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EXECUTIVE SUMMARY
Context for Industrial Areas
1

Industrial areas are an important resource that support economic activity and contribute
to the well-being of a community. The dynamic nature of industrial areas is a reflection
of many factors influencing the wider economy, including changes in technology and
logistics, evolving land-use patterns, and environmental challenges.

2

Recent planning reforms introduced by the State Government include changes to the
planning zones applied in industrial areas, and greater flexibility in the ranges of retail
and commercial land uses allowed in industrial areas.

Industrial Areas in the Mornington Peninsula
3

Mornington Peninsula’s employment structure shows that the Shire has a higher
percentage of jobs in the service and retail sectors than the Greater Melbourne
average. In contrast, a lower proportion of jobs in the municipality are found in heavy
industry, and professional and financial services. However, industrial areas do have an
important role in the Shire, as outlined in the body of this report.

4

A total of ten industrial precincts have been identified on the Mornington Peninsula,
comprising a total of 388.5ha of zoned industrial land. Excluding land encumbered by
roads and other development restrictions, net developable industrial land in the Shire
is estimated at approximately 318.7ha, and 25% or 78.2ha is available for future
development. Land in the Special Use Zone 1 - Port Related Uses Zone, which includes
approximately 3,500ha of land on the eastern side of the municipality is not included
in this assessment as it is not available for general industrial use and development.

Economic Analysis
5

Forecast population growth on the Mornington Peninsula, and the continued growth
in tourist and non-permanent resident visitation, are expected to provide an ongoing
source of demand for a range of activities that locate on industrial land.

6

Mornington Peninsula industrial rents and prices are at relatively similar levels to
neighbouring municipalities. However, Mornington-Tyabb Road and selected industrial
areas have higher than average rents due to exposure to passing traffic, and
consequent demand from restricted retail and other businesses seeking visibility from
main road locations.

7

On the basis that occupied industrial land increases by a historical average of 2.9ha per
annum on the Mornington Peninsula, the availability of unoccupied industrial land
would decline from 25% in 2015 to 14% of existing supply by 2026, or even less than
this if demand levels remain at current levels. This indicates that constraints have
become imminent and it is appropriate to begin the process of identifying additional
supply opportunities. This includes for industries requiring larger land areas, where there
is already limited supply. Approximately two-thirds of unoccupied land in the industrial
zone on the Mornington Peninsula is potentially impacted by factors such as planning
overlays and/or infrastructure and servicing issues that may inhibit the land’s future
development for industrial purposes.
4
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Vision Statement
8

The Vision Statement prepared for the Industrial Areas Strategy is as follows:
Industrial areas provide a critical base for economic activity,
investment and employment on the Mornington Peninsula.
Industrial areas also accommodate a wide range of businesses
serving the local community and supporting the liveability of the
Peninsula. Key elements of Council’s land use planning framework
involve securing locations for industrial and service industrial uses,
and other compatible business activities, and ensuring appropriate
development standards.

Principles and Actions for Industrial Areas
9

A set of Principles and Actions have been identified to guide the overall application of
industrial areas policy in the Mornington Peninsula, and are summarised as follows:
Principles
•

Recognise the importance of industrial areas as critical components of the
Mornington Peninsula’s economy, and as an important source of the goods
and services required to support business and the general community.

•

Ensure that planning for industrial areas has due consideration for, and is
complementary to, the Mornington Peninsula’s Activity Centres policy, given
the crossover between land uses relevant to each policy framework.

•

Support the growth of industrial and appropriate commercial activities on the
Mornington Peninsula through the provision of serviced and readilydevelopable land at appropriate locations which support investment, business
growth, jobs and economic prosperity.

•

Manage and plan for industrial areas which operate in a manner that reflects
the importance of liveability and amenity to residents.

Actions

10

•

Retain the general service industry base on the Mornington Peninsula through
continued application of the Industrial 3 Zone.

•

Prepare for the demand for additional industrial land through preliminary
planning and other required investigations, this includes specific
consideration of marine industry requirements.

•

Support and implement initiatives that improve the environmental
sustainability and performance of industrial areas.

•

Ensure Council has appropriate resources available to support business
growth and development opportunities in the Shire’s industrial areas.

Directions have also been applied to individual industrial areas, reflecting the overall
directions outlined for the Strategy.

5
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INTRODUCTION
Background
Mornington Peninsula Shire Council commissioned Essential Economics Pty Ltd to prepare the
Industrial Areas Strategy in conjunction with an Activity Centres Strategy Review.
The Strategy provides an assessment of industrial areas on the Mornington Peninsula, the major
economic drivers of industrial land use in the region, and strategic policy direction for the Shire’s
industrial areas.
This Background Report is intended to inform the subsequent development of the Industrial
Areas Strategy by presenting a preliminary overview of key issues which the Strategy will address.
This report has been informed and guided by field visits, industrial land audits, and discussions
with key stakeholders, including Council and local businesses and trader groups.

Objectives
Key objectives for the Mornington Peninsula Industrial Areas Strategy are to:


Examine the key economic drivers for industrial land use on the Mornington Peninsula



Consider the viewpoints and concerns of Council, key stakeholders, and local businesses
associated with planning and development of industrial areas



Assess the issues and opportunities for industrial land in Mornington Peninsula Shire



Develop a principles-based action and implementation plan which will identify and address
key issues of relevance to industrial development in Mornington Peninsula Shire and
inform the future policy directions.

Terms and Definitions
Industrial Area Uses
Mornington Peninsula’s industrial zoned land contains a wide variety of uses that can be
considered both industrial and non-industrial in nature and they generally comprise:


Manufacturing



Trades and Service Industries



Warehousing



Construction



Waste Remediation



Sports and Leisure



Education and training (not schools)
6
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Office



Retailing (shop and restricted retail).

Relationship with Other Zones
Although industrial zoned land is the primary focus of this Strategy, land in the commercial and
other zones is considered in the analysis and recommendations, as appropriate.
Port-Related Industrial Land
The analysis contained in this report does not include consideration of the port-related industrial
land controlled by the Special Use Zone Schedule 1 which is located in proximity to the Port of
Hastings. This land is not available for industrial development in the traditional sense, as it is for
exclusive use by port and related industries.
Net Industrial Land
Net industrial land refers to zoned industrial land excluding land dedicated to roads and public
use, or which is undevelopable for other specific reasons as specified in this Strategy.

7
Essential Economics Pty Ltd

MORNINGTON PENINSULA SHIRE
I N D UST R I A L A R EAS S TR AT EGY

PA R T A : B A C KG R O U N D R E P O R T
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1

CONTEXT FOR INDUSTRI AL ACTIVITY

This Chapter provides an overview of the relative importance of industrial activity on the
Mornington Peninsula and the need for a policy framework to guide future planning for industrial
land in the municipality.

1.1

Why Have an Industrial Areas Strategy?

Industrial land serves an important role in supporting a wide range of economic activities which
are crucial to the well-being of the community. The appropriate provision and control of
industrial land by strategic land use policy is important in:


Supporting local employment and investment



Encouraging new business development and existing business growth



Minimising land use conflicts and protecting community safety and amenity



Supporting local service industry which directly meets the needs of the general community
and other businesses.

Developing an Industrial Areas Strategy will provide clarity in relation to future directions for
industrial land in the Shire, including appropriate consideration of the local and regional context
for industrial land use and development.
A particular emphasis of the Industrial Areas Strategy is incorporating the latest trends for
relevant industries which require the use of industrial land. A responsive policy framework will
assist in encouraging direct investment into the local economy and maximise the benefits
associated with major infrastructure, such as Peninsula Link freeway.
Likewise, the need for an Industrial Areas Strategy is reflected in the recent planning reforms
instituted by the State Government which have implications for the mix of uses allowed to
operate on industrial zoned land.
The Industrial Areas Strategy forms part of an integrated set of policies, in combination with
activity centres policy and the Shire’s Economic Development Strategy. These policies will
support commercial and industrial development outcomes in the Shire over coming years in a
manner consistent with the broader objectives of Council and the community.

1.2

Industrial Areas in the Regional Context

Effective policies for the Mornington Peninsula need to reflect the unique characteristics of the
region in order to ensure that industrial areas can respond to, and meet, business and community
requirements.
In particular, the following factors have been identified as particularly important considerations
for the Industrial Areas Strategy:
1

Mornington Peninsula’s industrial-related activities are of significant importance to the
economy, with manufacturing and construction sectors representing 36% of total annual
output for the municipality (or $3.7 billion out of a total of $11.1 billion). Specialised and
9
Essential Economics Pty Ltd

MORNINGTON PENINSULA SHIRE
I N D UST R I A L A R EAS S TR AT EGY

niche industries where Mornington Peninsula holds a comparative advantage, such as the
marine-related manufacturing and service industries and a number of rural industries,
comprise a small but expanding proportion of these sectors.
2

Permanent Residents, Temporary Residents and Tourism: While population growth on
the Mornington Peninsula is moderate, the region is experiencing rapid growth as a
leisure destination for residents from across metropolitan Melbourne and beyond. In
2013-14, tourism on the Mornington Peninsula accounted for $979 million (10.2%) of
the municipality’s gross regional product. The increasing demand for services in the
visitor economy and those of temporary holiday-home owners are an important
consideration for industrial areas policy, and provides a context for land use planning
which is not present in most other metropolitan municipalities.

3

Regional Industrial Land Supply: The adjacent municipalities of Casey and Frankston
have significant supplies of industrial land which have an influence on the demand for
industrial land on the Mornington Peninsula. The Dandenong South industrial area in
Casey is a major industrial precinct of State significance which contains industrial users
that require efficient access to national transport and logistics networks. Future use of
industrial land in Mornington Peninsula Shire (excluding consideration of potential port
development at Hastings) is unlikely to involve the scale and nature of industrial activity
present at Dandenong South.

4

Location, Availability and Quality of Industrial Land: The Mornington Peninsula, and thus
industrial land in the region, is subject to unique geographic and environmental
conditions. In many cases industrially zoned land on the Peninsula forms part of a
township area, often in relatively close proximity to residential areas, or has high
exposure along main roads, significantly affecting the appearance of townships at
‘gateway’ locations. These factors can involve some limitations on industrial use and
development, and/or the need for higher standards of operation. In this context, an
important consideration is the accessibility and quality of industrial land to Mornington
Peninsula businesses and labour force.

These factors in combination mean that industrial areas planning for the Mornington Peninsula
needs to reflect a relatively sophisticated understanding of the very different geographic and
demographic segments using industrial land in the Shire.
An overview of the regional locational context for Mornington Peninsula Shire is shown in Figure
1.1.

10
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Figure 1.1: Mornington Peninsula Context Map

Source:

Essential Economics using Mapinfo and Melways
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1.3

Industrial Activity in the Mornington Peninsula Economy

Composition of Employment in Mornington Shire
Mornington Peninsula’s industry structure shows that compared to State averages the
municipality has a higher proportion of jobs in the service and retail sectors, including health care
& social assistance (13.1% cf 11.9%), retail trade (15.9% cf 11.0%), and accommodation and food
services (9.4% cf 6.2%). This information is presented in Figures 1.2 and 1.3 and is sourced by the
Mornington Peninsula Economic Profile, REMPLAN.
With the exception of construction (9.6% cf 8.3%), Mornington Peninsula has a below-average
representation of jobs generally associated with industrial land consumption, including
manufacturing (9.0% cf 11.0%), transport, postal & warehousing (2.3% cf 4.7%), and wholesale
trade (2.6% cf 4.7%).
Compared to state averages, Mornington Peninsula has significantly lower proportions of jobs in
white collar and professional services, including professional, scientific & technical services (5.2%
cf 8.0%), financial & insurance services (1.6% cf 4.3%), and information, media &
telecommunications (0.7% cf 2.1%).
Figure 1.2: Mornington Peninsula Shire, Industry Structure by No. of Jobs, 2015

Source:
Note:

Mornington Peninsula Economic Profile – REMPLAN
Bold red shows sectors typically locating in industrial areas; however, construction activity tends to be
more dispersed.

12
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Figure 1.3: Comparison of Mornington Peninsula Shire and State Industry Structure by No. of
Jobs, 2015

Source:

Mornington Peninsula Economic Profile – REMPLAN

Industry of Work for Mornington Peninsula Residents
The industry structure of Mornington Peninsula residents shown in Table 1.1 broadly follows
Mornington Peninsula’s job provision profile.
Industry structure refers to the industry in which residents are employed and this could include
employment locations outside Mornington Peninsula Shire.

13
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Table 1.1:

Mornington Peninsula Shire, Employment by Industry, 2011

Table 1.2 presents the trend between 2006 and 2011 (ABS Census data) for industries in which
Mornington Peninsula residents work. The trend shows strong growth on service sector
employment, including health care and social assistance (+20%), accommodation and food
services (+13%), professional, scientific and technical services (+24%), and administrative and
support services (+15%).
Mining (+34%) and construction (+21%) have experienced strong growth in industrial sector
resident workers (although mining jobs are low in absolute terms).
However, some industrial sectors have experienced marginal growth or a decline in the resident
workforce, including manufacturing (-8%), wholesale trade (-2%), and transport, postal and
warehousing (+3%).

14
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Output by Industry
The Mornington Peninsula’s industrial-related activities constitute a significant proportion of the
Shire’s economic output, with manufacturing and construction representing 36% of total annual
output for the municipality (or $3.74 billion out of a total of $11.13 billion) in 2015.
These output figures, which are presented in Figures 1.4 and 1.5, highlight the need to protect
industrial / employment land which supports these key sectors.
The importance of protecting employment land is emphasised by the significant multipliers and
inter-sector linkages that exist in the local economy, including links with wholesale distribution
and logistics/transport, retailing, training facilities and the like.

15
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1.4

Key Trends for Industrial Areas

The following sections outline a number of key trends for development in industrial areas which
are of relevance to developing policy in the Mornington Peninsula Shire.

