topography.
Gas  ▪ Minimal gas infrastructure within vicinity of precinct.
Power  ▪ Power infrastructure available via overhead power lines throughout precinct.
Telecommunications  ▪ NBN infrastructure located along all surrounding roads.
Drainage  ▪ No existing drainage infrastructure within precinct.

 ▪ Flood prone within north east corner likely requiring freeboard requirements within this area.
Other  ▪ A recycled water pipeline is proposed along the southern boundary of the site as part of the Bunyip 

Food Belt recycled water pilot program.

Issues / Constraints
 ▪ Significant gas infrastructure upgrades required (same with all 
precincts).

Opportunities / Strengths
 ▪ The majority of the precinct can be readily serviced by all 
supporting infrastructure with relatively minor upgrades.

Infrastructure and Servicing Map
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HASTINGS PRECINCT
Issues / Constraints Opportunities / Strengths
Fragmentation

 ▪ Relatively unfragmented.

 ▪ Strong landowner support across precinct for rezoning.
Land Use
 ▪ Consideration of the requirements of the proposed Tyabb Airfield 
DDO.

 ▪ Proximity to existing Industrial 3 Zone land within Hastings 
with existing compatible uses in the south east corner of the 
precinct.

Environment & Heritage
 ▪ Large area of what appears to be intact endangered remnant 
native vegetation in the north east corner of the precinct.

 ▪ Overland flooding associated with the Olivers Creek Drain in the 
north east corner of the precinct.

 ▪ Contains an area of Aboriginal Cultural Heritage Sensitivity.

 ▪ Heritage Overlay associated with 12 Graydens Road.

 ▪ Large areas of cleared land along Graydens Road.

Strategic Planning Policy
 ▪ Potential location for train stabling facility.  ▪ Not significant agricultural land.

 ▪ Locational proximity to the Hastings Major Activity Centre.
Community Views

 ▪ Support in the community for fostering more employment within 
the area.

Traffic
 ▪ Access to the precinct is limited to Graydens Road which is not 
a B-double gazetted road. 

 ▪ Primary access routes to the precinct predominantly avoid 
surrounding settlements. 

 ▪ Locational attributes mean traffic volumes will likely be the most 
evenly distributed of all precincts across the surrounding road 
network.

 ▪ Existing road conditions within proximity of the precinct are 
considered appropriate for future industrial development.

 ▪ Although not essential and unlikely to proceed in the near 
future, the re-routing of Frankston-Flinders Road through 
the eastern section of the precinct would increase network 
connections and capacity.

Infrastructure & Servicing
 ▪ Significant gas infrastructure upgrades required (same with all 
precincts).

 ▪ Primary access routes to the precinct predominantly avoid 
surrounding settlements. 

 ▪ Locational attributes mean traffic volumes will likely be the most 
evenly distributed of all precincts across the surrounding road 
network.
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HASTINGS PRECINCT SUMMARY
The overall positives of the Hastings Precinct relate to:

 ▪ The size of unconstrained land within the precinct and it’s 
location with respect to the rest of the Hastings settlement. 

 ▪ It’s location within proximity of the Hastings Major Activity 
Centre and directly north of existing IN3Z land which 
creates a logical settlement progression. 

 ▪ There is likely room to expand within the precinct beyond 
the 40ha-60ha requirement for the next 15 years.

 ▪ The likely traffic distribution generated by the precinct. 
There are likely to be fewer vehicle movements through 
existing settlements than the other precincts. Access to 
the site is however limited to one frontage along Graydens 
Road which is a non-arterial road. This makes the precinct 
relatively deep. Although not essential, if an additional road 
is provided either from an extended Frankston-Flinders Road 
or other access point, then the opportunities of this precinct 
will be greatly enhanced.

There are two key constraints associated with the Hastings 
Precinct: 

 ▪ Council’s strategic position to electrify the train line to 
Hastings will mean some of the precinct may be needed 
to accommodate a train stabling yard. The size of such a 
facility needs to be confirmed as a priority as it could be a 
significant constraint. Should it be of an appropriate size, 
it could logically be located on the eastern boundary near 
the train line and coexist comfortably with future industrial 
development.

 ▪ A large area of land, particularly within the north east corner 
of the precinct, is covered by vegetation which is identified 
within State Government mapping as made up of an 
endangered Ecological Vegetation Class (EVC175). Should 
this land be developed, further assessment into the quality 
and significance of the vegetation would be required as 
part of any development. State and local policy first seeks 
to avoid the removal of vegetation. Where it cannot be 
avoided, offsets would be needed to secure removal. As it 
is such a large area of vegetation, the offset payment would 
likely be significant. It is likely therefore that the vegetation, 
particularly within the north east corner, should be retained 
as part of any redevelopment of the precinct and form part 
of a ecological feature.
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7. PREFERRED LOCATION

The following provides a comparative analysis of the three precincts. Based on this analysis a preferred precinct has been identified with 
a suitable size to accommodate further municipal scale industrial development, as well as, strategic business opportunities over the next 
15 years.

7.1 ASSESSMENT MATRIX
An assessment matrix has been formulated to provide a quantitative analysis of the three precincts based on the assessment criteria 
outlined previously. Each rating scale has been provided with a numerical value.

Rating Colour / Value Meaning

Excellent 5 Indicates a significant opportunity that will be of benefit to development feasibility.
Good 4 Indicates an opportunity that is of benefit to development feasibility.
Neutral 3 Indicates that the precinct has a neutral performance in relation to the criteria.
Poor 2 Indicates a constraint that is likely to impact the feasibility of development.
Very Poor 1 Indicates a significant constraint that is likely to affect the feasibility of development.

Based on the above, the following conclusions can be drawn from the precinct analysis.

Criteria Somerville Precinct Tyabb Precinct Hastings Precinct

Land Characteristics Topography
Character
Available area

Fragmentation Ownership
Owner intentions

Land Use Existing 
Surrounding

Traffic Access
Distribution
Upgrades

Infrastructure Serviceability
Upgrades

Environment Vegetation
Heritage
Risks

Strategic Policy Agricultural land
Port of Hastings
Train stabling
SSIP

Community Support
Staging / Expansion
Total 61 68 79
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7.2 RECOMMENDATION
Based on the above analysis, the Hastings Precinct has been 
identified as the preferred precinct within the investigation area 
to accommodate municipal scale industrial development for the 
next 15 years at least, as well as, providing sufficient space for 
regionally significant strategic business opportunities. 

Some land across the other precincts is also considered to be 
suitable however, a number of factors mean it is not suitable for 
development within a 15 year timeframe. It could however be 
potentially looked at in the future.

The following outlines the reasons why this is the case.

Hastings Precinct
The Hastings Precinct offers the best opportunity to make 
industrial land available over the next 15 years. 

The reasons for this are as follows:

 ▪ It is logically located with respect to the rest of Hastings, which 
is one of three Major Activity Centres within the Peninsula, as it 
is located to the north of existing industrial land.

 ▪ It has the potentially to accommodate land for general municipal 
scale industrial employment as well as strategic industrial 
business opportunities requiring more land.

 ▪ It has the ability to expand beyond the 15 year timeframe which 
is highlighted as an important consideration for industrial land; 
particularly for accommodating strategic business opportunities. 

 ▪ It has the potential to build on the existing synergies associated 
with its proximity to the Port and water for marine based 
industries and train line including the co-locational benefits 
posed by a potential train stabling facility.

 ▪ Traffic is projected to be more dispersed with less vehicle 
movements through nearby settlements with a key traffic 
movement being Graydens Road, Coolart Road, and Mornington-
Tyabb Road.

 ▪ There is strong land owner support for its rezoning.

