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re-zoned for agricultural use as there is already a large amount of
market gardening in Bungower Road. This was supported by the Hansen
Report. An Agricultural Zone would be a better buffer from the port
land than an Industrial zoned piece of Industrial 3 land.
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To whom it may concern, 

I wish to lodge to my objection of:- 

Amendment C243morn proposes to facilitate the use and development of the new Mornington 
Peninsula (Somerville) Technology, Industry & Business Park by: 

• rezoning the land from Special Use Zone (Port related uses) to the Industrial 3 Zone,
• applying a new Development Plan Overlay to comprehensively masterplan the site, and
• introducing a new local planning policy to help guide decision-making about future planning

permit applications for the land.

In 2020 I attended the Mornington Peninsula council drop in meeting via Zoom on July 15th( (for the previous 
proposed rezoning of industrial land).  

At this meeting the council/project group took us through the reasons why they had discounted the Bungower 
Rd Somerville site as not appropriate for Industrial rezoning. 

Their reasons were very clear and simple, I agree with them & believe their relevance has not changed with 
the revised rezoning proposal now under consideration.  

Precinct Analysis from the Council drop in session 15/7/20 

• This type of zoning would impact traffic & council wanted to minimise traffic through Somerville &
Tyabb due to current congestion issues and the towns not being set up for this. It would push the
need to further upgrade Bungower Rd which the local community are in objection to. Lower
Somerville rd would also be greatly impacted by traffic and as parts of this road are in a green wedge
zone, upgrading the road would not be appropriate.

• There have been clear objections from locals, rezoning would effect the community feel/identity of
Somerville
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water catchment area to 
RAMSAR site

Industry traffic adversly affecting all residential areas of Somerville

Industrial

Quarry

Airport and 
Industrial

Proposed Industrial
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aviation fuels) and gas consumers across Victoria, New South Wales and South Australia. The 

operating pressures can be high and as such, any damage to the Pipeline may result in the potentially 

hazardous situation in terms of: 

• Fire and/or explosion causing high risk to life (and property);

• Disruption of gas and oil production from Bass Strait to the Victorian and New South Wales

markets; and

• Potentially significant environmental impacts.

The pipeline(s) in question have a measurement length of 1,000 m. 

Esso manages the risks associated with the pipeline(s) through: 

• Design, operational and regulatory controls that are aimed at minimizing the likelihood of any

impact; and

• The express obligations set out in pipeline Licence(s) and Safety Management Plan for the

Pipeline.

3. Victorian Pipeline Act (2005)

Given the siting of the proposed development within the pipeline(s) measurement length, Applicants 

must be aware of the relevant sections of the Victorian Pipelines Act (2005) including: 

• Section 117 – Offence to obstruct operation of pipelines

Under Section 117 of the Act, it is an offence for a person to interfere with any works relating to the 

operation of a pipeline by the Licensee without the authority of the licensee.  

Esso is a licensee under the Pipelines Act pursuant to the Pipeline Licence(s) for the pipeline(s). 

Proposed Developments have the potential to directly interfere with Esso’s work relating to the operation 

of the pipeline(s).  Proposed developments must allow for sufficient vacant area on either side of the 

right of way / easement and not interfere with Esso’s ability to maintain the pipeline to regulatory 

requirements.  

• Section 120 – Restriction on building on land near pipeline

Under Section 120 of the Act, a person must not construct a building, so that any part of it is situated 

less than 3 meters from a point on the surface of the land whose position is vertically above a part of a 

pipeline below the surface unless Ministerial consent has been given. Under the Pipelines Act, 

“buildings” include permanent or temporary buildings or structures and any part thereof.  

The Pipeline is usually located within the middle of the Easement granted to Esso. Under the Pipelines 

Act, the onus is on the Applicant to demonstrate that it has sought to delineate the path of the Pipeline 

in the easement to ensure that all of the buildings in the proposed Development have given a 3 meter 

clearance to the pipeline(s).  

Esso would ordinarily require the Applicant of a planning application within the pipeline measurement 

length to work with Esso to mark out the pipeline(s) prior to undertaking any design work. This is to 

ensure that the applicant designs its proposed development to comply with this requirement of the 

Pipelines Act.  