Diversification of Uses in Industrial Areas
A trend in light industrial areas is the increasing diversity of business types which are seeking to
establish in these locations. Although traditional light industry requiring factory and warehousing
space remains an important component of most light industrial areas, other businesses requiring
a different built-form and level of presentation to traditional light industry include (but are not
limited to):


Businesses selling trade supplies and other primarily non-retail goods which require
showrooms and shopfronts for the display of products



Business which require a significant office/administration component to their premises



Leisure and fitness-oriented businesses such as gyms and children’s play centres



Cafes and restaurants aiming to serve a mix of workers and the general public



Places of worship and/or assembly



Motor vehicle, marine and sporting equipment sales



Bulky goods and restricted retailing



Garden supplies and landscaping



Hotels, accommodation and function spaces.

In this respect, many light industrial areas are more readily characterised as ‘mixed business
areas’ in view of the wide diversity of businesses and land uses which they contain.

Business Location Requirements
The drivers of the locational decisions of businesses are very difficult to generalise in view of the
wide diversity of economic and non-economic factors which influence this decision and the
unique requirements of individual businesses.
For some businesses, location decisions are focused simply around proximity to customers and
availability of appropriately-priced and serviced industrial land. For other businesses, detailed
consideration of a wide range of locational factors is required, including:


Adequate site area to provide for required floorspace, car parking, loading areas, storage
and landscaping/on-site amenity



Amenity of the location for customers and workforce (e.g. landscaped industrial parks)



Exposure and accessibility from passing road traffic
17
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Access to a suitably skilled workforce



Proximity to major public infrastructure (transport, education, health etc)



Site size and ability to ‘grow in place’.

The increasingly diverse range of uses locating in industrial areas means that gaining an
understanding of the local business mix, and identifying the factors important to ensuring
these businesses grow and prosper, is more important than ever. However, it is also important
to consider the potential impact of the diversification of uses in industrially- zoned areas on
the existing town centres and the activity centre hierarchy of the Mornington Peninsula, as
discussed in the Mornington Peninsula Activity Centre Strategy Review. In summary, while the
establishment of businesses which would be difficult to integrate within existing town centres
may be appropriate in some areas zoned for industrial use, it is important to avoid retail
clusters or strip development along main roads, effectively establishing new ‘out of centre’
retail activity centres.

Technological Change
Ongoing changes in technology and the nature of business have implications for industrial land
policy. For example, the growth of the internet as a tool for product research and business
transactions means that in many instances businesses have little direct contact with their
customers. Likewise, many businesses selling retail goods to household customers can now
operate without a physical shopfront, and can use warehouse space from which to send goods
to their customers.
Other changes include the growth of automation and the increasingly capital-intensive nature
of manufacturing and industrial production. This means that the premises required by many
(but by no means all) industrial uses are significantly smaller than what was previously
required, and with less employees involved in the production process.

Growth of Transport and Logistics
A key contributor to the prosperity of Victoria involves moving freight efficiently around all
parts of the State, and to and from interstate and international marketplaces. This situation
also applies at the local level on the Mornington Peninsula.
The freight task is impacted by trends in population growth, industry developments and global
inﬂuences. In the retail sector, for example, businesses now carry a wider range of stock, a
significant proportion of which is imported from abroad. These expanding volumes of
imported stock have led to an increase in off-site warehousing and distribution operations
which, in turn, creates significant demand for the provision of freight and logistics services. The
increasing need for the provision of infrastructure in these fields is highlighted by the strong
ongoing growth in freight processed through Victoria’s ports and significant growth in
warehouse construction across the State.

Essential Economics Pty Ltd
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Environment
Industrial activity is increasingly influenced by environmental considerations relating to aspects
such as climate change, pollution, soil contamination, noise and odour, resource efficiency, and
the use of water and energy.
As a result, significant changes are occurring in how industrial businesses undertake their
normal business, and how industrial areas are planned, developed and managed.

1.5

State Policy Context

The objectives of the Planning System in Victoria are set out in Section 4(1) of the Planning &
Environment Act 1987. The overarching planning objectives contained in the Act are broadly
enshrined in the Victoria Planning Provisions (VPPs), the State Planning Policy Framework
(SPPF), the Local Planning Policy Framework (LPPF) including the Municipal Strategic Statement
(MSS), local polices, and applicable zones and overlays.
In the context of industrial areas planning, a need exists to manage a wide mix of activities,
which broadly include:


Trades and Industrial Services



Warehousing and Storage



Manufacturing



Office



Commercial (non-retail) and Restricted Retail (previously referred to as “peripheral
sales” and which has extended to large-scale homemaker site)



Retail uses as per the recent State Government zone changes that allow supermarket
development (up to 1,800m2) and shops (up to 500m2) on the same site, provided the
site adjoins a main road, as of right.

Industrial areas policy requires a balance which ensures that possible conflicts between these
uses are minimised, and that the positive synergies which planning policy seeks to achieve are
maximised. The solution in achieving this balance will often vary significantly, based on factors
including the size, scale and locational attributes of industrial areas.

Plan Melbourne
Plan Melbourne sets out the State’s vision for the metropolitan area to 2050. The Victorian
Government has recently ‘refreshed’ Plan Melbourne (“Plan Melbourne refresh”) to ensure it
accurately reflects community and expert priorities and advice.

Essential Economics Pty Ltd
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Plan Melbourne sets a vision for industrial areas in Greater Melbourne, linking an expanded
central city, national employment clusters, and state significant industrial precincts. New and
upgraded freight corridors, both rail and road, are to support economic development.
‘Direction 1.2 – Strengthen the competitiveness of Melbourne’s employment land’ sets out
initiatives to:


‘Plan for industrial land in the right locations across Melbourne’s five subregions to
support investment and employment’



‘Maintain the competitiveness of employment land in Melbourne’s growth areas’.

State Planning Policy Framework
Planning policy objectives relevant to the Industrial Areas Strategy in Clause 17 (Economic
Development) of the SPPF are:


To ensure availability of land for industry



To facilitate the sustainable development and operation of industry and research and
development activity



To protect industrial land of State significance



To develop a network of maritime precincts around Port Phillip and Western Port that
serve both local communities and visitors.

Mornington Peninsula Planning Statement
The Mornington Peninsula Planning Statement is intended to:
“ … protect and enhance the valued attributes of the distinctive area of
the Mornington Peninsula” (Clause 11.14-1)
In broad relation to industrial and commercial areas, the Planning Statement sets direction to:


Recognise significant geographic and physical features in the region



Protect the identified key values and activities of the region



Support use and development where it enhances the valued characteristics of the region



Recognise the important role the region plays in the state as a tourist destination



Avoid use and development that could undermine the long-term natural or non-urban
use of land



Protect areas that are important for food production.

Essential Economics Pty Ltd
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An objective specific to planning for the Hastings port area is included in the Mornington
Peninsula Planning Statement. The strategies aligned to this objective are broadly intended to:


Ensure a high standard of design is met with regard to industrial buildings and
landscaping,



Ensure due consideration of local character and amenity, and



Protect areas of environmental or tourism significance.

A key section of the Planning Statement refers to integrated local area planning, and highlights
the importance of coordination between the location of population growth and the
opportunities for employment, particularly local employment to reduce car dependency and
avoid long travel times. The maintenance of employment potential in existing industriallyzoned areas and the identification of future opportunities for further local economic
development are critical to these objectives.

1.6

Local Planning Context

Mornington Peninsula Planning Scheme
Clause 21.01-3 of the Mornington Peninsula Planning Scheme provides policy guidance in
relation to industrial areas. The five broad objectives contained in industrial development
policy 22.01-2 are:


To ensure the subdivision of industrial land provides lots that are capable of
accommodating a range of industrial uses and associated industrial storage and access
requirements



To achieve orderly design and development in industrial areas by maintaining consistent
standards for buildings in relation to siting, height and building materials



To prevent out-of-centre commercial developments in the industrial zones that
undermine the activity centres policy at Clause 22.02, particularly along main roads



To provide for the establishment of landscaping, using native vegetation of local
provenance where appropriate, which contributes to the appearance of industrial
development and provides screening where necessary



To protect the amenity of residential and commercial areas in proximity to industrial
land and the amenity, safety and efficiency of main roads.

Planning Zones
In the Victorian planning system, the three zones that provide for industrial uses are the
Industrial 1 Zone, Industrial 2 Zone, and Industrial 3 Zone.

Essential Economics Pty Ltd
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According to the Department of Environment, Land, Water and Planning, the Industrial 1 Zone
and Industrial 2 Zone:
“…provide for manufacturing industry, the storage and distribution of goods and associated
facilities in a manner that does not affect the safety and amenity of local communities”.
The Industrial 3 Zone:
“…provides for industries and associated uses in specific areas where special consideration of
the nature and impacts of industrial uses is required or to avoid inter industry conflict and to
allow limited retailing in appropriate locations”.
Currently, the Industrial 3 Zone is applied to industrial areas in the Mornington Peninsula Shire,
with no Industrial 1 Zone or Industrial 2 Zone land.
In July 2014, the Victorian Planning System underwent a process of reform. These changes
have important implications for industrial areas policy.
A summary of the key aspects of the recent reforms to the industrial zones is as follows:


The Industrial 3 Zone (IN3Z) has been amended to allow small supermarkets up 1,800m2
with 500m2 of speciality shops ‘as of right’ (provided the site adjoins or is within 30
metres of a road in a road zone and within the Urban Growth Boundary).



The previous 500m2 floorspace cap on office development in all Industrial Zones has
been removed.

Local and Regional Policies
In preparing the Industrial Areas Strategy, it is also necessary to have reference to other
relevant local and regional policies which either directly or indirectly influence planning and
development outcomes in industrial areas. Relevant examples include the Regional Plan 2013 2016, Mornington Peninsula Economic Development Strategy (Draft Stage), Dromana
Commercial and Industrial Assessment, Marine Precinct Strategy etc.

Activity Centres Strategy
During the preparation of the Mornington Peninsula Industrial Areas Strategy, the Mornington
Peninsula Activity Centres Strategy Review is also being developed.
In the context of recent planning reforms, the linkages between activity centre and industrial
land policy have been strengthened. For example, the Mornington Peninsula’s industrial areas
contain numerous commercial uses, and there is ongoing demand for further ‘diversification’
and this may impact on the activity centre hierarchy.
Consequently, a consistent and integrated approach is required in relation to planning policies
for industrial land and activity centre development.

Essential Economics Pty Ltd
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1.7

Implications for the Strategy

Key implications for the Mornington Peninsula Industrial Areas Strategy include the following:


Industrial areas are an important resource in supporting economic activity and
contributing to the well-being of Mornington Peninsula residents.



Mornington Peninsula’s industry structure shows that the Shire has a higher percentage
of jobs in service and retail industries than the Greater Melbourne average, while a
lower proportion of jobs in the municipality are found in heavy industry, and
professional and financial services.



Industrial area policy in the Shire will need on-going review to reflect the dynamic nature
of the economy, including technological and logistical change, evolving land-use
patterns, and environmental considerations.



Recent planning reforms developed by the State Government include changes to the
planning zones applied in industrial areas, and greater flexibility in the ranges of retail
and commercial land uses allowed in industrial areas.
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2

INDUSTRIAL MARKET OV ERVIEW

This Chapter provides an overview of industrial land on the Mornington Peninsula, including
historical trends and identification of future drivers of demand.
Note: The analysis contained in this report does not include consideration of the port-related
industrial land controlled by the Special Use Zone Schedule 1 which is located in proximity to the
Port of Hastings. This land is not available for industrial development in the traditional sense, as
it is for exclusive use by port and related industries.
The analysis of industrial land supply and demand relates to analysis undertaken in 2015.
Although still valid in driving the broad direction for policy outlined in the Industrial Areas
Strategy, care needs to be taken in drawing specific conclusions in relation to the detailed data
that is presented. Current evidence provided by stakeholders and Council valuations data
indicates that industrial land supply on the Mornington Peninsula has declined rapidly since
2015 due to strong demand conditions.

Industrial Land Summary
At present, the Mornington Peninsula Shire contains approximately 389ha of zoned industrial
land. In the metropolitan context and this provision of industrial zoned land is relatively low in
comparison with other municipalities in south-eastern Melbourne, including:


Dandenong:

2,646ha



Casey:

415ha



Frankston:

492ha



Kingston:

1,238ha

The provision of industrial land in the Shire is distributed across a total of ten precincts. These
precincts are summarised in Table 2.1 and are shown in Figure 2.1.
Detailed descriptions of each precinct are provided in the subsequent section of this Chapter.
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Figure 2.1: Industrial Areas on the Mornington Peninsula

Source: Essential Economics using Mapinfo
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Table 2.1:

Industrial Zoned Land by Precinct, Mornington Peninsula (as at 2015)

Precinct

Area in Industrial Zone

Share

Mornington Tyabb Road
Mornington - Other (Inc Homemaker Centre)

79.9ha
26.7ha

21%
7%

Hastings

86.4ha

22%

Capel Sound

72.9ha

19%

Somerville

39.4ha

10%

Dromana

33.2ha

9%

Bittern - Crib Point

23.1ha

6%

Tyabb

19.0ha

5%

Rye

5.3ha

1%

Sorrento

2.6ha

1%

388.5ha

100%

Total

Source: Mornington Peninsula Planning Scheme, Essential Economics

2.2

Industrial Areas Description

Mornington Peninsula has a pattern of industrial land development which is relatively
dispersed and reflects current and historical settlement patterns.
All ten precincts are located either within, or on the fringe of, urban areas.
Industrial zoned land in the Shire also tends to be located with access to three key transport
corridors, namely:


Nepean Highway – Mornington-Tyabb Road, Mornington Other (107ha in total)



Peninsula Freeway – Dromana, Capel Sound (106ha in total)



Stony Point Rd/Frankston Flinders Road – Bittern-Crib Point, Hastings, Somerville,
Tyabb (168ha in total).

Understanding the locational and accessibility context for these transport corridors is
important in informing industrial land policy. No rail-based transport options exist for
industrial land in the Mornington Peninsula, with the exception of rail-based freight from the
Port of Hastings.