 ▪ There appears to be less community concern associated 
with the precinct compared with other locations within the 
investigation area.

 ▪ The serviceability of the land is possible with minimal upgrades 
required.

 ▪ The most significant environmental constraints are likely isolated 
to the north east portion of the site. 

 ▪ The heavily vegetated land in the north east portion could be 
retained and incorporated into the long-term development of the 
precinct. It would also offer a buffer to the abutting residential 
land.

 ▪ Flooding appears to be generally located within the same 
location as the native vegetation. Melbourne Water will need to 
be consulted with to inform drainage considerations related to 
the Olivers Creek Drain, which is their asset.

 ▪ Further access could be provided to the precinct if the 
Frankston-Flinders Road extension eventuates.

It is therefore recommended that the Hastings Precinct be the 
location for the establishment of a new Hastings Employment 
Precinct. The following sections of the report outlines a vision and 
high level concept plan for the precinct and a rezoning strategy to 
achieve the vision.
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Tyabb Precinct
Some land within the Tyabb Precinct is equally as suitable as land 
within the Hastings Precinct. However, there are two key limiting 
factors that make this land less desirable for development in the 
short-term compared with the Hastings Precinct:

 ▪ South of Dandenong-Hastings Road: State policy identifies this 
land within a State Significant Industrial Precinct that is to be 
protected for port-related activities and development. Related 
to this, the Port of Hastings Authority also has intentions for 
this land in line with their Ministerial Direction to plan for the 
expansion of the port. Its ability to be utilised for non-port 
related industrial uses in the near term is therefore not possible. 

 ▪ North of Dandenong-Hastings Road: the well established 
market gardens are both a significant asset and constraint from 
a State and local planning policy perspective as well as from 
a community perspective. Retaining agricultural production 
within the Shire is a key strategic objective. The location of 
this land abutting existing residential properties to the west is 
also a significant constraint when compared with the Hastings 
Precinct.

Somerville Precinct
The Somerville Precinct has been identified as the least preferred 
land for industrial development. 

The key reasons for this are as follows: 

 ▪ There is significant community concern related to industrial 
development on this side of Somerville.

 ▪ Development of this land would potentially encroach on well 
established market gardens in this location, against State and 
local agricultural policy.

 ▪ It has limited opportunities for expansion to the south due to 
the Thomas Brunnings Farm and to the east by market gardens. 
There are also a range of ecological values associated with this 
land.

 ▪ Development in this precinct will likely place further constraint 
on Bungower Road which already has capacity issues. This 
would be exacerbated if O’Neills Road could not provide a 
secondary access point to the south. Upgrades to Bungower 
Road would likely be required sooner than for connecting roads 
to the Hastings Precinct, including the possibility of duplication.

 ▪ There is likely to be more significant upgrades required to 
provide a connection to sewerage.

The positive attributes of this site relate to its previous 
identification as a marine industry precinct and the existing permit 
for the relocation of a marine manufacturer (Sealite), which could 
create an anchor tenant opportunity to potentially help attract 
other strategic business opportunities.

However, the strategic benefits of locating industrial land within 
the Somerville precinct do not sufficiently outweigh the benefits 
of the Hastings Precinct. The latter precinct has superior attributes 
and the potential to provide for a greater amount and diversity of 
industrial land into the future.
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8. VISION & PRINCIPLES

The following section defines a vision for the future Hastings 
Employment Precinct and outlines a number of key principles to 
inform its future design and development.

The Hastings Employment Precinct will develop as a well-connected industrial and employment estate 
that hosts a cluster of diverse municipal smaller-scale service industry development as well as providing 
regionally significant strategic business opportunities that build on the strengths of the region in 
supporting employment within the Mornington Peninsula Shire. The estate is intended to ensure a long 
term supply of industrial land. Retail commercial activity and other uses which may constrain the use of 
the area for industrial purposes and detract from development in the town centre, will not be supported. 
Development will be sensitive and responsive to the surrounding environmental and landscape context, 
underpinned by high amenity, best practice sustainable design, and situated within a well landscaped 
public realm to help attract investment.

This will be achieved by:

 ▪ Supporting employment within a well-positioned location with respect to the Hastings Major Activity Centre, midway 
between the population centres of Hastings and Tyabb / Somerville and the supporting work force and building on 
synergies with the surrounding significant assets such as access to the Western Port Highway, the Port of Hastings, 
the State Significant Industrial Precinct, and train line.

 ▪ Attracting new investment and innovative business opportunities that build on the strategic advantages of the Shire 
related to small scale manufacturing, agricultural processing and niche manufacturing, marine based industries, and 
the specialised manufacturing associated with the visitor economy such as artisan trades and catering supplies.

 ▪ Catering for locally based businesses that will benefit from establishing within a dedicated industrial and business park 
and providing for a range of lot sizes that seek to support a diverse range of businesses throughout the life cycle, from 
small startups to large scale businesses.

 ▪ Excluding retail-based businesses including supermarkets and other uses which may reduce the land available for 
industrial purposes and detract from the Hastings Major Activity Centre.

 ▪ Ensuring best practice sustainability principles are embedded through water sensitive urban design, energy efficient 
buildings, and climate resilient development.

 ▪ Ensuring a high standard of subdivision and building design through appropriate design guidelines.

 ▪ Requiring a high standard of infrastructure provision and design, including drainage, internal road layout and on site 
parking and loading facilities.

 ▪ Providing for safe and efficient connections to the regional transportation system for freight and heavy vehicle 
movements to facilitate national and international distribution, minimising local amenity impacts, and ensuring that the 
local work force has good access to opportunities.

 ▪ Integrating natural reserves and a high quality public realm that protects and enhances the surrounding environmental 
and landscape features and incorporates remnant vegetation, wetlands and other natural systems that support and 
protect the unique ecological systems within the Mornington Peninsula.

 ▪ Planning for a staged master-planned development that allows for the future expansion of industrial and business land 
to ensure the Mornington Peninsula Shire has a competitive edge to support new business opportunities.HA
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Employment & Business Activity

Key principles related to Employment & Business Activity are:

 ▪ To ensure the precinct provides for the development of a 
range of industry including smaller scale municipal industry 
and larger scale strategic industries.

 ▪ To support and promote the establishment of businesses 
that build on the strengths of the Shire including small 
scale manufacturing, agricultural processing and niche 
manufacturing, marine based industries, and the specialised 
manufacturing associated with the visitor economy.

 ▪ To provide an environment that supports businesses through 
the business cycle from start-ups to large enterprises to retain 
business and employment within the Shire. 

 ▪ To discourage general retailing, bulky goods sales, restricted 
retailing, and out-of-centre commercial development such as 
supermarkets, specialty shops, gyms, bars, and play centres.

 ▪ To provide a small amount of retail and servicing to support 
business operations, workers and visitors to the precinct.

PRINCIPLES

Image & Structure

Key principles related to Image and Structure are:

 ▪ To ensure the precinct develops having regard to its relationship 
to the wider Hastings township, with particular regard to 
presentation along Graydens Road & other interfaces.

 ▪ Ensure land use and development design has proper regard to 
surrounding uses.

 ▪ To create a high-amenity precinct underpinned by best practice 
design, ensuring a high quality outcome that will attract 
investment and create a pleasant working environment.

 ▪ To cater for a diverse range of businesses across a number of 
sub-precincts offering various lot sizes including larger sites to 
support strategic industries requiring larger land areas.

 ▪ To achieve a coherent built form outcome and high-quality 
building design that is situated amongst a well landscaped 
public realm through design guidelines.

 ▪ To create a landscape setting that builds on the natural and 
ecological features of the surrounds.

 ▪ To integrate heritage assets within development where possible.