In order to comply with this section of the Act, all buildings and structures must be constructed so that 

no part is situated less than 3m from a point on the surface of land whose position is vertically above a 

part of the a pipeline. Any buildings or structures situated within this area shall require prior consent by 

the relevant Minister and written approval by Esso. 
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Our client’s land is located north of Bungower Road, outside the area affected by 
Amendment C243. Our client submits: 

1. In principle support for the rezoning of No. 79 & 83 Bungower Road, as proposed
by Amendment C243.

2. The proposed amendment is an appropriate interpretation of several technical
studies undertaken within the area, which recommend the rezoning of the existing
Special Use Zone, Schedule 1 of the Mornington Peninsula Planning Scheme to a
more pragmatic industrial zoning.

Noting industrial land supply constraints and the technical studies undertaken, the
rezoning of the existing Special Use Zone, Schedule 1 for an industrial zone is an
important step towards achieving a supply-demand equilibrium for the region.

3. Council’s approach to undertake a site-specific rezoning, while appropriate to
facilitate an anchor within the region, should trigger a broader amendment
process.

As it stands, Amendment C243 is a piecemeal rezoning to facilitate one outcome
for one proponent. The next step should be a more holistic, broader rezoning to
ensure the region is developed with a clear vision and integrated infrastructure
network.

We note, a holistic, broader rezoning process is especially pertinent considering
recent stimulants to the industrial sector, such as the Federal Government’s $15B
National Reconstruction Fund. It should be assumed that stimulants such as these
will continue to place pressure on industrial land supply in the region and
potentially further accelerate the existing land consumption rate beyond 4.5 -
6.7ha per annum.

4. Council as a short-term priority should progress an amendment process which re-
evaluates at a wide scale the land use designations of the region, including in its
study area the Green Wedge Zone land north of Amendment C243, up to
Eramosa Road.

Further, it is highlighted that by pursuing a broader vision for the area, any future 
amendment process will provide an opportunity to reinterrogate a land use pattern which 
was established as far back as 1981 in the Planning for the Hastings Post-Industrial Area 
prepared by the then, Department of Planning, Victoria. 

Each major strategic planning document since, has reflected the land use pattern 
specified in the planning strategy which is now more than 40 years old. 

As highlighted above, reinterrogating this previously assumed position, should include a 
reevaluation of the Green Wedge Zone land and its associated environmental, 
biodiversity and landscape values. 

Now, in light of the known industrial land supply shortfall, is the appropriate time to re-
evaluate at a wide scale the land use designations of the region. 
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RE: Amendment C243 morn 

I am writing to the MPSC with regards to the above proposed amendment to change 
the existing zoning from SUZ1 (Port related uses) to IN3Z (Industrial 3 Zone). 

The above proposed amendment relates to land situated on Bungower Road between 
a major fresh food supplier, low-density residential properties, and green wedge land, 
none of which are conducive to the locating of industrial buildings, I have listed my 
concerns below: 

• Traffic along Bungower Road will be negatively impacted by the increasing
numbers of commuters and other vehicles associated with the precinct;

o The traffic study quoted was conducted in 2020 – during a COVID-19
statewide lockdown, so the figures are unlikely to be accurate to actual
usage levels

o Residents and traffic along Lower Somerville Road will find entering
Bungower Road far more difficult than it already is because of the
increased traffic – both workers and delivery/transport drivers (inward
and outward goods) will have to use Bungower Road as there is no
public transport to the area,  nor is there another access road?

o The increase in type and size of vehicles along Bungower Road will lead
to the loss of amenity of the surrounding area, most residents have
purchased in the area to obtain a country style lifestyle, not one that
overlooks an industrial area.

o The WAG (Western Port – Altona – Geelong) gas pipeline traverses the
Western side of the proposed development site and will need a
considerable buffer zone/overlay to ensure it is not impeded.

• Potential pollution (noise, light, air for example) issues will affect local wildlife,
residents and food bowl production. Again, a vegetation buffer will reduce this
along Lower Somerville Road – a minimum area of at least 50-100m along the
road south of Bungower Rd.

• Infrastructure such as sewerage, gas, power etc are not currently available to
the proposed site; the interruption to traffic whilst these are made available will
be more difficult than beneficial to existing landholders, including those affected
by the use of different access roads as a result.

• If the rezoning and subsequent development does go ahead, there will need to
be substantial buffers and overlays included into the plan and must be policed
going forward. As a resident very close to the proposed development area I
would expect a minimum of 50 – 100m from the road, ALL along the entirety of
Lower Somerville Road south of Bungower Road.

o Industrial building would need to have non reflective roofing to avoid
reflection – as per the requirements by MPSC for nearby residents.

• Have other options for the site been investigated – such as Low-Density
Residential or a solar farm?  There has been no real consultation with residents
about other options, only the recent meeting facilitated by the council to advise
residents about what is going to happen.
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