Mornington-Tyabb Road
Zoned Industrial Land: 79.9ha

Net Industrial Land: 58.5ha

Average Lot Size: 766m2

No. Lots: 763

Total Occupied Land: 47.9ha

Total Unoccupied Land: 10.6ha

Unoccupied share of net industrial land: 18%
Predominant Uses: Trades & Service Industries, Warehousing, Sports & Leisure, Retailing
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The Mornington-Tyabb Road industrial precinct includes land located east of the Nepean
Highway and west of Racecourse Road between Bungower Road in the north and MorningtonTyabb Road in the south. Although the land occupied by the Mornington Gardens Holiday
Village (fronting Bungower Road) is located in the industrial zone, this land has been identified
in strategic planning by Council as future residential land once the existing use vacates. For this
reason, that area is not included in Net Industrial Land within the precinct.
The proximity of this precinct to the Mornington Major Activity Centre – and high levels of
accessibility and exposure provided by the Nepean Highway, Mornington-Tyabb Road and the
nearby Moorooduc Highway – has a significant influence on the land use mix.
Businesses fronting Mornington-Tyabb Road typically occupy showroom type tenancies which
maximise visibility to passing traffic.
The balance of the precinct includes a diverse range of uses that includes a mix of traditional
trade and warehousing uses, alongside gyms, sporting and leisure stores and restricted retail.
In general terms, the Mornington-Tyabb Road precinct can be described as a ‘mixed business
area’ rather than a true industrial precinct.
A pocket of Industrial land (Carbine way) with access only via Racecourse Road contains
primarily industrial and warehousing uses.
The mixed business nature of the Mornington-Tyabb Road precinct is reflected in a relatively
small average lot size of 766m2. Vacant land in the precinct is located primarily in areas
situated in proximity to the former railway corridor, relatively remote from Mornington-Tyabb
Road.
A Masters hardware store was previously established through Ministerial amendment on land
in the Commercial 2 Zone with frontage to Mornington-Tyabb Road. This site is has an
approval to convert the premises into a supermarket, with a limited number of additional
retail premises.

Mornington – North (Including Homemaker Centre)
Zoned Industrial Land: 26.7ha

Net Industrial Land: 25.8ha

Average Lot Size: 4,443m2

No. Lots: 58

Total Occupied Land: 22.7ha

Total Unoccupied Land: 3.1ha

Unoccupied share of net industrial land: 12%
Predominant Uses: Retailing, Office
Approximately 25.5ha of industrial land is located on the north-east corner of Bungower Road
and the Nepean Highway. This area forms the major component of what is termed the
Mornington-North industrial precinct. Smaller areas of industrial land are located on the
south-west corner of Wilsons Road and the Nepean Highway (0.9ha) and the south-east corner
of the Eastern Ring Road and Barkly Street (0.3ha).
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The Peninsula Homemaker Centre and an adjacent Bunnings store occupy approximately 13ha
of land on the corner of Bungower Road and the Nepean Highway. An ALDI store and some
additional food retailing have recently been constructed at the homemaker centre and in
direct response to the recent planning zone reform process (see Chapter 1).
Further north a complex of small factoryettes and offices is located, as well as a garden
supplies business. The small pocket of industrial land adjacent to Wilsons Road is dominated
by highway-oriented uses (service station, car accessory sales etc), while the land adjacent to
Barkly Street includes wholesale sales, office and self-storage.
Similar to the Mornington-Tyabb Road precinct, the land use mix for Mornington-North can be
considered to be more representative of a mixed business area, rather than an exclusive
industrial area.

Hastings
Zoned Industrial Land: 86.4ha

Net Industrial Land: 74.5ha

Average Lot Size: 2,508m2

No. Lots: 297

Total Occupied Land: 61.2ha

Total Unoccupied Land: 13.3ha

Unoccupied share of net industrial land: 18%
Predominant Uses: Trades & Service Industries, Manufacturing, Retailing
The industrial land in Hastings is concentrated on the western and northern edges of the town,
and comprises a mix of trade and service industries, manufacturing and restricted retailing. A
relatively high share of businesses are associated with automotive repairs and maintenance,
while metal trades and manufacturing is also heavily represented. The metal trades and
manufacturing is linked, in part, to the operation of the nearby Port of Hastings.
Bunnings operate a warehouse store on land fronting Frankston Flinders Road, although this
has not resulted in a strong provision of other homemaker type retailers locating in the
precinct.
Unoccupied industrial land in the precinct totals 13.3ha and this includes sites across the
precinct of varying size.
Council has previously indicated some support for the identification of land at Hastings for a
Special Use Zone for marine industry purposes, or a more generalised classification of land as a
marine industry precinct. This reflects the proximity of the precinct to Western Port Bay and
the potential for future further development of the Port of Hastings.

Essential Economics Pty Ltd
28

MORNINGTON PENINSULA SHIRE
I N D UST R I A L A R EAS S TR AT EGY

Capel Sound
Zoned Industrial Land: 72.9ha

Net Industrial Land: 54.6ha

Average Lot Size: 2,167m2

No. Lots: 252

Total Occupied Land: 34.7ha

Total Unoccupied Land: 19.9ha

Unoccupied share of net industrial land: 36%
Predominant Uses: Trades & Service Industries, Warehousing, Construction, Retailing
The Capel Sound industrial precinct is located on the western side of Boneo Road, a short
distance south of the western end of the Mornington Peninsula Freeway.
Although the precinct includes 72.9ha of zoned industrial land, future supply is limited by the
presence of sensitive wetlands on the western end of Colchester Road that are expected to be
retained, as a whole or in part, as a reserve. As a result, the net area of industrial land in Capel
Sound (excluding roads and other non-developable areas) is 54.6ha.
With prominent frontage to Boneo Road, a small number of restricted retail/trade supplies
outlets, including Bunnings and Carpet Court, operate in the precinct. However, the dominant
land uses in the precinct are traditional light industrial businesses in the trade and services and
warehousing categories. Many businesses in the Capel Sound industrial area are related to
home construction and associated trades (such as carpentry and plumbing).
Significant stocks of unoccupied land are located at the western end of the precinct, with
development of this land now more likely due to the recent extension of Henry Wilson Drive.
Stakeholder feedback indicates that many businesses in the precinct are negatively impacted
by the lack of a direct connection across the Hiscock Road reserve which limits the north-south
access.

Somerville
Zoned Industrial Land: 39.4ha

Net Industrial Land: 36.2ha

Average Lot Size: 1,289m2

No. Lots: 281

Total Occupied Land: 26.3ha

Total Unoccupied Land: 9.9ha

Unoccupied share of net industrial land: 27%
Predominant Uses: Trades & Service Industries, Warehousing
This precinct, located on the north-east edge of Somerville, includes land recently incorporated
into the INZ3 on the north-east edge of the existing industrial estate.
Somerville is a trade and warehousing-oriented industrial precinct with only limited showroom
type uses, and effectively no significant homemaker retailing. The average lot size is relatively
low, reflecting a development format typical of a light industrial estate and the high share of
factoryettes. This reflects an emphasis on businesses primarily meeting local needs, rather
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than larger businesses with a role in serving the nearby Port or a wider geographic customer
base, as is the case in the nearby Hastings industrial area.
Unoccupied land is concentrated in the recently-rezoned industrial area, with the established
parts of the precinct effectively operating close to capacity.

Dromana
Zoned Industrial Land: 33.2ha

Net Industrial Land: 27.7ha

Average Lot Size: 1,270m2

No. Lots: 218

Total Occupied Land: 21.7ha

Total Unoccupied Land: 6.0ha

Unoccupied share of net industrial land: 22%
Predominant Uses: Trades & Service Industries, Construction
The Dromana industrial precinct occupies land located on both sides of the Mornington
Freeway, adjacent to the Nepean Highway interchange. An ALDI store has been developed on
land located west of the interchange and with direct frontage and exposure to the Nepean
Highway.
The balance of the precinct includes trade and service industry, with a strong provision of
construction-related businesses also. The northern parts of the precinct are effectively fully
developed, with unoccupied land only available in the more recently developed southern parts
of the precinct that are more distant from the Nepean Highway.
All businesses in the precinct benefit from a high degree of accessibility from both the
Mornington Peninsula Freeway and the Nepean Highway, as the well as the central location to
the wider Mornington Peninsula.

Bittern - Crib Point
Zoned Industrial Land: 23.1ha

Net Industrial Land: 17.2ha

Average Lot Size: 1,789m2

No. Lots: 96

Total Occupied Land: 6.5ha

Total Unoccupied Land: 10.7ha

Unoccupied share of net industrial land: 62%
Predominant Uses: Waste Remediation, Trades & Service Industries
The Bittern-Crib Point industrial precinct occupies land north of Disney Street in two key areas
located either side of the rail corridor. Of the 17.2ha of net industrial land available (excluding
roads and other undevelopable land), just 6.5ha or just over one-third (38%) is currently
occupied.
The lack of demand for industrial land in the area, together with the presence of existing
adjacent residential uses, means that the entire eastern area of industrial land centred on
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Creswell Street is now proposed for rezoning for residential development. If approved, this
would leave approximately 10ha of industrial land west of the rail corridor, and this area
includes approximately 2.5ha of unoccupied land.
Market perceptions for the industrial precinct at Bittern - Crib Point identified during the
consultation process indicate that the currently low levels of services and transport access are
a limit to new investment.

Tyabb
Zoned Industrial Land: 19.0ha

Net Industrial Land: 16.6ha

Average Lot Size: 2,553m2

No. Lots: 65

Total Occupied Land: 12.6ha

Total Unoccupied Land: 4.0ha

Unoccupied share of net industrial land: 24%
Predominant Uses: Construction, Trades & Service Industries, Warehousing
Industrial land in Tyabb is located on the western side of the town. The precinct is primarily
located on the northern side of Mornington-Tyabb Road, although approximately 2.9ha of
industrial zoned land is located south of the road and adjacent to the Peninsula Aero Club.
Businesses located in the precinct are primarily construction, trade, and services and
warehousing related.
Unoccupied industrial land is located concentrated on the north-west edge of the precinct in
areas more distant from Mornington Tyabb Road. This includes a number of larger lots
(>2,500m2) which have become available for development through the recent construction of
Cannery Court.

Rye
Zoned Industrial Land: 5.3ha

Net Industrial Land: 4.6ha

Average Lot Size: 1,204m2

No. Lots: 38

Total Occupied Land: 4.1ha

Total Unoccupied Land: 0.5ha

Unoccupied share of net industrial land: 10%
Predominant Uses: Trades & Service Industries, Retailing
The Rye industrial precinct is located to the west of Melbourne Road and centred on Peninsula
Avenue, a short loop road. Rye activity centre is located approximately 1.5km to the north
east.
This small precinct is occupied by a range of trade and service industries, as well as some
showroom and retail uses (including Home Timber and Hardware). Many businesses are
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associated with construction, property maintenance and repairs, or leisure-based businesses
such as personal fitness (gym) and marine (scuba diving, boating).

Sorrento
Zoned Industrial Land: 2.6ha

Net Industrial Land: 2.2ha

Average Lot Size: 960m2

No. Lots: 23

Total Occupied Land: 2.2ha

Total Unoccupied Land: 0.0ha

Unoccupied share of net industrial land: 0%
Predominant Uses: Marine Manufacturing & Services
A small industrial precinct is located on the southern side of Hotham Road in Sorrento,
approximately 1km west of the Sorrento activity centre. This precinct is dominated by marinebased industrial uses, including boat storage, boat repairs, and marine engine maintenance
and sales.
Council has identified the potential for the application of a marine-based special use zone or
identification of a Marine strategic precinct for the Sorrento industrial precinct.

Summary
A total of ten industrial precincts are identified on the Mornington Peninsula, comprising a
total of 388.5ha of zoned industrial land. Excluding land encumbered by roads and other
development restrictions, as well as land identified for future rezoning to another use, net
developable industrial land in the Shire is estimated at 317.8ha.
Total occupied industrial land of 239.9ha represents 75% of the net developable industrial land
on the Mornington Peninsula, and effectively means that up to 25% of developable land, or
77.9ha is available for future development.
In combination, the eastern areas of the Mornington Peninsula at Hastings (13.3ha), Somerville
(9.9ha), Bittern - Crib Point (10.7ha) and Tyabb (4.0ha) account for 37.9ha or 48% of the total
unoccupied developable industrial land on the Mornington Peninsula.
A comparison of summary data for each precinct is shown in Table 2.2.
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Table 2.2:

Industrial Zoned Land by Precinct, Mornington Peninsula
Zoned
Industrial
Land

Net
Industrial
Land

Total
Occupied
Land

Total
Unoccupied
Land

No. of
Lots

Average
Lot Size

Mornington Tyabb Rd

79.9ha

58.5ha

47.9ha

10.6ha

763

766m

Mornington - North

26.7ha

25.8ha

22.7ha

3.1ha

58

4,443m

2

Hastings

86.4ha

74.5ha

61.2ha

13.3ha

297

2,508m

2

Capel Sound

72.9ha

54.6ha

34.7ha

19.9ha

252

2,167m

2

Somerville

39.4ha

36.2ha

26.3ha

9.9ha

281

1,289m

2

Dromana

33.2ha

27.7ha

21.7ha

6.0ha

218

1,270m

2

Bittern - Crib Point

23.1ha

17.2ha

6.5ha

10.7ha

96

1,789m

2

Tyabb

19.0ha

16.6ha

12.6ha

4.0ha

65

2,553m

2

Rye

5.3ha

4.6ha

4.1ha

0.5ha

36

1,267m

2

Sorrento

2.6ha

2.2ha

2.2ha

0.0ha

23

960m

388.5ha

317.8ha

239.9ha

77.9ha

2,089

1,521m

Precinct

Total
Source:

2.3

2

2

Mornington Peninsula Shire, Essential Economics

Historical Industrial Activity Trends

Industrial Building Permit Trends
Over the period 2009 to 2014, a total of 85 permits with a combined value of approximately
$44 million were approved for new industrial buildings in the Mornington Peninsula Shire. On
average, this represents 14 new building approvals per year with an annual value of $8.8
million, as shown in Table 2.3.
Table 2.3:

Industrial Building Permits and Value, Mornington Peninsula 2009-2014

Year

No. Industrial Permits

Value of Building Work

2009

12

$2.8m

2010

12

$5.3m

2011

17

$9.3m

2012

12

$6.2m

2013

15

$14.5m

2014

17

$5.9m

Total 2009 to 2014

85

$44.1m

Average 2009 to 2014

14

$8.8m

Change 2009 to 2014

5

$3.2m

7%

16%

AAGR 2009 to 2014
Source:

Victorian Building Authority (unpublished). AAGR: Average Annual Growth Rate

Essential Economics Pty Ltd
33

2

MORNINGTON PENINSULA SHIRE
I N D UST R I A L A R EAS S TR AT EGY

Since 2009, the number and value of new industrial building approvals has consistently
increased each year, with an average annual growth rate of 7% and 16% respectively between
2009 and 2014.
On a year-on-year basis, the value of building works in the Mornington Peninsula is variable
and highly reliant on the scale and cost of development of individual proposals. Nonetheless,
in an overall sense industrial building permit data between 2009 and 2014 indicates consistent
demand for industrial development. Figure 2.2 also shows these trends.
Figure 2.2: Industrial Building Permits Trends, Mornington Peninsula 2009-2014
Industrial Permits (no.)