Natural Systems & Features

Key principles related to Natural Systems & Features are:

 ▪ To recognise areas of environmental value which exist within 
the precinct boundaries and to make appropriate provision for 
their retention and protection.

 ▪ To create passive recreational spaces for workers and visitors 
and encourage walking and cycling through linear reserves 
and tree lined road reserves.

 ▪ To incorporate remnant native vegetation, reserves, and 
waterways into the open space network to provide amenity 
enhancements and biodiversity dividends through the 
establishment of potential habitat corridors.

 ▪ To integrate trees within road reserves and encourage 
setbacks on private land to increase tree canopy coverage.

 ▪ To limit runoff and potential impacts on nearby significant 
environmental assets such as the Westernport Ramsar Site.

 ▪ To appropriately manage Aboriginal Cultural Heritage values 
within the precinct.

Access & Movement

Key principles related to Access and Movement are:

 ▪ To establish an internal road network hierarchy based on 
landscaped boulevards and a range of access streets.

 ▪ To ensure the movement network integrates with and does 
not compromise the capacity or safety of the wider road 
network, builds on existing network synergies, and limits 
traffic movements through existing settlements.

 ▪ To create road reserves that are wide enough to establish tree 
lined boulevards along main roads and incorporate shared 
user paths.

 ▪ To ensure development does not prejudice the possible future 
diversion of Frankston-Flinders Road through the precinct.

 ▪ To support the extension of the public transport network 
through the precinct.

 ▪ To facilitate cycling and pedestrian links to Hastings, Tyabb 
and Somerville.

 ▪ To ensure development does not prejudice the investigation 
and potential siting of a train stabling yard within the precinct.
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Climate Resilience & Sustainability

Key principles related to Climate Resilience & Sustainability 
are:

 ▪ To ensure best practice sustainability is embedded within 
the precinct through energy efficient building designs and 
layouts and a resilient landscape design that integrates Water 
Sensitive Urban Design, remnant vegetation, wetlands and 
other natural systems.

 ▪ To encourage the use and generation of renewable energy 
in new development and consider the establishment of a 
renewable energy microgrid for the precinct.

 ▪ To ensure the precinct is adaptive to a changing climate 
underpinned by increased environmental threats associated 
within flooding and bushfire.

 ▪ To encourage sustainable transport where possible through 
the provision of pedestrian and cycling movement networks.

Development & Servicing Staging

Key principles related to Development & Serving Staging are:

 ▪ To ensure the precinct is masterplanned and develops in 
logical stages corresponding to the demand for employment 
land.

 ▪ To include a clear mechanism ensuring equitable contributions 
from landowners to the protection of environmental assets 
and the financing of required estate infrastructure including 
the internal road network and intersection works connecting 
to external roads.

 ▪ The ensure all stages are connected to roads, electricity, 
water, sewerage, drainage and NBN servicing in a timely 
manner.

 ▪ To facilitate the early delivery of landscaping and public 
realms works.

 ▪ To facilitate a flexible development staging process that can 
respond to fluctuations in demand to provide a competitive 
edge to development.
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LOGIS Eco Industrial Park, Dandenong South

M1 + M2 Industry Park - Pellicano, Dandenong South

Alliance Business Park, Epping
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9. CONCEPT PLAN

The following section outlines a high-level indicative concept plan 
(Figure 1) for the precinct. The concept plan has been developed 
to demonstrate how the precinct could develop, underpinned by 
the vision and principles outlined in the previous section. 

The plan demonstrates:

 ▪ An indicative subdivision layout and the potential yield.

 ▪ Road layout demonstrating potential access and movement 
arrangements.

 ▪ Open space network incorporating remnant vegetation and 
natural systems.

 ▪ Potential development staging.

It is highlighted that this is a high-level concept plan that should 
be used for indicative layout purposes only. A more resolved 
layout will be required following detailed site assessments and 
surveys through a master planning process.

INFLUENCES
There are a number of key existing conditions and assumptions 
that have had an influence on the concept plan. These are outlined 
on the following page and include:

 ▪ One main frontage to the precinct onto Graydens Road.

 ▪ Potential endangered remnant native vegetation, particularly 
in the north east portion of the site. This will require further 
investigation.

 ▪ Potential flooding in the north east portion of the precinct 
associated with the Olivers Creek Drain. This will require further 
investigation.

 ▪ Areas of Cultural Heritage Sensitivity in the north west and north 
east corners of the precinct.

 ▪ A Bushfire Management Overlay (BMO) in the north east corner 
and along a portion of the western boundary. 

 ▪ An allowance for a potential future secondary frontage 
from a rerouted Frankston-Flinders Road. It is noted that the 
Department of Transport have no immediate plans to construct 
the bypass. The concept plan does not rely on the route 
however it has allowed for it to occur and therefore future 
proofed it as a potential option.

 ▪ Railway corridor to the east and potential land for a future train 
stabling yard. An indicative area of 3.8ha and length assumed 
is sufficient to accommodate the new 7 carriage (160m long) 
trains. The assumed area is a similar size to the facility at 
Kanannok Station and others across Melbourne. The yard is 
intentionally positioned adjacent to the existing rail corridor, on 
higher ground and in a linear arrangement in order to minimise 
its footprint. There is likely to be further land to the east of 
the potential Frankston-Flinders Road extension should the 
train stabling yard require further land without impacting on 
developable land. This assumed area should be confirmed.

 ▪ The interface with the Tyabb Airfield. Land closest to the 
boundary of the airfield will require appropriate consideration of 
the requirements of the proposed DDO through a future detailed 
design framework.

 ▪ Low Density Residential and Green Wedge Zone land to the 
west and north east that include a number of rural residential 
properties. Buffers to sensitive land uses are to be incorporated 
into the concept plan.

 ▪ The existing Industrial 3 Zone (IN3Z) land to the south of the 
precinct creates a logical beginning in the south east corner of 
the precinct.

 ▪ Existing subdivision land ownership pattern.

The greatest physical constraints are predominantly situated in 
the north east section of the precinct. 

CONCEPT PLAN

DEVELOPMENT 
PLAN

SUBDIVISION 
PLAN & DETAILED 

DESIGN

Process of design refinement
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CONCEPT FRAMEWORK PLAN
The high level indicative concept plan is provided in Figure 1. The 
following outlines some of the key elements that make up the 
concept plan.

Layout and Yield
 ▪ The indicative subdivision pattern responds to the existing 
subdivision arrangement and land ownership pattern to assist 
with orderly development phasing.

 ▪ To cater for a range of both small and large businesses, the 
indicative layout and subdivision pattern has sought to provide 
for a diverse range of lot sizes based on the following lot size 
categories:

 ▪ Small: 2,000sqm to 5,000sqm

 ▪ Medium: 5,100sqm to 10,000sqm

 ▪ Large: above 10,000sqm

 ▪ These lot sizes should only be treated as indicative sizes only. 
Flexibility should be built into the plan so that lot sizes can 
respond to market demand, provided there are demonstrated 
end users.

 ▪ Based on these sizes and indicative layout, the following 
development yield has been estimated.

Stage Gross Area Net Developable 
Area

No. Lots

Stage 1 63ha 58.5ha 51
Stage 2 33.6ha 32.2ha 46
Stage 3 32.5ha 27.5ha 28
Total 129.1ha 118.3ha 119ha

 ▪ The high level developable area estimates have been based on 
the VPA’s definition of ‘Net Developable Area’, and excludes 
encumbered land and arterial roads, but includes connector 
streets.

 ▪ Generally, larger sites are positioned to corner sites to cater 
for larger businesses that may require additional access points 
/ separate loading facilities and/or seeking prominent sites to 
increase exposure through building presentation and landscape 
frontages. 