Value of Building Work ($m)

18
16
14
12
10

8
6
4
2
0
2009
Source:

2010

2011

2012

2013

2014

Victorian Building Authority (unpublished)

Industrial Sales Trends
Industrial sales data over the period 2010 to 2014 shows transactions have remained relatively
steady in recent years, as shown in Table 2.4. For example, total sales (including factories,
warehouses, vacant lots etc) have averaged 70 per year over the period, with the 76 sales
recorded in 2014 just one less than the 77 recorded in 2010.
The average industrial property sales price over the 5-year period is $600,960, with the mean
yearly sales price reaching its highest point at $871,500 in 2014.
The average number of vacant lot sales over the period is 10 sales per year, including a high of
16 sales recorded in 2011, while sales declined in 2012 and 2013, as shown in Figure 2.5.
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Table 2.4:

Industrial Sales, Mornington Peninsula, 2010 to 2014
2010

2011

2012

2013

2014

Total
2010-14

Av.
2010-14

Sales Transactions

77

61

74

64

76

352

70

Mean Sales Price

$500,780

$615,480

$632,320

$384,760

$871,500

N/A

$600,960

Vacant Industrial
Land Sales

10

16

11

7

8

52

10

Vacant Area Sold

1.6ha

4.1ha

1.7ha

1.9ha

1.9ha

11ha

2ha

Source:

A Guide to Property Values, Victorian STATE Government (various)

Figure 2.3: Industrial Sales, Mornington Peninsula, 2010 to 2014
Vacant Industrial Land Sales (no.)

Total Vacant Area Sold (ha)
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Industrial Land Use Trends
Summary
Industrial land consumption (development of unoccupied land) in the Mornington Peninsula
averaged 2.9ha per year, at an average annual growth rate of 1.3%, over the period 2005 to
2015.
In total, consumption of industrial land for the 10 year period was 29.2ha, and is shown in
Table 2.6. However, the total supply of industrial area has decreased by approximately 3ha in
the same period as a result of loss of land to roads and infrastructure during subdivision. This
figure is much higher if past and proposed rezoning of industrial land for Masters hardware
store site (Mornington), Mornington Caravan Park site, and Rosebud Shire wetland site, are
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taken into consideration. As a result, total unoccupied industrial land on the Mornington
Peninsula is 32.1ha lower than in 2005.
This industrial land consumption data is broadly consistent with vacant land sales transactions
shown in Table 2.5, recognising that not all sold vacant industrial land is then immediately
developed.
Table 2.5:

Trends in Industrial Land Occupation, Mornington Peninsula, 2005-2015

Total Occupied
Total Unoccupied
Total No. lots
Total lot area
Av. lot size
Share of Unoccupied Land
Source:
Note:

2005

2015

Change

Change

AAGR

210.7ha
110.0ha
2,099
320.6ha
2
1,528m
34%

239.9ha
77.9ha
2,089
317.8ha
2
1,521m
25%

29.2ha
-32.1ha
-10
-2.8ha
2
-6m
-

14%
-29%
-1%
-1%
-1%
-

1.3%
-3.4%
-0.1%
-0.1%
-0.1%
-3.3%

Essential Economics
Differential in 2005 and 2015 lot total is due to loss of industrial land to transport infrastructure (ie
roads) during subdivision
Land excluded from analysis: Masters site (Mornington), Mornington Caravan Park site, Rosebud
Shire wetland site
AAGR: Average Annual Growth Rate

Advice from stakeholders and Council indicates strong demand for industrial land has occurred
on the Mornington Peninsula since 2015.
Trends by Industrial Area
According to analysis conducted during this background report, unoccupied industrial land in
the Shire’s three largest industrial areas declined between 2005 and 2015. The overall trends
by individual industrial area are shown in Tables 2.6, 2.7, 2.8 and 2.9, and summarised below:


Mornington-Tyabb Road

-3.1ha



Capel Sound

-7.7ha



Hastings

-1.4ha



Mornington – North (including homemaker centre)

0.0ha
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Table 2.6:

Mornington-Tyabb Road Trends in Industrial Land Occupation, 2005-2015

Occupied Land
Unoccupied Land
Total Net Industrial Land
No. Occupied Lots
No. Unoccupied Lots
Total No. lots
Source:

Table 2.7:

Table 2.8:

Table 2.9:

Change

46.0ha
13.7ha
59.7ha
591
177
768

47.9ha
10.6ha
58.5ha
693
70
763

1.9ha
-3.1ha
-1.2ha
102
-107
-5.0

4%
-23%
-2%
17%
-60%
-1%

2005

2015

Change

Change

22.7ha
3.1ha
25.8ha
54
4
58

22.7ha
3.1ha
25.8ha
54
4
58

0.0ha
0.0ha
0.0ha
0
0
0.0

0%
0%
0%
0%
0%
0%

Essential Economics

Capel Sound Trends in Industrial Land Occupation, 2005-2015
2005

2015

Change

Change

27.9ha
27.6ha
55.5ha
169
86
255

34.7ha
19.9ha
54.6ha
229
23
252

6.8ha
-7.7ha
-0.9ha
60
-63
-3.0

24%
-28%
-2%
36%
-73%
-1%

Essential Economics

Hastings Trends in Industrial Land Occupation, 2005-2015

Occupied Land
Unoccupied Land
Total Net Industrial Land
No. Occupied Lots
No. Unoccupied Lots
Total No. lots
Source:

Change

Mornington North Trends in Industrial Land Occupation, 2005-2015

Occupied Land
Unoccupied Land
Total Net Industrial Land
No. Occupied Lots
No. Unoccupied Lots
Total No. lots
Source:

2015

Essential Economics

Occupied Land
Unoccupied Land
Total Net Industrial Land
No. Occupied Lots
No. Unoccupied Lots
Total No. lots
Source:

2005

2005

2015

Change

Change

60.2ha
14.7ha
74.9ha
216
83
299

61.2ha
13.3ha
74.5ha
253
44
297

1.0ha
-1.4ha
-0.4ha
37
-39
-2.0

2%
-10%
-1%
17%
-47%
-1%

Essential Economics
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2.4

Economic Drivers for Mornington Peninsula

The economy of the Mornington Peninsula is influenced by a unique set of economic drivers
which differ significantly from other municipalities in metropolitan Melbourne. This is a result
of the relatively self-contained geographic nature of the Shire, as well as the unique settlement
patterns which include a mix of highly urbanised, semi-rural, rural and environmentally
protected areas.
A selection of key economic considerations relevant to the Industrial Areas Strategy is as
follows:


The accessibility of the Mornington Peninsula (particularly the southern and western
sections) has been considerably enhanced by the recent development of the Peninsula
Link freeway.



Marine and aquatic based industries are relatively prominent in the Shire due to the
presence of 192km of coastline and a high share of non-permanent residents with
holiday homes and tourists who participate in marine-based activities.



The average age of permanent residents on the Mornington Peninsula is 43 years, and
this is significantly older than the metropolitan Melbourne average of 36 years.



Income levels and unemployment rates vary substantially across the Shire, with lower
incomes and higher unemployment in areas such as Hastings and Rosebud relative to
higher income and lower unemployment areas such as Mornington, Mt Martha and
Sorrento.



Development of Hastings as a container terminal remains uncertain and subject to State
Government decision-making processes.



Approximately 47% of employed Mornington Peninsula residents work outside the
municipality, primarily in the balance of metropolitan Melbourne (in particular City of
Frankston, City of Casey and City of Kingston), according to the Economic Development
Strategy, 2016.



Dandenong South is a major industrial area of State significance and is highly accessible
from Mornington Peninsula Shire.



Tourists and other visitors (including non-permanent residents) are key drivers of
economic activity during peak holiday periods, although this contribution is highly
seasonal and is considerably lower during winter.

The above factors have an influence on the nature and scale of business development
which will be accommodated in industrial areas in the Shire over coming years.
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2.5

Opportunities for Industrial Land Development

Development of industrial land on the Mornington Peninsula will be associated with the
general business growth associated with increased population, as well as a specific set of
economic opportunities. Some of these economic opportunities are identified as follows.
Retaining and Expanding Existing Business Base
Opportunities exist for industrial development associated with the existing business sector on
the Mornington Peninsula. Successful businesses seeking expanded facilities, or who require
relocation to a more suitable site, are a potential source of industrial development, and this
needs to be reflected and encouraged by industrial land policy.
Niche Manufacturing
Development of a broad-based manufacturing sector on the Mornington Peninsula is unlikely
due to the lack of large-scale industrial land with direct access to inter-state transport
networks (see Port of Hastings category below).
Nonetheless, manufacturing of products with a specialist niche can be attracted to the Shire,
particularly where this is related to the unique economic drivers operating in the Shire (see
Section 2.4). Examples include marine-related manufacturing and food processing of local
agricultural products.
Agriculture and Viticulture
In many instances, the agricultural and viticulture industry on the Mornington Peninsula is
closely linked with the tourist industry. For this reason, food processing or wine making is
generally undertaken at the source of production and in limited volumes.
Creation of larger processing facilities in industrial areas which are supplied by the local
agricultural and/or viticulture sector could generate cost reductions and other economies of
scale. Although any such facilities may retain some access and direct sales to the general
public, they would primarily serve larger geographic markets and represent a significant ‘valueadd’ to the local economy by creating additional export income beyond simply serving local
residents and visitors.
Construction
Construction activity remains a very important part of the Mornington Peninsula Shire
economy and is driven by both residential and non-residential development. Although the rate
of population growth in the Shire is forecast to slow over coming years, ongoing demand for
both residential and non-residential construction activity is expected to remain strong due to
the replacement of ageing housing stock, and continued commercial and infrastructure
development.
Industrial areas of the Mornington Peninsula can be expected to continue to accommodate a
wide range of construction and related businesses, potentially including manufacturing of
construction inputs such as building materials or pre-fabricated structures.
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Port of Hastings
The potential for development of the Port of Hastings has very important implications for the
future of scale and nature of industrial land demand on the Mornington Peninsula.
Development of a container port would be a ‘game changer’ in terms of providing a boost to
the market for industrial land in the surrounding region. Demand for industrial land would be
expected to increase substantially if a container port project at Hastings were to proceed.
These comments are however in the context of the report by Infrastructure Victoria on the
State’s container port requirements (Infrastructure Victoria, 2017), which has essentially
concluded that there is no need to establish a new container port outside of the Port of
Melbourne for the next 20 to 30 years. This decision takes into account current demand
projections, the ability to increase capacity at existing docks, and that in the longer-term a site
to the west of metropolitan Melbourne at Bay West would be preferred, primarily due to the
substantially lower costs of providing rail infrastructure. In this context, while the Port of
Hastings area is designated as a State Significant Industrial Area under the Plan Melbourne
refresh, Infrastructure Victoria have recommended a review of the extent of land designated
for Port Related Uses.
The response of the State government to the Infrastructure Victoria report is expected by the
end of the year.
Tourism and Visitor Spending
While industrial areas are not usually associated with the tourism sector, the increased
demand for a range of services associated with visitors and non-permanent residents (for
example, holiday-home owners) is significant. The Mornington Peninsula had a total of
approximately 5.5 million overnight and day visitors during 2014, and as a result the tourism
sector accounts for a total of approximately 10% of gross regional product (Tourism Victoria).
Current trends show that growth in visitation to the Mornington Peninsula is approximately
10% per year, well-above the trend for comparable areas on the fringe of metropolitan
Melbourne.
Future growth in spending by tourists and other visitors has the potential to generate demand
for industrial activities related to serving this market. Examples include catering companies,
leisure and tourism providers, and specialised manufacturers.
Hospitality
Hospitality industries directly provide services to the large tourist seasonal market on the
Mornington Peninsula. In some instances, restricted retail and allowable shop uses will be
developed in industrial areas of the Shire which, to a large degree, serve the tourist seasonal
market.
Businesses directly serving the hospitality industry may be accommodated in industrial
precincts; examples include wholesale suppliers to hotels and bars, or specialised cleaning,
laundry and maintenance businesses.
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Ageing and Healthcare
The ageing of the nation’s population is a demographic trend reflected in a range of economic
policies by Government and the growth of new business opportunities in the private sector. On
the Mornington Peninsula, an older age profile means that the local economy will increasingly
be geared towards serving an older age cohort, with a higher than average share of retirees. As
a result, industrial areas of the Shire can potentially accommodate the manufacture, wholesale
and direct supply of aged care-related products and services. Similarly, trade and service
providers can include businesses specifically aiming to service the retirement and aged care
sector.

2.6

Implications for the Strategy

Key implications for the Mornington Peninsula Industrial Areas strategy include the following:


A total of ten industrial precincts have been identified on the Mornington Peninsula,
comprising a total of 388.5ha of zoned industrial land. Excluding land encumbered by
roads and other development restrictions, net industrial land in the Shire is estimated at
approximately 317.8ha, and 25% or 77.9ha is available for future development.