 ▪ Smaller sites, more suitable to lower order service industry 
type businesses, are generally located in lower order streets, 
positioned off and out of view from the main access spines. 

 ▪ A reserve has been provided for service road access along 
the Graydens Road frontage. This has been added to not only 
provide access to these properties but also to allow for a well 
landscaped frontage to the precinct along Graydens Road. The 

eventual width of, and access arrangements to, the service road 
should be determined through detailed design to the satisfaction 
of Council. The reserve however should be at least 20m and 
allow for a landscape buffer of at least 10m. Large lot sizes 
have been provided along the frontage to ensure built form can 
be well setback from the road (at least 20m) and to allow for 
well landscaped and active frontages along this key road and 
gateway to Hastings. 

 ▪ The existing businesses at 1820 Frankston-Flinders Road and 
1840 Frankston-Flinders Road and associated lots have been 
retained, maintaining existing access arrangements.

 ▪ The existing heritage dwelling at 12 Graydens Road has been 
incorporated within the indicative subdivision pattern and can 
be retained within a generous corner lot location, at the main 
entry to the precinct. The dwelling could potentially be restored 
and utilised as a café/food and drink premise to cater for the 
needs of future employment population as well as benefit from 
a prominent corner location.

Buffers
 ▪ A 10m wide landscape buffers has been provided along the 
western interface within Stages 1 and 3 to sensitively respond 
and soften the edge to adjoining rural residential land 

 ▪ The Melbourne Water drainage easement along the northern 
interface provides a buffer to adjoining land. 

 ▪ The retention of native vegetation within the north east corner 
will provide a large buffer to adjoining low density residential 
land.

Staging
 ▪ The concept plan provides for a staging period beyond the 15 
year short-medium term timeframe.

 ▪ The envisaged sequence of development is intended to move 
from the existing Graydens Road frontage, closest to existing 
servicing infrastructure at the intersection of Frankston-Flinders 
Road, and proceed in a westerly, then in a south to north 
direction (Figure 4).

 ▪ Indicative staging boundaries respond to existing land ownership 
boundaries.

 ▪ Stage 1 accords with the identified short term requirement to 
provide for approximately 40ha-60ha of land. 
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Access and Movement
 ▪ The precinct has been provided with two main access spines 
leading into the precinct:

 ▪ The first access point utilises the existing T-intersection at 
Graydens Road and Frankston-Flinders Road and would likely 
require a 4-way controlled intersection.

 ▪ The second access point has been positioned an equal 
distance along the Graydens Road frontage compared with 
the first and would likely require a controlled T-intersection. 
The alignment of the access point also takes advantage of 
the contiguous land ownership arrangement in this section 
enabling Stage 2 land to be accessed within a single land 
ownership. 

 ▪ Provision of two external access points, with an internal 
connection, is considered an important strategic traffic 
movement and safety element of the plan.

 ▪ Road alignments have been positioned to ensure pockets of 
remnant native vegetation are avoided while also ensuring their 
protection in prominent corner positions within the precinct.

 ▪ The road layout responds to the existing subdivision 
arrangement and land ownership pattern, ensuring that all 
existing properties are provided with road frontages so that 
they are not landlocked or prevented from developing by 
neighbouring properties.

 ▪ Within Stage 2, sections of one-sided road have been provided 
to the outside of the development land for the following 
reasons:

 ▪ West: to respond to the BMO and enable access to the 
perimeter for both ease of emergency vehicle access and to 
provide a break between the abutting heavily vegetated land 
and development.

 ▪ East: to provide a flexible approach to the land to the east 
once its sensitivity has been properly investigated. If the 
land is required to be maintained as a vegetated area a 
perimeter road will enable a high amenity outlook and distant 
views towards the east. Alternatively, if the abutting land (or 
portions of it) can be developed then it provides a ready made 
frontage for future development.

 ▪ With the exception of the potential future bypass of the 
Frankston-Flinders Road, no new or additional level crossings of 
the rail corridor are to occur. 

Internal Road Hierarchy
 ▪ An internal road hierarchy has been established based on an 
arterial road, industrial connector streets (with and without 
boulevard treatments), and access streets. 

 ▪ The alignment of the higher order roads has sought to respond 
to existing features of the land and topography to create subtle 
variation in the linear alignment.

 ▪ Indicative road cross-sections have been provided on pages 70-
71 with precedent examples.

Wider Transport Network
 ▪ The location of the precinct benefits from a supporting traffic 
network that will build on strategic connections within the 
surrounding area and limit traffic movements through existing 
settlements. 

 ▪ The precinct benefits from an east-west link providing direct 
access to the Mornington Peninsula Freeway and the western 
side of the Peninsula utilising Graydens Road, Coolart Road, and 
Mornington-Tyabb Road (see below). The benefits of this route 
are that it avoids movements through surrounding settlements, 
generally traverses less populated areas, and places less strain 
on roads with capacity constraints. The route also has the 
potential added benefit to assist east-west connections from 
the Port of Hastings to the Mornington Peninsula Freeway. 

 ▪ The precinct is also afforded a north-south connection along the 
eastern side of the Peninsula consisting of Frankston-Flinders 
Road and Dandenong-Hastings Road (Westernport Highway).

East-west link to Mornington Peninsula Freeway avoiding settlements
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Natural Systems and Features
 ▪ The concept plan has sought to sensitively respond to the 
significant environmental features within and surrounding the 
precinct and incorporate natural features.

 ▪ Pockets of existing remnant native vegetation have been 
incorporated into the open space network at key points 
throughout the precinct.

 ▪ Key intersections and junctions within the precinct are all 
associated with one ‘green’ corner. This will ensure general 
awareness and visual prominence of the natural environment 
within the future employment precinct.

 ▪ Centrally, within Stage 2, an indicative location for an east-
west ‘green link’ has been provided, connecting pockets of 
remnant vegetation together and providing a green break at the 
approximate midpoint of the ultimate development extent. This 
has the potential benefit of providing a habitat corridor across 
the precinct.

 ▪ An indicative location has been identified for a potential wetland 
at the lowest part of the site. Its position will also terminate 
eastward views along the proposed east-west main access 
link. Such green infrastructure will need to be confirmed 
through hydrological studies and in collaboration with relevant 
authorities as part of the development plan preparation.

 ▪ Key roads will also provide important tree boulevards acting as 
green spines through the precinct and providing connections 
across the landscape.

Further Investigation Area
 ▪ The area of the precinct marked as ‘Further Investigation 
Area’ contains the most significant constraints of the precinct 
related to remnant native vegetation, flooding and drainage, 
cultural heritage, and the potential train stabling yard. It 
is recommended that this land requires further detailed 
investigations before any decision can be made about its 
potential rezoning.

 ▪ This land requires further investigation, including a detailed 
ecological assessment, before decisions can be made on 
the future use of this land. Following further investigation, 
a significant portion of remnant native vegetation in this 
investigation area could be retained to form a backdrop to 
the employment precinct and to potentially provide positive 
environmental benefits to the precinct. 

 ▪ Subject to further investigation, some or all of this land may be 
suitable to accommodate a unique business park development 
based on low density ‘pods’ of development, set amongst a 
highly vegetated natural park-like setting.

Existing vegetation within Further Investigation Area
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10. REZONING STRATEGY

The following section outlines a planning scheme amendment 
road map to implement the vision.

It provides recommendations on:

 ▪ The zoning of the land.

 ▪ Potential overlays.

 ▪ Local policy changes.

 ▪ Further work required.

 ▪ Other matters.

ZONING
Zones primarily control the use of land. All land is essentially 
zoned for a particular use, such as, residential, commercial, or 
industrial. A zone will outline when a permit is or is not required 
for a use and whether a certain use is prohibited.