Industrial land consumption (development of unoccupied land) in the Mornington
Peninsula averaged 2.9ha per annum over the period 2005 to 2015, at an average annual
growth rate of 1.3%; this is consistent with the population growth rate of the Shire. Since
2015, strong growth in demand for industrial land has also been identified by
stakeholders and Council.



Industrial area policy in the Shire needs to respond to the broad set of economic drivers
which apply to the Mornington Peninsula, as well as a range of locational-specific factors
which directly influence industrial land development.
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3

E C O N O M I C A N A LY S I S

This Chapter provides an economic assessment of anticipated future demand for industrial
land on the Mornington Peninsula.

3.1

Population Trends and Forecasts

Demand for industrial land on the Mornington Peninsula is heavily influenced by ‘resident
demand’, or businesses primarily meeting the needs of the local population, including the
permanent resident population and the demand generated by tourists and other visitors,
including holiday-home owners.
As a result, a key factor in understanding future demand for industrial land is identifying the
current and future trends for population in the Shire.

Resident Population
For the purposes of analysing the resident population, three broad regions of analysis in
Mornington Peninsula Shire are identified, as shown in Figure 3.1.
These regions represent a combination of sub-regions analysed by i.d Consulting on behalf of
Council, and are described as follows:


West Region – is generally bounded by the Port Phillip Bay coastline; Humphries Road in
the north; Moorooduc Highway in the east; and by Bruce Road in the south. This region
contains the industrial precincts of Mornington-Tyabb Road and Mornington-Other. (i.d
Consulting Regions: Mornington, Mt Eliza, Mt Martha).



South Region – is largely bounded by the Mornington Peninsula coastline. The South
region contains the majority of the Peninsula’s environmental assets, and has the most
significant influx of tourists and visitors during the holiday season. The South region
includes the industrial precincts of Capel Sound, Dromana, Rye and Sorrento. (i.d
Consulting Regions: Portsea - Sorrento - Blairgowrie, Red Hill - Red Hill South - Merricks
North - Main Ridge - Arthurs Seat, Rosebud - Capel Sound - McCrae - Boneo - Fingal Cape Schanck, Rye - Tootgarook - St Andrews Beach, Dromana - Safety Beach, Flinders Shoreham - Point Leo).



East Region – includes the large centres of Hastings, Somerville and Balnarring that are
relatively self-contained and ringed by semi-rural space. The industrial precincts of
Hastings, Somerville, Tyabb and Bittern - Crib Point are located in the East region (i.d
Consulting Regions: Balnarring - Balnarring Beach - Merricks - Merricks Beach – Somers,
Baxter – Pearcedale, HMAS Cerberus, Bittern - Crib Point, Hastings, Somerville, Tyabb,
Moorooduc-Tuerong).
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Figure 3.1:

Source:

Mornington Peninsula Study Area

Essential Economics using Melways and Mapinfo

According to population projections prepared by id Consulting, Mornington Peninsula is
forecast to have a total population of 178,140 persons in 2036, including 68,130 persons in the
West Region, 63,240 persons in the South Region and 46,770 persons in the East Region. This
represents an increase of +22,280 persons over the 21-year period from 2015.
The detailed population projections prepared by i.d Consulting are summarised in Table 3.1
over page.
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Table 3.1:

Population of Mornington Peninsula by Region, 2011 to 2036
2011

2015

2021

2036

West Region

58,750

60,940

63,440

68,130

South Region

51,210

53,630

57,830

63,240

Population (No.)

East Region

39,320

41,290

43,950

46,770

Total Mornington Peninsula
Average Annual Growth
(No.)
West Region

149,280

155,860

165,220

178,140

-

550

420

310

South Region

-

610

700

360

East Region

-

490

440

190

Total Mornington Peninsula

-

1,650

1,560

860

West Region

-

0.9%

0.7%

0.5%

South Region

-

1.2%

1.3%

0.6%

East Region

-

1.2%

1.0%

0.4%

-

1.1%

1.0%

0.5%

Average Annual Growth (%)

Total Mornington Peninsula
Source:
Note:

Forecast id; ABS, Regional Population Growth, Cat No: 3218.0; Essential Economics
Totals Subject to Rounding

The forecast population growth on the Mornington Peninsula of over 22,000 persons in the
period to 2036 is expected to provide an ongoing source of demand for a range of trade and
service sector industries. Examples include construction industry, automotive repairs and
servicing, trade supplies, appliance repairs, and other businesses meeting mainly localised
needs.

Tourists and Other Visitors
The number of tourists and other visitors to the Mornington Peninsula, including temporary
residents with holiday-homes, have increased steadily in recent years (see Section 2.5).
Construction of Peninsula Link and ongoing population growth in the balance of metropolitan
Melbourne means that it is reasonable for industrial land policy on the Mornington Peninsula
to assume that continued demand from tourists and other visitors will influence industrial land
demand for the foreseeable future.
In a practical sense, this means that the evolving preferences of temporary residents and
tourists to the Peninsula may continue to directly influence the business mix in industrial areas.
Current examples include selected cafes, a boutique brewery and other businesses which have
located in industrial areas and that have a high share of sales to tourists and visitors.
Similarly, recreational and leisure preferences of temporary residents and tourists to the
Mornington Peninsula are reflected in the number of tour operators, equipment and boat hire
companies and other businesses associated with sporting, diving activities etc, which have
located in the industrial areas.
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Additionally, temporary residents in the Mornington Peninsula are a source of growth for
trades and services industries located in industrial areas, with renovations and upkeep of
holiday homes a significant demand factor for a number of trade-based businesses.

3.2

Industrial Land Property Market Performance

Share of Unoccupied Industrial Land
Mornington Peninsula’s rate of unoccupied industrial zoned land is 25%, which is slightly lower
than the rate for Greater Melbourne (28%).
Industrial land in City of Kingston and Frankston
City is predominantly characterised by wellestablished precincts in urban areas. In contrast,
significant growth in industrial land supply has
occurred in Greater Dandenong and City of
Casey in recent years.
On this basis, the higher share of unoccupied
land in the neighbouring municipalities of
Greater Dandenong and City of Casey are a
reflection of development lagging the release of
significant tracts of industrial land.

Share of Unoccupied Industrial Land
Municipality

Rate

Mornington Peninsula

25%

Greater Melbourne

28%

Frankston City

14%

Greater Dandenong

24%

City of Kingston

10%

City of Casey

31%

Source: UDP, 2014; Essential Economics

Overall, the 25% share of industrial land on the Mornington Peninsula which is unoccupied is
generally consistent with a balanced industrial land and supply situation. However, the limited
overall supply of industrial land relative to other municipalities (see Page 7) means that any
increase in demand has the potential to rapidly result in supply constraints.

Industrial Land Provision Per Capita
The gross industrial land provision per capita in the Mornington Peninsula averages 24.9m2,
while the net industrial land provision per capita is 20.5m2. While gross industrial land is the
total provision of industrial zoned land, net industrial land refers to zoned industrial land
excluding land dedicated to roads and public use, or which is undevelopable for other specific
reasons as specified in this Strategy.
Per capita industrial land rate varies considerably from one municipality to another, and this is
a reflection of fundamental compositional differences between regional economies.
For example, neighbouring municipalities Frankston City and City of Casey contain a similar
relatively low provision of industrial zoned land per capita, 36.0m2 and 14.2m2 respectively. In
contrast, the City of Kingston and Greater Dandenong contain a significantly higher provision
of industrial land per capita of 80.2m2 and 173.0m2 respectively.
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Industrial Rent Comparison
Estimates of average industrial rents in the Mornington Peninsula and neighbouring
municipalities has been prepared based on consultation with commercial real estate agents, as
well as an industrial land market analysis.
Considerable variation in industrial rents is apparent on the Mornington Peninsula, from one
industrial area to another.
Industrial areas with exposure to passing traffic and in proximity to commercial zoned areas
tend to have higher rents, partly due to demand from restricted retail and other businesses
specifically seeking high-profile locations.
Industrial rent per annum in Mornington Peninsula’s major industrial areas are as follows:


Mornington-Tyabb Road:

$130-160 per m2 (Tyabb Rd/Showroom Precinct)



Mornington-Tyabb Road:

$90-100 per m2 (Interior Precinct)



Hastings:

$80-110 per m2 (F/Flinders Rd/Showroom Precinct)



Hastings:

$60-80 per m2 (Interior Precinct)



Rosebud:

$80-130 per m2

Industrial rent estimates in neighbouring municipalities are as follows:


Frankston City:

$130-160 per m2 (Dandenong Rd West/Showroom
Precinct)



Frankston City:

$70-90 per m2 (Carrum Downs Industrial)



City of Kingston:

$85-115 per m2 (Braeside Industrial)



Greater Dandenong:

$70-90 per m2 (Dandenong South)

Mornington Peninsula industrial rents are at relatively similar levels to the City of Frankston,
City of Kingston and City of Greater Dandenong. Mornington-Tyabb Road experiences higher
than average industrial rents due to its exposure to passing traffic; Frankston’s ‘Dandenong
Road West/Showroom Precinct’ industrial rents are similar ($130-160 per m2).
Industrial rents in dedicated industrial areas situated away from high-exposure locations are
also relatively similar across all municipalities, with the exception of higher rents in the City of
Kingston. Industrial rents in Greater Dandenong are marginally skewed downwards due to
comparably larger industrial tenancy sizes.
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Industrial Sales
On average, industrial sales in Mornington Peninsula’s major industrial areas are estimated to be
in the range of $1,200-1,800 per m2, with the exception of Mornington-Tyabb Road ($2,000-2,500
per m2). Average industrial sales prices in the City of Kingston ($1,400-2,000 per m2), Frankston
City ($1,200-1,800 per m2), and Greater Dandenong ($1,000-1,800 per m2) are estimated to lie in a
similar range to Mornington Peninsula Shire.

3.3

Outlook for Industrial Areas on the Mornington Peninsula

Future Industries Fund
The State Government has developed the Future Industries Fund to identify and support high
growth industries. In developing this program, analysis was undertaken to determine the
specific industry sectors likely to develop rapidly over the next 20 years. Where possible,
industrial areas on the Mornington Peninsula should be seeking to benefit from these wider
industry growth trends.
Specific examples of relevance to the Mornington Peninsula include:


Food and Fibre – enhancing the manufacture of food and fibre products using raw
materials developed in Victoria



Medical Technologies and Pharmaceutics – research and development, manufacturing,
clinical trials and other relevant health industry capabilities



New Energy Technology – clean energy and other technology which reduces the use and
emission of carbon



Defence Technology – building on defence capability across air, land and sea



Construction Technologies – expansion of the construction materials and technology
industries



Transport Technologies – enhanced manufacturing capability and use of technology in
the transport and logistics industry.

The above broad sectors are of some relevance to the Mornington Peninsula’s future economy,
and in this regard the opportunity for industrial land in the Shire to attract these uses to the
region should be reflected in policy.

Stakeholder Perspectives
Stakeholder consultation undertaken in support of the Industrial Areas Strategy has identified
the following perspectives on the issues and opportunities associated with industrial land in
the Shire.
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Issues


Connectivity and Access: A number of local business stakeholders identified that the
connectivity within industrial areas is sometimes undermined by poor road layouts and a
lack of integration between various historical phases of industrial development.
Likewise, sub-optimal arrangements for accessing and exiting industrial precincts in peak
periods were also identified.



Provision of Industrial Land: An overall shortage of industrial zoned land in the
municipality was mentioned by real estate agents, particularly so-called ‘prime’ locations
with strong exposure to passing traffic. A lack of industrial land able to accommodate
growth in marine industries was also identified.



Servicing and Utilities: Poor levels of servicing in terms of utilities and other general
support infrastructure were identified as issues by stakeholders.



Restricted Retail: An incremental loss of dedicated industrial land to restricted retail and
other commercial-type uses in selected industrial areas was identified by stakeholders.



Lack of Scale: Numerous stakeholders identified that the size of the industrial land
market and the provision of industrial businesses is relatively low on the Mornington
Peninsula relative to neighbouring municipalities.

Opportunities


Marine: The manufacturing and servicing of the marine industry was identified as one of
the few genuine competitive advantages for the Mornington Peninsula relative to other
areas of metropolitan Melbourne.



NBN: The imminent roll-out of the National Broadband Network (NBN) in the
Mornington Peninsula’s industrial areas will enhance the way that many businesses can
operate. Lifestyle advantages of the Mornington Peninsula mean that businesses which
rely on high speed internet to service customers may be keen to locate in the Shire.



Steady Market Conditions: Although the industrial sector on the Mornington Peninsula is
not considered to be booming, the overall market is growing steadily in terms of investor
business demand. This was considered to be a good indication of strong underlying
fundamentals in the Mornington Peninsula economy.



Transport Access: Some businesses identified the improved access to transport networks
associated with Peninsula Link and other selected road improvements as having a
significant benefit to their operations.



Tourists and Other Visitors: The role of industrial areas in providing a range of products
and services meeting, either directly or indirectly, the needs of tourists and other visitors
was identified by numerous stakeholders.



Construction: A high provision of construction-related businesses on the Mornington
Peninsula was considered to be a strength, with anecdotal evidence that some
businesses are serving customers in adjacent municipalities and in the urban growth
areas of south-east Melbourne.
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3.4

Industrial Zoned Land Assessment

Consideration of Demand for Additional Industrial Zoned Land
The industry structure and historical building trend data indicates moderate growth in
industrial land development can be expected over the coming 20 years. The key variable that
would change this is the Port of Hastings, with any development of a container terminal
capacity at the port expected to have a strongly positive influence on local industrial land
demand.
Excluding specific consideration of the Port of Hastings, key demand factors for the future of
industrial land supply on the Mornington Peninsula include:


Demographic projections, which show an increasing although ageing population, and this
will have implications for the amount additional employment land required



Diversity of activities in industrial areas is increasing through planning reform and
changes in industry structures, and may result in more demand for industrial land



The resident demand of the local population and business sector is enhanced by the high
numbers of tourists and other visitors to the Mornington Peninsula which generate
additional demand for some particular industries and attract some specific businesses to
the region



Opportunities for niche industries to develop on the Mornington Peninsula associated
with the unique locational and geographic features of the region.