There are a range of relevant zones available within the suite of 
Victorian Planning Provisions (VPP) that could be applied to the 
precinct. There is no ability for a council to introduce local zones 
outside the range of standard zones provided in the VPPs. The 
zones can however be varied through schedules. 

From the range of zones in the VPPs, potential zoning options for 
the Hastings Employment Precinct are:

 ▪ Industrial 1 Zone (IN1Z): the IN1Z is the main industrial zone 
within the VPPs. The purpose of the IN1Z is to “provide for 
manufacturing industry, the storage and distribution of goods and 
associated uses in a manner which does not affect the safety 
and amenity of local communities”. The schedule allows for the 
maximum floor area to be limited for an office use.

 ▪ Industrial 2 Zone (IN2Z): the IN2Z is for large industrial areas 
of state significance. Similar to the IN1Z, the main purpose 
of the IN2Z is to provide for manufacturing, the storage and 
distribution of goods and associated uses. However, uses 
associated with the zone are those requiring substantial 
threshold distances from sensitive uses and other industries.

 ▪ Industrial 3 Zone (IN3Z): the IN3Z is generally used as a 
buffer between the IN1Z or IN2Z and more sensitive areas in 
allowing uses that are compatible with nearby communities. 
The main purpose is to “provide 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”. The zone also allows for a limited range of retailing 
opportunities including supermarkets of up to 1,800sqm ‘as-of-
right’ with 500sqm of associated specialty shops.

 ▪ Special Use Zone (SUZ): the SUZ allows for the use and 
development of land for a specific purpose as identified in a 
schedule to the zone. The SUZ allows for the tailoring of detailed 
land use controls and requirements where a specific use or 
development outcome is required.

 ▪ Comprehensive Development Zone (CDZ): the CDZ is 
similar to the SUZ but allows for more complex development 
in accordance with a development plan incorporated into the 
planning scheme.

What Zone Should be Used?
It is considered that from this list of potential zones, the most 
relevant that could be applied to the precinct are the IN1Z and the 
SUZ. The table on the following page has provided an analysis of 
the zones compared with the IN3Z.

Currently all industrial land within the Mornington Peninsula is 
located within the IN3Z. Background studies have suggested 
that the IN3Z has led to a range of non-industrial uses such as 
restricted retailing (gyms, play centres, supermarkets etc.), 
establishing in these locations. This is most likely due to the 
intended use of the zone as a buffer zone and it allowance for 
some restricted retailing as-of-right (supermarkets under a certain 
threshold). Due to this it is important that the precinct is located 
within a zone that is consistent with the strategic intent of the 
land and provides specific direction that the land is to be used for 
proper industrial purposes. The IN3Z should therefore be avoided.

It is recommended that the Industrial 1 Zone (IN1Z) be applied 
within the precinct. While it does not prohibit restricted retailing, 
it does not allow any forms of restricted retailing as-of-right, it 
allows for a greater range of industry uses ‘as-of-right’, and the 
intent of the zone is more clearly geared towards proper industrial 
uses than the IN3Z. The precinct also benefits from no residential 
interfaces or other sensitive uses so the threshold distances 
required to land within the zone are not relevant. A corresponding 
Development Plan Overlay (DPO) will ensure the precinct develops 
appropriately, underpinned by a specific purpose. This will be 
outlined next.

Previous work has pointed a potential tailor-made zone that 
prohibits certain forms of uses within future industrial land across 
the Shire. Based on the range of VPPs available, the SUZ could 
be tailored to prohibit certain uses within the precinct that might 
undermine its purpose as an industrial and employment precinct. 
However, Planning Practice Note 3 (Applying the Special Use 
Zone) discourages the use of the SUZ where a combination 
of zones and overlays cannot achieve the desired outcome or 
where clear policy guidance can be used for decision-making. The 
Practice Note highlights that detailed and complex site specific 
zones such as the SUZ are to be discouraged “in preference for 
clear policy guidelines as the primary tool for decision making on 
planning matters”.
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The SUZ is therefore to be used where a specific outcome 
is required that cannot be achieved through other zones and 
overlays. The SUZ1 for instance is very clearly intended to restrict 
any use and development that is not related to or associated with 
the Port of Hastings. For this reason, the use of a SUZ would be 
more difficult to justify within the precinct than utilising existing 
zones and overlays.

As the range of VPPs provide for an existing industrial zone that 
can achieve a similar outcome to the one sought in the precinct, 
the SUZ is not considered to be appropriate. Given that all 
restricted retailing requires a planning permit under the IN1Z, the 
discretion available to future planning decisions will be available 
to strongly discourage undesirable uses. This will be backed up by 
local policy, a DPO, and the objectives of the IN1Z. 

Utilising the IN1Z in combination with local policy and DPO will 
ensure the land is located within a zone that is consistent with the 
strategic intent of the land and provides specific direction that the 
land is to be used for industrial purposes. It will help to distinguish 
the precinct from the existing IN3Z land within the Shire and 
provide a clear indication that the land is for proper industrial uses.

Extent
It is recommended that the IN1Z be applied to all land marked as 
Stages 1, 2 and 3 on the Concept Plan and shown in the figure 
on the next page. This has the potential to allow for a sufficient 
amount of land up to and beyond the 15 year land supply 
projections. This will provide for long term certainty and strategic 
direction and allow for the integrated planning of the precinct. 
It will also ensure sufficient space to allow for any strategic 
business opportunities that may eventuate from market demand. 

Rezoning more than the 15 year land supply projection is 
considered prudent as the remaining supply of industrial land 

within the Mornington Peninsula is likely to be heavily constrained. 
This means that there is potential need for more industrial land 
beyond the projected 40-60ha requirement identified in this study.

Further Investigation Area
It is recommended the remainder of the land identified as ‘Further 
Investigation Area’ remain within the SUZ1 at this stage, however 
local policy for this area should indicate its potential future use for 
further industrial land into the future. 

The future use and zoning of this area should be considered 
following more detailed work to understand the existing remnant 
native vegetation and train stabling yard (having regard to current 
investigations by the State government of stabling facilities).The 
amount of land required for the stabling yard should be confirmed 
to ensure Council’s strategic position regarding the extension of 
the electrified line to Hastings is maintained. There is likely further 
room to accommodate a greater area while also allowing for the 
development of the precinct as shown on the concept plan.

There may be the potential to include more employment land 
within this section of the precinct in locations that are not as 
ecologically significant, however this decision cannot be made at 
this stage.

Should the area be required into the future, the least constrained 
portions could potentially be developed for a low intensity 
business park precinct set amongst a highly vegetated natural 
park-like setting. A significant portion of the remnant native 
vegetation in this investigation area could be retained and 
incorporated into the design.

Retaining this land within the SUZ1 at this stage would be more 
preferable than placing it in a zone that may be more difficult to 
rezone to industrial in the future.

IN1Z IN3Z SUZ
Intent To provide for manufacturing industry, the storage 

and distribution of goods and associated uses in 
a manner which does not affect the safety and 
amenity of local communities

To provide 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.

To allow limited retail opportunities including 
convenience shops, small scale supermarkets 
and associated shops in appropriate locations.

Ability to specify tailored 
objectives based on strategic

No Permit Required Industry (must meet threshold distance 
requirements from a range of sensitive uses), 
Warehouse, Service Station, Convenience Shop

Service Industry, Service Station, Supermarket 
(under 1,800sqm), Shop (adjoined to 
supermarket),

Ability to specify uses not 
requiring a permit

Permit Required Restricted Retailing, Office, Place of Assembly Industry (other than Service Industry), 
Restricted Retailing, Office, Place of Assembly

Ability to specify uses requiring a 
permit

Prohibited Uses Residential, Shop (other than restricted retailing 
and convenience)

Residential, Shop (other than restricted 
retailing, convenience, and supermarket 
meeting condition)

Ability to prohibit uses
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Recommendation
It is recommended that the Industrial 1 Zone (IN1Z) be 
applied to all land marked as Stage 1, 2 and 3 on the concept 
plan. This will ensure the land is located within a zone that is 
consistent with the strategic intent of the land and provides 
specific direction that the land is to be used for industrial 
purposes. It will also distinguish it from the existing IN3Z land 
within the Shire and provide a clear indication that the land is 
for proper industrial uses. 

The remainder of the land should remain within the SUZ1 until 
required for further industrial development following further 
site investigations, such as an environmental assessment.
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Recommendation
Apply the Development Plan Overlay (DPO) to the entire 
Hastings Employment Precinct.

Indicative content for the schedule to the DPO has been 
outlined on the following pages. This should be confirmed 
through the Planning Scheme Amendment process. The 
concept plan should be incorporated into the DPO schedule.

OVERLAYS
An overlay can apply to land in addition to a zone. The purpose 
of an overlay is to outline specific requirements generally related 
to a single or related set of issues (e.g. heritage, flooding, 
environmental). The requirements are predominantly associated 
with development rather than the use of land. The schedule to an 
overlay can outline a range of requirements specific to the local 
conditions and objectives.

There are a range of overlays that should be considered for the 
Hastings Employment Precinct.

Development Plan Overlay (DPO)
Both a Development Plan Overlay (DPO) and an Incorporated Plan 
Overlay (IPO) are planning tools that can require the preparation 
and implementation of a plan to guide the future use and 
development of land in the form of a development plan, master 
plan, or detailed development plan. In both instances the plan 
becomes a statutory tool for assessing the appropriateness of 
development.

The purposes of the overlays is:

 ▪ To identify areas which require the form and conditions of future 
use and development to be shown on a development plan before 
a permit can be granted to use or develop the land.

 ▪ To exempt an application from notice and review if a development 
plan has been prepared to the satisfaction of the responsible 
authority.

Both overlays can specify specific requirements that a plan should 
contain and provide a level of certainty around the nature of the 
proposed use and development of the land to which it applies. 
Permits granted for use and development under the zone are to be 
generally in accordance with the plan.

The overlays require that the plan must describe:

 ▪ The land to which it applies.

 ▪ The proposed use and development of each part of the land.

 ▪ Any other matters specified in a schedule.

Unlike most overlays, the IPO and DPO enable a plan to make 
provision for use as well as development. When preparing the 
plan, relationships between future uses needs to be consider. The 
overlay cannot however restrict something that does not require 
a permit, or enable something that is prohibited, under the zone; 
they cannot ‘schedule in’ or ‘schedule out’ certain uses. The 
overlays work to prevent the granting of a permit until the relevant 
plan is prepared or if the use or development is not in accordance 
with the prepared plan. The plan may include a list of uses that 
are considered to be generally in accordance with the plan.

In addition to the plan, the overlays can outline specific 
requirements for the carrying out of detailed site investigations, 
such as:

 ▪ Ecological and environmental assessments

 ▪ Traffic and transport assessments.

 ▪ Drainage strategies.

 ▪ Landscape plans.

 ▪ Design guidelines.

The overlays allow for the plan and development to be undertaken 
in stages. It can also determine that a particular stage cannot 
commence until a particular condition or requirement is met such 
as the construction of a road, provision or reticulated sewerage, or 
public transport link is provided.

The key difference between an IPO and DPO is that the plan 
prepared for an IPO is incorporated into the planning scheme. 
This means a Planning Scheme Amendment is required when the 
plan is created or changed and usually involves public exhibition. 
A plan associated with a DPO does not need a Planning Scheme 
Amendment to be implemented or changed, but is rather 
prepared to the satisfaction of the Responsible Authority. 

It is considered that there is sufficient justification to use a DPO 
rather than a IPO provided requirements within the DPO are 
sufficiently detailed. The precinct is generally a self-contained site 
that and not likely to significantly affect third-party interests.

It is recommended that the overlay be applied to the entire 
precinct, including land that will not be rezoned to IN1Z at this 
stage. This is to ensure that the precinct is considered as a whole 
through the preparation of the plan/s.

The DPO can be applied before a development plan has been 
prepared. The DPO schedule should include the concept plan 
prepared as part of this project to ensure the future development 
plan/s is generally in accordance with the concept and vision.

Indicative content for the DPO schedule has been outlined on the 
following page which should be confirmed through the Planning 
Scheme Amendment process.
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Schedule to Clause 43.04 Development Plan Overlay (Indicative Content)
Hastings Employment Precinct
1.0 Objectives
 ▪ To facilitate the development of the Hastings Employment Precinct as a best practice, sustainable, and high quality industrial and 
employment park.

2.0 Requirements Before a Permit is Granted
 ▪ A permit for minor works may be granted before a development plan has been approved.

 ▪ A permit for use and buildings and works may be granted before a development plan has been prepared for land located within Stage 
1 on the concept plan provided it can be demonstrated how the proposal responds to the requirements outlined at 4.0.

3.0 Conditions and Requirements for Permits
 ▪ A planning permit in respect of any land must contain conditions which give effect to the requirements of the development plan 
relevant to that land.

4.0 Requirements for Development Plan
 ▪ A development plan may be prepared for the whole precinct or part of the land corresponding to a whole stage of the concept plan.

 ▪ A development plan must be generally in accordance with the Concept Plan with detailed design to the satisfaction of Council.

 ▪ A development plan and any stages must include and address the following matters as appropriate to the satisfaction of the 
responsible authority.

Master Plan

 ▪ Site context and survey plan noting location of the site and incorporating existing natural features such as vegetation, topography, 
drainage lines, easements, flooding and relationship with existing or proposed uses on adjoining land.

 ▪ A list of the preferred uses that are proposed or likely to be developed with reference to the vision for the precinct.

 ▪ A layout plan including:

 ▪ A lot layout having regard to the types of uses that are proposed or likely and suitable lot sizes.

 ▪ Sufficiently sized lots suitable for accommodating larger development sites in accordance with the concept plan.

 ▪ Proposed road network and access points including details of pedestrian and bicycle network in accordance with transport plan.

 ▪ Areas set aside for drainage, WSUD, vegetation retention and improvement, and landscape buffers.

 ▪ Demonstration that the proposed layout will not prejudice future infrastructure development such as the train stabling yards and 
Frankston-Flinders Road extension.

 ▪ Development fronting onto Graydens Road should be accessed via a service road as shown on the indicative concept plan to the 
satisfaction of Council. Clear design criteria should be developed that sensitively responds to the Graydens Road interface to ensure 
it is provided with a well landscaped treatment and appropriately recessed building design. This should include:

 ▪ A road reserve width of at least 20m, including a landscape strip of at least 10m. 

 ▪ Access points with Graydens Road minimised and based on detailed traffic investigations to the satisfaction of Council.

 ▪ A building setback requirement of 20m from the Graydens Road frontage should be incorporated into the design guidelines for lots 
fronting onto Graydens Road.

Staging

 ▪ Staging plan identifying the indicative staging of development including road, infrastructure, servicing, public realm, and landscape 
enabling works, including the trigger points for when the infrastructure is required.

 ▪ A plan indicating the integration of development / subdivision with the wider development plan precinct.
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Further Investigation Area

 ▪ For land located within the ‘Further Investigation Area’, further detailed work is required, including an ecological assessment, to 
determine the future use of this land. Detailed design requirements should be prepared following this further work should land be 
identified suitable for industrial development.

Landscape Concept Plan

 ▪ Indicative landscape areas including within front setbacks, road boulevards with indicative cross-sections, and landscape buffers 
where required to adjoining properties, waterways, or natural features.