A range of other non-trend factors need to be considered when assessing future demand
projections, such as:


Need for existing businesses to upgrade, modernise and/or expand their property
footprint



Ensuring sufficient and well-located land is available to capture large investment projects
or ‘one off’ major projects



Location specific issues, relating to township needs, may conflict with surrounding uses,
buffers etc



Lifestyle factors may become more important in business location decisions and
positively influence demand on the Mornington Peninsula



Demand for industrial land is not spread evenly across the Shire and industrial land
supply and demand will require localised consideration.

In the past 10-years, growth of occupied industrial land on the Mornington Peninsula has
occurred at a rate of approximately 2.9ha per year and is discussed in Section 2.3.
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Consideration for Industrial Land Supply
On the basis that occupied industrial land increases by an average of 2.9ha per year on the
Mornington Peninsula, without additional industrial land supply the rate of unoccupied
industrial land would fall from 25% in 2015 to 14% by 2026. By this time, the overall industrial
land market in the Shire can be considered ‘constrained’ and the cost of industrial land would
increase, leading to a reduction in opportunities to accommodate new business development
in future years.
Importantly, if the supply of net industrial land was to decline below the current level of
318.7ha – ie, if land already within the industrial zone becomes effectively ‘unavailable’ – this
would further reduce the proportion of unoccupied land.
Furthermore, feedback provided by stakeholders and Council valuations data indicate that
industrial land supply on the Mornington Peninsula has declined rapidly since 2015 due to
strong demand conditions. As a result, Council has an urgent need to identify new
opportunities for industrial land supply which can become available within 10-years.
Note that this assessment is not intended to have any direct implications for the proposed
rezoning of industrial land at Crib Point, outside of directions contained in this Strategy.
Developable Industrial Land Supply
Mornington Peninsula contains approximately 78ha of unoccupied industrial land, based on a
supply analysis undertaken for 2015 as input to this Strategy.
However, the supply of unoccupied industrial land is impacted by factors that may inhibit
particular development outcomes, including planning overlays, and infrastructure and
servicing issues.
A high-level analysis of the unoccupied industrial land supply has been undertaken which
indicates that at least one-third of unoccupied land on the Mornington Peninsula is fully
developable, and not materially impacted by factors that may restrict future development.
Approximately one-third of unoccupied land is impacted by infrastructure and servicing issues,
or, a planning overlay. Subject to the particular issues relevant to individual sites, this may
reduce the ability to develop this land for industrial uses in response to market demand.
The remaining supply of impacted unoccupied industrial land is affected by both infrastructure
and servicing issues and planning overlays. This land is most likely to have some restrictions to
future industrial development, although this will be subject to the particular issues relevant to
individual sites.
While approximately two-thirds of unoccupied industrial zoned land is impacted by planning
overlays and/or infrastructure/servicing issues, in reality much of this land may be fully
developable. In some cases, unoccupied industrial areas that are impacted by planning
overlays will include large industrial lots, and subdivision of these lots may subsequently
reduce the share of unoccupied industrial zoned land impacted by planning overlays. Similarly,
infrastructure issues may be resolved relatively easily and in a cost-effective manner.
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Nonetheless, in circumstances where the Shire’s current industrial land supply is likely to
become constrained in the medium to long-term, Council has a role in ensuring the effective
and appropriate utilisation of the current supply of industrial land is maximised. This is through
the appropriate application of controls related to planning overlays, and ensuring that
infrastructure and servicing constraints and issues are overcome.
It is also important that strong consideration is given to a suitable expansion of the industrial
land supply significant supply constraints occur.
Constraints to Industrial Land Supply Growth
A review of industrial land on the Mornington Peninsula has indicated that a number of
constraints to the provision of an additional supply of industrial land exist in Mornington
Peninsula’s industrial areas, shown in Table 3.2.
Table 3.2:

General Constraints to Additional Industrial Land Supply, by Industrial Area

Industrial Area

Constraints to Additional Industrial Land Supply

MorningtonTyabb Road

Landlocked by established residential areas

Mornington Other

Landlocked by established residential areas and Green Wedge

Hastings
Somerville

Partially constrained by port related planning zones, planning overlays, and partially
landlocked by established residential areas
Partially constrained by planning overlays

Capel Sound

Locked by established urban uses, public land

Dromana
Bittern-Crib
Point
Tyabb

Constrained by planning overlays
Partially landlocked by established urban uses
Partially landlocked by established urban uses

Rye

Landlocked by established residential areas

Sorrento

Landlocked by established residential areas

Source:

Essential Economics; Mornington Peninsula Planning Scheme

In order to meet demand for occupied industrial land in future years, these constraints to
additional industrial land supply will need to be urgently addressed.

3.5


Implications for Strategy
The forecast population growth on the Mornington Peninsula involving over 22,000
persons in the period to 2036, and the continued growth in tourist and non-permanent
resident visitation, is expected to provide an ongoing source of demand for a range of
activities that locate on industrial land.
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As a whole, Mornington Peninsula industrial rents and sales are at relatively similar
levels to neighbouring municipalities. While Mornington-Tyabb Road and selected
industrial areas with higher-than-average industrial rents due to its exposure to passing
traffic, and consequent demand from restricted retail and other businesses seeking
visibility from main road locations.



Stakeholder consultation undertaken in support of the Industrial Areas Strategy has
identified a range of issues and opportunities for the Shire’s industrial land, including
issues related to infrastructure provision and access, as well as opportunities for growth
in competitive niche manufacturing industries. A lack of industrial land supply within key
precincts, and a lack of land able to accommodate niche uses (such as marine industry)
and larger site sizes (above 1 hectare) was also identified by stakeholders.



On the basis that occupied industrial land increases by an average of 2.9ha per annum
on the Mornington Peninsula, without additional industrial land supply the rate of
unoccupied industrial land would be constrained and would fall from 25% in 2015 to
14% by 2026. This would lead to a constrained supply of industrial land with a range of
economic and other community costs. Recent strong demand for industrial land
identified by stakeholders and Council highlights the urgency of Council seeking
additional industrial land supply.
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4

SUMMARY OF ISSUES AN D OPPORTUNITIES

This Chapter identifies the issues and opportunities for industrial land in the Mornington
Peninsula Shire that have been identified in the preceding economic analysis and consultation
with stakeholders.
Issue 1:

Mornington Peninsula’s industrial-related activities are of significant
importance to the economy, with manufacturing and construction
representing 36% of total annual output for the municipality (or $3.7 billion
out of a total of $11.1 billion).
Response: The Industrial Areas Strategy needs to reflect the importance of
industrial activities to the economy and ensure that the appropriate use and
development of industrial land can be supported into the future.

Issue 2:

The role of industrial areas and their functional relationship with activity
centres has changed due to a mix of planning reform and structural changes
in business activity.
Response: An updated policy framework is required for the Mornington
Peninsula which responds to the recent State Government planning reforms
and ensures that industrial areas and activity centres policy operate in a
complementary manner.

Issue 3:

Industrial zoned land in the Mornington Peninsula Shire is distributed across
a total of ten identified precincts, each with its unique business mix, role and
function.
Response: Although policy must ensure that the overall supply and demand of
industrial land in the Shire is managed effectively, localised guidance in
relation to individual industrial precincts is also required.

Issue 4:

The growth of occupied industrial land in the Shire has averaged 2.9ha per
year in the last 10 years.
Response: The overall increase in demand for industrial land requires policy to
support additional industrial land in line with business growth opportunities.
Where possible, industrial areas policy should aim to maximise appropriate
economic development opportunities for the Shire.

Issue 5:

Economic analysis indicates that at present the overall industrial land market
on the Mornington Peninsula has a balanced demand and supply situation,
although some specific issues exist at a local level. However, immediate
action is required to identify and deliver additional industrial land supply to
meet future needs.
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Response: A framework for planning and development of industrial land
remains an important policy objective. Local policy measures reflecting local
conditions need to be identified in the Industrial Areas Strategy.
Issue 6:

If occupied industrial land increases by an average of 2.9ha per year on the
Mornington Peninsula, without additional industrial land supply the rate of
unoccupied industrial land would fall from 25% in 2015 to 14% by 2026. This
is a level where the overall industrial land market in the Shire can be
considered ‘constrained’.
Response: An industrial land supply response is required in the industrial
areas strategy which ensures that over the next ten years economic
development and business growth in the Shire is not unnecessarily constrained
by a lack of available sites and excessive industrial land costs.
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PA R T B : I N D U S T R I A L A R E A S S T R AT E G Y
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5

VISION

A Vision Statement has been prepared to guide the ongoing planning and development of
industrial areas on the Mornington Peninsula. The statement is intended to be the overarching
basis for the subsequent recommendations in the Strategy.
The Vision Statement is as follows:
Industrial areas provide an important base for economic activity, investment
and employment on the Mornington Peninsula. Industrial areas also
accommodate a wide range of businesses serving the local community,
supporting the liveability of the Peninsula. Securing locations for industrial
and service industrial uses, and other compatible business activities, and
ensuring appropriate development standards, are key elements of Council’s
land use planning framework.
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6

PRINCIPLES FOR INDUSTRIA L AREAS

This Chapter outlines a set of core principles for Council to consider when developing and
implementing policies relevant to the use and development of industrial land.
Building on these principles, an overarching set of actions for industrial areas on the
Mornington Peninsula are then identified. These high-level actions are complemented by a set
of specific actions for individual industrial areas identified earlier in Chapter 2.

Principle 1:

Recognise the importance of industrial areas as critical components
of the Mornington Peninsula’s economy, and as an important source
of the goods and services required to support business and the
general community.

Rationale

The Mornington Peninsula’s industrial areas support businesses which
account for approximately 36% of total economic output in the Shire. The
diverse range of activities and businesses locating on industrial land in Shire
also ensures that the community has access to a diverse range of local
employment options and contributes to overall economic resilience
(including reducing the economic impact associated with lower level of
winter tourist visitation).
On this basis, it is vital that Council explicitly recognises the contribution
that industrial areas make to the local economy when making decisions
relating to investment priorities, planning and land use.
Council should also recognise that industrial areas service the needs of the
business and general community on the Mornington Peninsula, and that
maintaining a supply of appropriately located industrial land contributes to
outcomes related to business development and liveability e.g. increasing
community access to a wide range of services and activities. For example,
industrial areas are often locations for recreation and leisure activities such
as gyms and dance studios used regularly by the local community.

Principle 2:

Ensure that planning for industrial areas has due consideration for,
and is complementary to, the Mornington Peninsula’s Activity
Centres policy, given the crossover between land uses relevant to
both policy frameworks.

Rationale

Industrial areas include a number of land uses of a commercial and
restricted retail nature which frequently locate within and on the fringe of
activity centres. This trend has been consolidated by recent planning zone
reforms which have broadened the range of retail uses allowed in industrial
areas, including small supermarkets (up to 1,800m2 of floorspace) and
associated speciality shops (up to 500m2 of floorspace).
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In practical terms, the Industrial 3 Zone which applies to all industrial land
in Mornington Peninsula Shire can be used to accommodate a diverse land
use mix, including some relatively intensive commercial and restricted
retail type activities. This is a pattern/trend that is common across
metropolitan Melbourne.
However, the Mornington Peninsula Localised Planning Statement sets out
particular strategic guidelines that recognise the conditions which apply to
the Peninsula’s ‘market’ (e.g. factors such as limited residential catchments
and seasonality) and to discourage out-of-centre commercial development in
order to support the existing hierarchy of activity centres on the Peninsula.
It is appropriate to recognise areas which, in terms of the established land
use pattern, include ‘mixed-commercial’ as well as industrial uses, and
where Council will support this ‘mix’. However, it is also important for
Council to indicate areas where it will oppose retail development in
industrial areas to the extent that it is able to exercise discretion under the
provision of the State- wide zones.
Council has some influence on how this occurs through the use of
discretion for land uses requiring a planning permit, and in the allocation of
funding for place-making programs and other infrastructure.
As a result, this Industrial Areas Strategy and the subsequent application of
local planning policies and Council decision-making in relation to industrial
land will have due consideration of the potential implications for activity
centres, particularly in relation to discouraging inappropriate out-of-centre
retail uses.

Principle 3:

Support the growth of industrial and appropriate commercial
activities on the Mornington Peninsula through the provision of
serviced and readily-developable land at appropriate locations which
support jobs, investment, business growth and economic prosperity.

Rationale

Mornington Peninsula is forecast to experience population growth in the
order of +22,000 persons over the period to 2036. This growth will support a
wide range of new businesses and growth of existing businesses, including
those seeking to locate on industrial land.
As population of the Mornington Peninsula increases, industrial land has
the ability to support economic development and generate broader
community benefits such as retaining young people locally, through the
provision of diverse employment opportunities.
At present, Mornington Peninsula has a balanced supply and demand
situation in relation to industrial land, recognising that a supply shortage
exists at the local level in some instances. However, by 2026 it is expected
that overall industrial land supply will be constrained and that additional
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industrial land supply will be required by this time to avoid a variety of
economic and other costs to the community.
This is a significant issue for Council as the remaining stocks of industrial
land are likely to be constrained by servicing requirements and/or the
presence of planning and development constraints in the form of flooding
and environmental overlays. Furthermore, the presence of the urban
growth boundary and other physical and policy limitations means that no
significant ‘logical’ expansion to current stocks of industrial land have been
identified in this Strategy. These issues are identified in Section 3.4 of the
Background Report.
Given these issues, Council has approximately ten years to identify
opportunities for industrial land which ensure that the following outcomes
are delivered:


Core supply – that the underlying supply of industrial land on the
Mornington Peninsula is sufficient to accommodate the needs of
the local business sector and general community.



Location of supply – that sufficient supply is made available in
individual townships in conjunction with planning for housing and
population growth.