 ▪ Inclusion of landscape buffers to adjoining land in accordance with the concept plan of at least 10m.

 ▪ Details of vegetation and natural features to be retained with reference to any ecological assessment.

 ▪ Tree species list in collaboration with Council environmental department.
Building and Sustainable Design Guidelines

 ▪ Design guidelines must provide guidance on the scale, form, height, setbacks, fences, landscaping, and impacts on views from 
adjoining roads and surrounding areas of development.

 ▪ Best practice environmentally sustainable design principles and requirements for buildings, landscaping, and construction practices.
Transport Plan

 ▪ A traffic engineering report including:

 ▪ The location of existing and future roads and intersections and connections to the wider road network.

 ▪ Indicative traffic volumes anticipated on local and arterial roads and any future upgrade works required based on survey data.

 ▪ Considers the interface with Graydens Road and the resulting development and access along this key road.

 ▪ A pedestrian and cycling plan outlining locations of shared paths, on-road cycling lanes, and connections to the wider area including 
public reserves.

Water Sensitive Urban Design and Drainage Strategy

 ▪ Includes a hydrological assessment of the precinct to understand flooding and drainage issues and precinct wide solutions.

 ▪ Water Sensitive Urban Design and Stormwater Drainage Strategy to the satisfaction of Melbourne Water and South East Water that 
includes:

 ▪ Details on the protection of natural systems, integration of stormwater treatment into the landscape, protection of water quality, 
and reduction of run-off and peak flows. Downstream stormwater impacts on the Westernport Ramsar Site must be addressed.

 ▪ Onsite stormwater requirements.

 ▪ Details on how the development will incorporate best practice environmental management.

 ▪ Construction and maintenance requirements for any drainage lines, water features, retarding basins, floodways, and waterways 
or wetlands.

Ecological Assessment

 ▪ An Ecological Assessment identifying flora and fauna must be carried for the land affected by the development plan and any 
recommendations for conservation and management must be implemented and incorporated into the development plan to the 
satisfaction of the responsible authority.

 ▪ A Native Vegetation Precinct Plan may be considered that outlines arrangements for the avoidance, retention, and removal of native 
vegetation across the precinct. Details of offsets and how native vegetation will be protected (Section 173 Agreement, Restrictive 
Covenant) should be included.

Cultural Heritage Management Plan

 ▪ The development plan must be consistent with any approved Cultural Heritage Management Plan under the Aboriginal Heritage Act 
2006.
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Development Contributions Plan Overlay
A Development Contributions Plan Overlay (DCPO) allows for 
the implementation of a Development Contributions Plan (DCP). 
When land is developed it can often contribute to the need for 
new or upgraded infrastructure, typically roads and drainage 
infrastructure and public open space. A DCP can be used to levy 
new development for contributions towards planned infrastructure 
needed by the future community. Council are responsible for 
collecting contributions from new development.

DCPs are prepared by Council and require a significant amount of 
justification and planning. They are to be transparent documents 
that commit to the implementation of planned infrastructure 
referenced in the DCP.

A nexus must be established between the required infrastructure 
and new development affected by the DCP. Infrastructure projects 
included in a DCP must serve a neighbourhood-sized catchment 
and be used by the new development to which it applies. The 
contributions charge is calculated based on a development’s 
projected share of usage and must be equitable and fair. Costs 
can only be apportioned to new development so a DCP will rarely 
cover all infrastructure costs for a project.

In preparing a DCP, Council needs to plan ahead and clearly 
identify:

 ▪ That the DCP has a sound strategic basis;

 ▪ The need for the infrastructure based on rigorous strategic work;

 ▪ What projects will be funded by the DCP and the costs and 
timing involved for its implementation;

 ▪ The area to which the DCP will apply;

 ▪ A nexus between the infrastructure and new development; and

 ▪ The amount that will be levied from new development;

The development of the Hastings Employment Precinct raises a 
good opportunity to secure funds towards the provision of new 
infrastructure. More detailed work would be required to determine 
the need for specific infrastructure, but potential infrastructure 
that the DCP could apply to ranges from:

 ▪ Internal and external road works and intersection upgrades.

 ▪ Drainage infrastructure and upgrades to surrounding drainage 
network.

 ▪ Public open space improvements.

A DCPO can also include the costs involved in the investigations 
required to establish contributions.

Preparing and applying a DCPO is a complex process and can 
take some time to prepare. The DCPO allows for the application 
of the overlay prior to the preparation of the contributions plan. 
Generally however the contributions plan needs to be prepared 
at the same time as applying the DCPO. This has the potential 
to delay the Planning Scheme Amendment associated with the 
rezoning and application of the DPO until the background work is 
undertaken. Ideally, the DCP would be prepared at the same time 
as the Development Plan. It will also not be known what requires 
infrastructure contributions until a Development Plan has been 
prepared.

Another option for securing development contributions is through 
voluntary agreements between landowners and Council via 
Section 173 Agreements. Entering into a Section 173 Agreement 
for development contributions requires all parties to voluntarily 
agree and commit to obligations set out in the agreement. 
They are typically used in circumstances involving a single large 
development or when there are a small number of landowners 
involved. Entering into a Section173 Agreement could potentially 
be a condition on the approval of the Development Plan (as shown 
on the following page).

While a DCPO is a more complex approach to securing 
development contributions towards infrastructure provision 
it is more transparent and rigorous than using Section 173 
Agreements.

It may be possible to apply the overlay to the entire precinct 
prior to the preparation of a contributions plan, similar to a 
DPO. This would help to facilitate the rezoning of land prior to 
the preparation of a detailed development contributions plan. 
The schedule to the DCPO could make reference to the need 
for a Section 173 Agreement prior to the preparation of a DCP 
to capture any development that may take place prior to the 
preparation of the contributions plan. 

This approach has been taken in other locations within the state 
(e.g. DCPO3 to the Cardinia Planning Scheme). This would help to 
ensure the Development Plan and DCP are prepared at the same 
time and to ensure consistency between the two plans.
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LOCAL POLICY
Planning policy provides the framework for the utilisation of 
discretion in the decision-making process for planning permit 
applications and Planning Scheme Amendments.

It is important then that the Hastings Employment Precinct is 
referenced appropriately within local policy and the intent for this 
land clearly identified. This is particularly important for ensuring 
that the precinct is recognised as the location for appropriate 
industrial development and not out-of-centre retailing.

Clause 22.01 (Industrial Areas) is the Shire’s key industrial related 
planning policy. The policy currently applies to the Industrial 3 
Zone land within the Shire. This should be amended to include 
a reference to the new Hastings Employment Precinct and the 
objectives sought for the land based on the vision and principles. 
This will need to be in line with any requirements as a result of the 
translation of local policy into the new Planning Policy Framework.

The incorporation of the Hastings Employment Precinct into the 
Hastings Settlement boundary should also be considered. This 
will ensure that the precinct is recognised as part of the wider 
Hastings settlement township area, rather than being directly 
linked to future Port Industrial development.

Recommendation
Update Clause 22.01 (Industrial Areas) of the Mornington 
Peninsula Shire Planning Scheme to include reference to the 
Hastings Employment Precinct.

Consider incorporating the precinct within the Hastings 
settlement boundary in any future structure plan for Hastings.

Other Overlays
It may be suitable to implement further overlays following more 
detailed assessments.

The following overlays should be considered:

 ▪ Following the environmental assessment of the precinct, 
consideration should be given to the application of a Vegetation 
Protection Overlay (VPO) and / or an Environmental Significance 
Overlay (ESO), particularly in the north east section. There 
are already a number of ESOs applying to adjoining land such 
ESO4, which applies to a large portion of the eastern side of the 
Peninsula and relates to streams and waterways that discharge 
into the Westernport Bay, and VPO1, which applies extensively 
across the Peninsula and relates to township vegetation. These 
potential could be extended.