Quality of land supply – that available land stocks of zoned
industrial land are realistically developable and meet market need
in terms of site size, servicing etc.

This Industrial Areas Strategy provides overarching guidance on how these
outcomes may be achieved. Nonetheless, Council has an ongoing role in
initiating in the near term, the local level detailed planning and
investigation required to ensure that appropriate stocks of industrial land
are available on the Mornington Peninsula.
In this context, the large reserves of land zoned for Port-related
development (Special Use Zone 1) are noted, and this includes land located
on the edge of a number of the townships and land which is relatively
remote from the core Port area (at Long Island / Hastings).
These areas may provide useful opportunities to provide additional
industrial land for a range of activities, including general and marine-based
industries/ businesses. However, the ‘release’ of this land for non-Port
dependent industrial use is uncertain at this time, as the appropriate use
and development conditions for such land are dependent on State
government policy (a number of locations for further investigation are
noted in Chapter 7).
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Principle 4:

Manage and plan for industrial areas which operate in a manner
that reflects the importance of liveability and amenity to residents
of the Mornington Peninsula.

Rationale

The unique township character and the environmental and lifestyle
attributes of the Mornington Peninsula mean that the use and development
of industrial land must have a strong appreciation of urban design and
amenity.
This includes the quality of design at the overall ‘estate’ level, ensuring safe
and functional access (for vehicles, pedestrians and cyclists) , appropriate
levels of parking supply to accommodate changes in land use over time,
adequate on-site manoeuvring and loading areas and the like, as well as the
design of individual developments and measures to screen or beautify
relevant locations. Appropriate standards must be consistently applied
and enforced.
Future planning for industrial land development at the Shire level (for
example, in the consideration of the Special Use Zone) must also have
regard to overarching policy requirements relating to landscape protection,
township buffers, protection of conservation areas, and other planning
requirements specific to the Mornington Peninsula.
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7

ACTIONS FOR INDUSTRIAL AREAS

This Chapter provides overarching directions for the Mornington Peninsula’s industrial areas
and provides additional strategic guidance and policy support to Council’s decision-making in
industrial areas undergoing change.
The following specific policy actions and outcomes are supported by this Strategy for industrial
areas of the Mornington Peninsula. These overarching policy actions are not specific to
individual locations, with site specific recommendations outlined in Chapter 8.
Action 1:

Retain the general service industry base on the Mornington
Peninsula through continued application of the Industrial 3 Zone
(Action 1 implements the strategies identified in Principles 1 and 3)

Rationale

At present the Industrial 3 Zone is only industrial land use zone applied on the
Mornington Peninsula. Subsequent to recent planning zone reform, this zone
is still considered a ‘best-fit’ in the Mornington Peninsula context.
The Industrial 3 Zone is consistent with the general service industries
which dominate industrial land demand in the Shire, and can also
accommodate other commercial and restricted retail activities subject to
application of appropriate planning guidelines.
Large-scale industrial uses requiring significant buffers to ensure amenity
and safety are appropriate for specifically designated areas. These areas
include the Port Related Uses Zone, which accommodates major gas and
petrol storage facilities within the Port of Hastings area at Long Island, and
the existing major industrial areas in other parts of metropolitan
Melbourne, such as Dandenong South.
It is not envisaged in this Strategy that an industrial zone other than the
Industrial 3 Zone will need to be applied in the current Mornington
Peninsula Planning Scheme (i.e. excluding the existing Port Related Uses
Zone area). However, the future designation/release of any new areas for
industrial development will need to include consideration of the appropriate
zoning tools, including the value of ‘tailor made’ special use zones to reflect
particular requirements.
Specific requirements could be included in a number of areas. For example, in
relation to minimum site area requirements to provide for uses requiring
larger development footprints; storage or on-site buffer areas; the marine
service industry (to ensure a supply of land for that specific purpose) ; or to
avoid further pressure for dispersed retail activity.
The fragmentation of industrially-zoned land into relatively small lot sizes –
and into “factoryette” development – imposes definite limits on the range of
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uses that can be attracted. While this serves to support relatively small-scale
service based businesses, future planning will need to consider the provision
of larger sites suited to a wider range of new businesses and more
specialised activities.
Action 2:

Prepare for the long-term demand for additional industrial land
through preliminary planning and other required investigations
(Action 2 implements the strategies identified in Principles 1, 3 and 4)

Rationale

The further expansion of industrial land on the Mornington Peninsula is
expected to be required within 10-years. However, the additional supply of
industrial land is likely to be constrained by a range of geographic, planning
and environmental factors which mean it is appropriate for Council to begin
investigations now to support future re-zonings.
These investigations are expected to be focused on land adjacent to existing
industrial areas at Somerville, Hastings and Tyabb; for example, including
land currently located within but on the edge of the Special Use Zone 1 –
Port Related Uses Zone. Opportunities on the western side of the Peninsula
appear more constrained, and this increases the need to avoid ‘sterilization’
of existing industrially-zoned land by the intrusion of potentially
incompatible uses.
It is important that Council develops at least a preliminary understanding of
the environmental, planning and other non-economic factors relevant to
determining the opportunities for additional industrial land supply which
are available in the Shire. Such preliminary work means Council can respond
in a timely and efficient manner when additional industrial land supply is
required.
Given the recommendations of Infrastructure Victoria in relation to the
need for a review of the extent of the Special Use Zone, it is considered
reasonable for Council to also strongly advocate that the State Government
commit significant resources to a comprehensive review.

Action 3:

Support and implement initiatives seeking to improve the
environmental sustainability and performance of industrial areas
(Action 3 implements the strategies identified in Principle 4)

Rationale

Council has a role to play in partnering with the business community to
ensure that the environmental sustainability of industrial areas is enhanced.
This includes the following:


Giving appropriate weight to environmental issues during the planning
permit application phase
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Giving consideration to applying, as appropriate, Green Building
Council of Australia guidelines and ratings to non-residential buildings
(or other suitable alternatives as identified by Council)



Working positively and pro-actively with existing businesses in
industrial areas when managing or responding to relevant
environmental issues (including noise and odour)



Considering a partnership with businesses in industrial areas to fund
and implement investment in environmentally sustainable operations
and supporting infrastructure.

This could include supporting funding applications to State and
Commonwealth Government in such areas as water recycling, more energyefficient processes, and identification of appropriate waste streams.
Action 4:

Ensure that Council has appropriate resources available to support
business growth and economic development opportunities in industrial
areas of the Shire
(Action 4 implements the strategies identified in Principles 1, 2 and 3)

Rationale

Council has a role in engaging with businesses in industrial areas of the Shire
(see Mornington Peninsula Economic Development Strategy). The intent of
this activity is to increase private investment and encourage growth of
existing businesses.
In the context of this Industrial Areas Strategy, initiatives identified in the
Economic Development Strategy relating to ‘mapping and needs analysis of
businesses in industrial estates’ are of particular importance. The
information gathered from such a process is likely to be valuable in:


Determining the appropriate timing of the roll-out of
additional industrial land (see also Action 2), and



Ensuring that the location and nature of additional industrial
land meets the needs of the local business community.

In broad terms, the initiatives identified on Page 13 of the Economic
Development Strategy are endorsed as appropriate in maximising the
benefits associated with the use of industrial land in the Shire.
It is also important that the specific needs of the marine industry on the
Mornington Peninsula are reflected in the roll-out of future industrial land.
This includes responding to the specialised locational, site size and other
requirements of the marine industry. For example, it may be appropriate to
identify area(s) accommodating larger allotment sizes of up to 3 hectares (in
association with Action 2).
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8

S P E C I F I C A C T I O N S F O R I N D I V I D UA L
INDUSTRIAL AREAS

The following specific actions have been identified for industrial areas on the Mornington
Peninsula. In some instances, these actions are intended to provide additional strategic
support and justification for outcomes already advocated by other local policies.
Specific Actions in this Chapter carry-on (as numbered) from the Actions identified in Chapter
7, while reference is also provided to Principles implemented for each of this Chapter’s Specific
Actions.

8.1

Mornington-Tyabb Road

Background
The Mornington-Tyabb Road
industrial precinct comprises land
located east of the Nepean
Highway and west of Racecourse
Road between Bungower Road to
the north and Mornington-Tyabb
Road to the south.
The proximity of this precinct to
the Mornington Major Activity
Centre, and high levels of
accessibility and exposure provided
by the Nepean Highway,
Mornington-Tyabb Road and the nearby Moorooduc Highway, have a significant influence on
the land use mix, with a relatively large number of showroom, car service/repair and other
commercial uses locating in the precinct.
With the exception of the industrial land centred on Carbine Way, the land uses in the
Mornington-Tyabb Road precinct can be described as a ‘mixed business area’ rather than a
true industrial precinct.
Issues
The Mornington-Tyabb Road industrial precinct is largely ‘landlocked’ by the surrounding
urban form and has limited capacity for future expansion, although some sites could be more
intensively developed. Significant differences exist in the business and land use mix present in
the industrial land centred on Carbine Way relative to that in the balance of the precinct, with
Carbine Way more representative of a traditional industrial estate.
Relatively small lot sizes and ‘factoryette’ development has partially contributed to a mixed
land use pattern. This land use pattern has provided suitable premises to businesses which
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require a relatively high proportion of storage area, combined with a relatively small
office/sales area. Although diverse mixes of uses exist, few ‘pure retail’ or shop uses are
present; these retail uses are more appropriately located within the town centre retail area.
The level of exposure to main roads, proximity to residential areas and the strong transport
connections to the precinct have a strong influence on the operation of the Mornington-Tyabb
industrial precinct.
Actions
Action 5:

Protect the primary role and function of the industrial land centred on
Carbine Way for traditional manufacturing/fabrication, warehousing and light
industry. The balance of the precinct will continue to operate as a mixed
business area, subject to appropriate requirements for parking and access.

Action 6:

Carefully monitor the land use mix in the Mornington-Tyabb Road industrial
precinct, in association with Action 4. Use this information to understand in
detail the role and function of businesses and activities in the MorningtonTyabb Road industrial precinct and the implications for the operation of the
adjacent Mornington Major Activity Centre. Subject to Council discretion and
further assessment, consider whether a rezoning of land in parts of the
Mornington-Tyabb Road precinct to the C2Z may better reflect current and
anticipated future land use outcomes. (Principles 1 and 2)

8.2

Mornington North

Background
Industrial land situated to the north of
Bungower Road and south of Oakbank
Road, on the Nepean Highway forms the
primary component of what is termed
the Mornington North industrial
precinct. The Peninsula Homemaker
Centre and an adjacent Bunnings store
are the dominant land uses in this
precinct. Other commercial uses,
including office suites and large plant
nursery occupy the balance of the area.
Issues
In practical terms, the Mornington North industrial precinct does not function as an industrial
area given the business and land use mix. With direct exposure to the Nepean Highway, the
precinct is characterised by a high share of restricted retail and commercial businesses which,
in part, rely on highway frontage to generate customer traffic.
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The application of the C2Z to this area is an option that may potentially be considered by
Council in the future having regard to the current land use pattern. A rezoning to the C2Z could
reduce the pressure for retail and commercial development in the Mornington-Tyabb Road
industrial precinct, noting that a Development Plan Overlay exists to ensure a high standard of
presentation in this highly-exposed location
Alternatively, in view of the limited opportunities to increase IN3Z land supply in Mornington,
the BATA site could be retained in IN3Z to provide a specific future opportunity, e.g. for
factory-based use, and to avoid pressure for further major out-of-centre retail development.
Any detailed zoning changes (if any) should be determined subject to further site specific
analysis and policy review, at Council’s own discretion.
Action
Action 7:

Subject to further assessment and Council discretion, consider whether a
rezoning of all or part of this land to the C2Z may better reflect current and
anticipated future land use outcomes (Principle 2)

Mornington (Other)
Smaller areas of industrial zoned land are located on the south-west corner of Wilsons Road
and the Nepean Highway, and the south-east corner of the Eastern Ring Road and Barkly
Street. The Barkly Street site is possibly future residential land according to Mornington
Activity Centre Structure Plan, and this outcome is considered appropriate. The small pocket of
industrial land on the south-west corner of the Nepean Highway and Wilsons Road may be
rezoned to the Commercial 2 Zone subject to consultation with relevant land owners.

8.3

Capel Sound

Background
The Capel Sound industrial precinct is
located on the western side of Boneo
Road, a short distance south of the
western end of the Mornington
Peninsula Freeway.
A number of restricted retail/trade
supplies outlets operate in the areas
with frontage to Boneo Road.
However, the dominant land uses in
the western parts of the precinct are
traditional light industrial businesses,
primarily in the trade and services,
and warehousing categories.
Unoccupied land is located at the western edge of the precinct, with development of this land
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now more likely due to the recent expansion of Henry Wilson Drive. However, the long-term
expansion of industrial land supply in Capel Sound is constrained by the urban growth
boundary to the south and east, and by environmental factors, e.g. the Tootgarook Wetland to
the west.
Issues
It is important for the local economy that industrial land in Capel Sound is at least partly
retained for industrial type uses. However, some restricted retail and other general mixedbusiness is also appropriately accommodated in proximity to Boneo Road.
Transport connectivity to parts of the Capel Sound industrial area is poor relative to other
industrial areas on the Mornington Peninsula. More specifically, stakeholder feedback indicates
that many businesses in the precinct consider they are negatively impacted by the lack of a
direct connection across the Hiscock Road reserve which limits the north-south access within
the precinct.
Actions
Action 8:

Ensure that policies support traditional industrial/service based uses
(Principle 1), particularly in the western portions of the Capel Sound
industrial precinct.

Action 9:

Explore the potential for a road connection to the link the north and south
sections of the Capel Sound industrial precinct, which are currently separated
by a creek bed. A future road connection would be expected to reduce traffic
and improve public safety on Boneo Road, and generate greater synergy
between the two currently isolated sections of industrial land. (Principles 1
and 4)

8.4

Hastings

Description
The industrial land in Hastings is
concentrated in a number of areas
along Frankston-Flinders Road, and
comprises a mix of trade and service
industries, light engineering/fabrication
and manufacturing, and restricted
retailing. A large share of metal trades
and manufacturing are linked, in part,
to the operation of the nearby Port of
Hastings.
Bunnings operate a warehouse store
on land fronting Frankston-Flinders
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Road, although, unlike Mornington and Capel Sound, this has not coincided with a strong
provision of other homemaker-type retailers in the precinct.
Issues
Limited opportunities for ‘logical’ expansion of industrial land are available on the Mornington
Peninsula.
In preliminary terms only, an extension of industrial land in Hastings to the north appears to be
a plausible option, given the topography and reasonable level of accessibility. However, the
land north of Graydens Road and north-east of Callanan Street is currently within the Special
Use Zone land reserved for Port-Related uses.
This Strategy considers that parts of this land could be considered for the extension of the
Hastings industrial area, given it is relatively remote from the core port area, can maintain
appropriate distances from residential areas, and provide significant buffers (including to the
Tyabb township to the north), and the size of existing landholdings that provide opportunities
to retain larger lot sizes.
In this context, Council has some opportunity to engage with the State Government in relation
to the future status of this land in the Special Use Zone. If appropriate, and where this does not
undermine State Government objectives related to the Port of Hastings, Council may have
some scope to seek the long-term expansion of the Hasting Industrial precinct onto parts of the
existing Special Use Zone area. The Strategy notes that under the current planning policy, portrelated uses do not appear to be locating in the Special Use Zone due to uncertainty related to
a future container port.
Actions
Action 10:

Continue to maintain and, where necessary, work with stakeholders to
upgrade infrastructure to adequately service all existing industrial land in
Hastings. (Principles 1 and 4)

Action 11:

Engage with State Government in relation to the status of the Special Use
Zone 1 land situated adjacent to existing Hastings industrial area. If possible,
a future rezoning of part of this land to the Industrial 3 Zone should be
explored. This would assist in ensuring the long-term supply of industrial land
in Mornington Peninsula Shire is maintained. Alternative planning provisions
for the land would need to be designed to provide for service/industrial use
and avoid pressure for the establishment of ‘out-of-centre’ retail/commercial
activity. This range of appropriate uses could include marine
manufacturing/service industry (Principles 3 and 4).
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8.5

Somerville

Background
The Somerville industrial precinct is
located on the north-east edge of
Somerville township, and includes land
recently incorporated into the Industrial
3 Zone to the north of Speedwell Street.
Somerville’s industrial area is
predominantly a trade and warehousingoriented industrial precinct, with very
limited showroom and homemaker
retailing. Unoccupied land is
concentrated in the recently-rezoned
industrial area, with the established parts
of the precinct effectively operating close to capacity.
Issues
No significant issues are noted for Somerville given the recent expansion of the industrial area
which ensures available supply for the medium-term. Some stakeholders in the precinct
perceive infrastructure and servicing inadequacies that may require attention from Council in
the future.
Future expansion of industrial land supply in Somerville appears constrained by environmental
and planning factors. However, it is noted that the Special Use 1 Zone (Port Related Uses)
adjoins the eastern boundary of the Somerville township (south of Bungower Road and east of
Lower Somerville Road); this land is relatively remote from the port facilities at Long Island and
may provide an opportunity for further investigation, subject to appropriate use and
development standards.
Actions
Action 12:

Continue to maintain and, where necessary, work with stakeholders to
upgrade, infrastructure to adequately service all existing industrial land in
Somerville. (Principles 1 and 4)

Action 13:

Consider the opportunity for some long-term expansion of the Somerville
industrial precinct subject to investigation of planning and matters (see also
Action 2). (Principles 3 and 4)
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8.6

Dromana

Background
The Dromana industrial precinct
comprises land situated on both sides of
the Mornington Freeway, adjacent to
the Nepean Highway interchange. An
ALDI store is located west of the
interchange at a site with direct frontage
and exposure to the Nepean Highway.
The balance of the precinct includes
trade and service industry, with a strong
provision of construction-related
businesses.
Issues
Although scope does exist for additional industrial uses to locate at Dromana, the precinct is
beginning to approach effective capacity.
Given the constraints on growth of industrial land supply at Capel Sound and at Rye and
Sorrento, the only alternative opportunity in the southern and western parts of the Shire for
future expansion of industrial land to meet long-term demand is Dromana.
However, it also appears that future expansion of industrial land at Dromana is potentially
constrained by a mix of environmental, urban form and planning issues. The land immediately
to the south is subject to an environmental significance overlay, vegetation protection overlay,
and a low-density residential zone. Land to the east is in the green wedge and the existing
residential area of Dromana adjoins to the west.
Action
Action 14:

Undertake preliminary investigations of opportunities for the land located to
the south and east of the existing Dromana industrial precinct. If no
industrial expansion is possible, reflect on the need to focus the future
additional supply of industrial land on precincts located on the eastern side
of the Mornington Peninsula (Hastings, Somerville, Tyabb) in the application
of industrial land policy. Policy will continue to support employment growth
on the southern Peninsula through other policy measures, e.g. the Activity
Centres policy. (Principles 3 and 4)
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8.7

Tyabb

Background
Industrial land in Tyabb is situated on
the western side of the town, and is
primarily located on the northern
side of Mornington-Tyabb Road and
adjacent to Tyabb airfield. A number
of larger lots have become available
for development in the northern
section of the Tyabb industrial
precinct through the recent
construction of Cannery Court.
Businesses located in the precinct
are primarily construction, trade,
and services and warehousing
related.
Issues
The industrial land supply in Tyabb is considered sufficient to adequately support the local
economy, now and for the foreseeable future. Expansion of industrial land in Tyabb would
require the rezoning of land in the green wedge (outside of the urban growth boundary),
immediately north of the existing precinct.
Actions
No Specific Actions.

8.8

Bittern - Crib Point

Background
The Bittern-Crib Point industrial
precinct occupies land north of
Disney Street in two areas located
either side of the rail corridor. A
significant proportion of the land in
both areas is currently unoccupied.
The area to the west of the rail line
(Bullecourt Road/Lens Street) is
sparsely developed with a range of
small-scale service businesses and storage yards, but is largely separated from residentially
zoned land by the rail reserve and a major Council-owned site (the former municipal waste
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depot site). This area also has main road exposure, and is considered to have some prospects
for future development.
The entire eastern area of industrial land centred on Creswell Street is currently subject to a
private rezoning proposal to allow residential development. This reflects a long-term lack of
demand for industrial land in the area, and the presence of adjacent residential uses.
Issues
A current key issue for industrial land supply in Bittern- Crib Point is whether the Creswell
Street area should be retained in the IN3Z. At present, the limited availability of utilities,
exposure, and physical access issues limit new business investment in the precinct. Currently,
the Creswell Street industrial area does not significantly contribute to economic activity in the
region, and has historically failed to attract investment.
However, the location of the Special Use Zone 1 (Port Related Uses Zone) on unencumbered
and more accessible land to the north of the Creswell Street industrial area has previously
acted as a barrier to consideration of any change in zoning. The Creswell Street industrial area
has been perceived as providing a ‘buffer’ between the SUZ1 area and (part of) the Crib Point
residential area. This factor, together with the strong State policy setting to protect the future
options for Port Related development, has led to the State Government’s rejection of previous
proposals for the rezoning of this land.
In addition, the population level at Bittern-Crib Point has increased over time and is expected
to continue. This population growth raises the question of whether an alternative location for
industrial land exists which would be more effective in attracting employment-generating uses
to Bittern-Crib Point.
Similar to Hastings and Somerville, some prospects may emerge for the use of land currently
located within the Port Related Special Use Zone (SUZ1) – or within the Public Use Zone (at one
time intended for future public port purposes) to the east of the Esplanade to be released for
light industrial / mixed enterprise use.
Under this scenario, the Esplanade would provide an alternative access to Stony Point Road,
noting the long-standing policy opposed to any industrial development that would generate
heavy industrial traffic through the town. The retention of a significant buffer of one dwelling
per lot on the land north of Creswell Street, and a setback of 30-40 metres from the zone
boundary, could be explored to address amenity concerns in relation to the interface between
residential and industrial land. This would require the support of the relevant State
Government authorities.
It is also noted that the future use of the wider area of SUZ1 to the north of the Creswell Street
area (e.g. south of Woolleys Road and generally east of Stony Point Road) was raised by the
release of the Hastings Port Land Use and Transport Strategy (PLUTS 2009). The PLUTS
indicated that this land was surplus to the requirements for a future container port
development at Hastings. However, further resolution of this major strategic issue will only be
possible following the review of port land use requirements by the State Government.
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Council has some opportunity to engage with the State Government in relation to the future
status of land in the Special Use Zone, situated to the north of Creswell Street and west of the
Esplanade. If appropriate, and where this does not undermine State Government objectives
related to the Port of Hastings, Council may have scope to seek the release of the existing
Special Use Zone area for industrial land use.
Actions
Action 15:

Retain the industrial land in Bittern-Crib Point west of the rail corridor to
meet the current and future needs of the local business and general
community. Activity on this land is expected to intensify incrementally over
the long-term. (Principles 1 and 3)

Action 16:

When justified, upgrade infrastructure servicing the Bittern-Crib Point
industrial precinct to ensure that the area is a location for intensification of
business activity and employment. (Principles 1 and 4)

Action 17:

Engage with State Government in relation to the status of the Special Use
Zone 1 land situated adjacent to existing Bittern-Crib Point industrial area. If
possible, a future rezoning of part of this land to the Industrial 3 Zone should
be explored. This would assist in ensuring the long-term supply of industrial
land in Mornington Peninsula Shire is maintained. (Principles 3 and 4)

8.9

Rye

Background
The Rye industrial precinct is situated
to the west of Melbourne Road and
centred on Peninsula Avenue, a short
loop road, approximately 1.5km
south-west of Rye activity centre.
This small precinct is occupied by a
range of construction, marine and
leisure, trade and service industries,
as well as a Home Timber and
Hardware store. Currently, all
developable industrial land in Rye is
occupied.
Issues
The Rye industrial precinct is at capacity and has no scope for future expansion.
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Actions
Action 18:

Use Council’s available discretion to minimise use of the Rye industrial
precinct for retail and commercial activities which might otherwise locate in
activity centres. (Principles 1 and 2)

8.10 Sorrento
Background
A small industrial precinct situated
approximately 1km west of the Sorrento
activity centre, on the southern side of
Hotham Road. Sorrento is fully occupied,
and predominantly contains marinebased industrial uses, including boat
storage, boat repairs, and marine engine
maintenance and sales.
Council has identified the potential for
the application of a marine-based special
use zone or identification of a Marine
Strategic Precinct.
Issues
The Sorrento industrial precinct has no scope for future expansion.
A balance needs to be achieved between recognition of the marine-based focus of industrial
activities in the precinct, and the fact that some non-marine businesses serving local needs will
also seek to locate at Sorrento.
Action 19:

Retain the Industrial 3 Zone at the Sorrento industrial precinct reflecting the
reality that a rezoning is not required to protect the ongoing use of the
precinct by marine-based businesses. (Principle 1)

Action 20:

Consider the recognition in Council’s local planning and economic policies of
the Sorrento industrial area as a Marine Strategic Precinct. (Principle 1)

Action 21:

The capacity of Sorrento to accommodate marine-based industries has been
reached, this emphasises the need to provide for business growth in other
industrial areas in the Shire with access to coastal areas (in particular at
Hastings). (Principles 1 and 3)
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9

M O N I TO R I N G A N D R E V I E W

Implementation of the Mornington Peninsula Industrial Areas Strategy requires mechanisms to
ensure Council remains informed of trends in industrial land use and development. This
approach ensures that the policies and actions arising from this Strategy respond to changing
circumstances and new opportunities.
Monitoring progress in the implementation of the Strategy will enable Council to accurately
determine what changes are required as a result of new and emerging trends in industrial land
demand.
Monitoring also enables the Council and the community to judge how well and how efficiently
the Strategy is being implemented. It is important, however, that speed of implementation
should not be the sole criterion for success.
Council must ensure, therefore, that the Strategy is monitored and reviewed on a regular basis.
Some indicators of progress can be readily assessed on an annual basis, while other indicators
can be assessed over a longer period, or when important changes are identified in the
marketplace and other conditions.
Indicators for monitoring and review purposes are listed in Table 9.1. These indicators are
based on readily-available and relatively inexpensive data, including official data, Council
planning approvals and commencements data, land use surveys, and reference to consultant
reports.
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Table 9.1:

Indicators for Monitoring and Review

Indicator

Source

Comment

1. Industrial Land Monitor

Industrial Areas Strategy,
industrial precinct surveys,
satellite imagery, Council data
for planning and building
approvals.

On a bi-annual basis survey land in industrial
areas to create an up-to-date estimate of total
occupied industrial land. The industrial land
analysis presented in this Strategy can serve as
the base-year survey. This should be crosschecked with up-to-date satellite imagery of the
Shire’s industrial areas.

2. Industrial Land Expansion
Review

Consultant reports, Council
environmental records, Council
property ownership records.

Monitor land adjacent to existing industrial
areas, including consideration of environmental,
planning and other non-economic factors, to
ensure that any opportunities for additional
industrial land supply in the Shire are identified
early.

3. Business surveys

Business surveys, business peak Undertake business surveys in industrial areas
organisations (Chamber of
on a regular basis (eg every two or three years).
Commerce etc)
The survey could cover issues such as the local
business community’s views on locational and
operational issues, amenity or infrastructure
issues, and identify any required or desired
actions (improved transport access etc). The
surveys will be a helpful reference point for
Council in informing a wide range of potential
actions.

4. Property development
proposals and projects

Council records

Track development applications, proposals, and
completions through Council data.

5. Performance of industrial
sector

Consultant reports; industry
liaison

Note numbers of new or expanded businesses
and estimate of new jobs on an annual basis.

6. Changes in property values
and rates

Council rate records; data from
Victorian Valuer-General

Useful indicator, especially as a relative indicator
(eg different rate valuations for different
precincts).

Source: Essential Economics Pty Ltd
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