 ▪ Following a hydrological study, the application of a suitable 
flooding overlay may be considered appropriate to the most 
heavily impacted areas.

Potential content for the DCPO schedule could state that:

A permit may be granted to use or subdivide land, or construct a 
building or construct or carry out works, prior to the incorporation 
of a Development Contributions Plan provided an agreement with 
the Responsible Authority has been entered into under Section 
173 of the Planning and Environment Act 1987 that makes 
provision for identified infrastructure works or infrastructure 
contributions with respect to, but not limited to:

 ▪ Road works on adjoining roads and the surrounding network 
where required.

 ▪ Signalisation of intersections where required.

 ▪ The provision of land for road widening where required.

 ▪ Drainage infrastructure and WSUD measures.

However, given the need to ensure transparency regarding future 
development contribution requirements and to secure equitable 
contributions, the alternative of a full Development Contribution 
Plan and Development Contribution Plan Overlay (DCPO) may still 
be considered necessary as rezoning of the precinct is further 
considered.

Recommendation
Apply the Development Contributions Plan Overlay (DCPO) to 
the entire precinct. If possible, use Section 173 Agreements 
with land owners to make provision for development 
contributions, pending the preparation of a full Development 
Contribution Plan (DCP) or, if considered necessary, require 
preparation of the DCP and approval of a DCPO prior to major 
use and development in the precinct.
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OTHER MATTERS
A range of other matters outside the scope of this project have 
been raised during the preparation of this report.

Commercial Land
This project along with other previous work has highlighted 
complications with the extent of IN3Z land within the Shire and 
the conflicts associated with traditional industrial businesses 
and some restricted retailing such as gyms, breweries, and play 
centres. For instance, while there is rarely a concern with the 
manufacturing component of breweries, there is sometimes 
concern with the retail or bar component, and the significant 
parking demand which can limit availability and increase 
congestion. However, restricted retailing businesses are important 
contributors to the Shire’s economy and should still be supported.

There is the potential need to consider the amount of IN3Z land 
within the Shire, to review the current supply of Commercial 
2 Zone (C2Z) land, and determine appropriate locations to 
accommodate further supply of C2Z in areas closer to the centre 
of settlements and larger enough to support these businesses. 
This would help to reduce the pressure on existing industrial 
businesses.

There might be places, such as along the eastern side of 
Frankston-Flinders Road in the Hastings township, where 
restricted retailing can more readily occur in the IN3Z land if 
businesses in this location seek to establish or relocate to the 
proposed Hastings Precinct.

Integrated Transport Plan
The need for an Integrated Transport Plan for the Shire has 
been raised a number of times throughout this project. This has 
particular relevance for determining an east-west road hierarchy 
across the Peninsula. Consideration of the preferred east-west 
route identified within this project should form part of that 
study to ensure vehicle movements (particularly heavy vehicle 
movements) bypass existing settlements.

It is understood that Council has already provided funding 
to commence an Integrated Transport Plan and the issue of 
determining freight routes will be addressed in this project.

Land to the South West of Bungower Road and Lower 
Somerville Road, Somerville
As noted previously in this report, one significant advantage of 
the potential Somerville Precinct is the existing approval of the 
Sealite development, which could act as a stimulus and anchor 
for development in that area. While this development could, in 
terms of planning controls, proceed within the existing SUZ1 
(being a marine related industry), the limits on the range of uses, 
practically inhibit investment in the site.

While the Hastings precinct is ultimately considered superior 
location for a new industrial precinct (for reasons outlined in 
Section 7.2) options should be worked through to ensure the 
success of the Sealite development whether through its relocation 
to the Hastings Employment Precinct or its development as 
a standalone site. Any future options should be considered 
independent of the findings of this study.

These comments also highlight that it may be necessary for the 
State government and Council to better define the intended future 
use of any land within the SUZ1 not required for the expansion 
of the Port of Hastings to avoid uncertainty and conflicting 
expectations.
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REZONING STRATEGY SUMMARY
The following provides a summary of the recommendations of this 
rezoning strategy.

The Planning Scheme Amendment will involve:

Zoning
 ▪ Industrial 1 Zone: rezone land identified as Stage 1, 2 and 3 on 
the Concept Plan to the IN1Z.

 ▪ Retain the remainder of the precinct within the Special Use 
Zone - Schedule 1 (SUZ1).

Overlays
 ▪ Development Plan Overlay: apply the DPO to the whole precinct. 
Require the preparation of:

 ▪ Development Plan

 ▪ Landscape Concept Plan

 ▪ Building and Sustainable Design Guidelines

 ▪ Ecological Assessment

 ▪ Water Sensitive Urban Design and Drainage Strategy

 ▪ Cultural Heritage Management Plan where required

 ▪ Development Contributions Plan Overlay (DCPO): apply the DCPO 
to the entire precinct. If possible, use Section 173 Agreements 
with land owners to make provision for development 
contributions, pending the preparation of a full Development 
Contribution Plan (DCP) or, if considered necessary, require 
preparation of the DCP and approval of a DCPO prior to major 
use and development in the precinct.

Further Investigations
The following warrants consideration following further 
investigations:

 ▪ Application of a Vegetation Protection Overlay (VPO), 
Environmental Significance Overlay (ESO), and relevant flooding 
overlay.
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Previous studies have indicated that the Mornington Peninsula 
Shire currently has a shortfall in the supply of industrial land to 
meet demand over the next 15 years. In addition, the limited 
range of vacant industrial land is constrained, has limited 
expansion potential, and is exclusively located within the IN3Z. 

This report has provided an analysis of land within the Special 
Use Zone (SUZ1) near the townships of Hastings, Somerville and 
Tyabb that has been identified as potentially available for wider 
industrial uses. The analysis of this land has considered a range 
of planning, economic, transport, and infrastructure indicators 
to determine a suitable location for non-port related industrial 
development, which is currently prohibited within the zone.

Land immediately to the north of Hastings has been identified 
as a preferred location for the establishment of an employment 
precinct.

The Hastings Employment Precinct would provide an exciting once 
in a generation opportunity to make available a significant supply 
of employment land on the Mornington Peninsula. 

The Hastings Precinct is underpinned by significant locational 
benefits related to:

 ▪ Its logical location with respect to the rest of Hastings, which is 
one of three Major Activity Centres within the Peninsula.

 ▪ The potential to expand beyond the 15 year timeframe which 
will be important for attracting and accommodating strategic 
business opportunities. 

 ▪ Synergies with surrounding significant assets such as the Port 
of Hastings, the designated State Significant Industrial Precinct, 
and train line.

 ▪ A potential wider traffic distribution network that will result in 
less vehicle movements through existing settlements than other 
locations.

 ▪ Minimal residential interfaces.

A vision has been prepared which envisages the precinct 
developing as a high amenity employment precinct, supporting 
a range of both small and large businesses that build on the 
strategic strengths of the Shire. Development will be underpinned 
by best practice sustainable design that is sensitive and 
responsive to the surrounding environmental and landscape 
context, in being situated within a well landscaped public realm to 
help attract investment.

A rezoning roadmap has been outlined to ensure the precinct 
has the best opportunity to implement this vision. This includes 
rezoning the first round of land to Industrial 1 Zone (IN1Z) and 
applying the Development Plan Overlay (DPO) and Development 
Contributions Plan Overlay (DCPO) / Section 173 Agreement to 
the entire precinct which will outline a range of requirements to 
ensure it has the best success for achieving its goals.

11. CONCLUSION
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