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EXECUTIVE SUMMARY

THE BRIEF

Hamilton is one of the primary regional service centres of western Victoria, located at the confluence of a number of major
roads, including the Glenelg, Henty and Hamilton Highways. Hamilton not only provides retail, commercial, administrative,
education, health and entertainment activities for a wide regional catchment but also accommodates almost all industrial land in
Southern Grampians Shire.

The development of industrial land in Hamilton has traditionally depended on the expansion of its key base industries,
particularly primary agricultural production. Today, there are a number of prevalent industries which utilise industrial land in
Hamilton including manufacturing, construction, electricity, gas and waste water services, wholesale trade and transport, and
postal and warehousing. Together these industries account for around 40% of all Southern Grampian Shire resident
employment.

The purpose of this Industrial Land Study is to critically assess existing and future industrial precincts within Hamilton, whilst
also assessing the market need for industrial land in the Shire from research and through consultation with existing property
owners and key stakeholders. There are three main locations for industrial land use in Hamilton which are the subject of this
Study. They are (refer to the following figure):

1. The southern industrial area around South Boundary Road which predominantly comprises larger lots catering to larger
industry uses such as grain and fertiliser manufacturing and storage and the regionally significant Hamilton Saleyards;

2. The north-western industrial area around Coleraine Road which typically comprises local urban services, building
supplies, smaller manufacturers and agricultural and rural supplies; and

3. The eastern industrial area between Fenton Street and the Grange Burn. Since this project was commenced in March
2013 the eastern industrial area has been rezoned to Commercial 1 following Southern Grampians Planning Scheme
Amendment C25." The analysis relating to this component of land has been retained given it still includes a number of
industrial land uses.

In addition to the three areas of industrial zoned land, there is a pocket of land on Mount Baimbridge Road which is Special Use
Zone. This site formerly accommodated Kitset Kitchens and at August 2014 is available for another use. It is understood that
several approaches have been made for the site since Kitset Kitchens closed in November 2013.

" Approved by DTPLI following delegation of the Minster's powers on August 1 2013.
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Figure 1 - Hamilton Industrial Areas and Precincts
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Source: Southern Grampians Shire Council and Hill PDA (2014)

ECONOMIC CONTEXT

The population of the Shire is expected to grow to 2031, after a period of modest decline between 2001 to 2011. This will lead
to pressure for job opportunities within the Shire.

Employment has been growing in the period 2001 to 2011 and this can be expected to continue as the population grows and
economy expands and diversifies. Growth industries in the Shire have mainly been service based sectors of the economy and
those sectors that tend to locate on industrial land that have been growing include construction, transport, postal and
warehousing and wholesale trade. These sectors can leverage off Hamilton’s excellent transport connections. Mining has also
grown which may generate demand for industrial land from mining services, transport and supplies companies. Agriculture and
forestry can be expected to continue to generate industrial land based activity.

The total proportion of residents employed in industries which are commonly located on industrial land grew from 17.6% in 2001
to 19.2% in 2011, indicating that demand for land within Hamilton may continue to grow.

Ref: M13030 Page 11]118 Hill PDA
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ASSESSMENT OF INDUSTRIAL LAND DEMAND VERSUS SUPPLY

Hamilton has approximately 398ha of industrial land. As part of the preparation of the Hamilton Structure Plan (2011), a Land
Supply and Demand Assessment was undertaken for residential, low density residential and industrial land. The assessment
indicated there was more than sufficient supply of vacant industrial land over the long-term in Hamilton (200ha) to meet demand
to 2031 (44ha). The assessment forecasts an average demand of 4.5 lots per year, equivalent to 2.1ha of land demand per
annum. Over the period from 2011 to 2021 and 2031, demand is projected to be 23.1ha and 44.1ha respectively.

As a result, based on availability of industrially zoned land, there would be no need for industrial land zoning given there is:
104ha of vacant IN1Z land equivalent to 38% of total IN1Z land; and
96.2ha of vacant IN2Z land (100% of all IN2Z land).

Consultation with industrial landowners indicated that the demand for industrial land in Hamilton is muted at the current time.
The stakeholders have the view that the Hamilton region economy is the major driver of demand for industrial land but some
demand can be generated from beyond Hamilton.

There did not appear to be any specific requirements in terms of lot size or existing infrastructure for those seeking industrial
land, however good accessibility was identified as a key factor in leasing industrial properties.

Whilst it was recognised that there are a number of vacant lots available for development, particularly in the southern industrial
area, a number of the stakeholders identified land on the southern side of Coleraine Road / Glenelg Highway just west of West
Boundary Road as being suitable for additional rezoning to IN1Z.

Discussions with developers of industrial land throughout Victoria? indicated that Hamilton competes with regional centres in
western Victoria and parts of South Australia. Melbourne performs a state-wide and national role in the industrial economy. For
example, the 2010 Urban Development Program (UDP) states that the Western Region of Metropolitan Melbourne accounted
for approximately 7,070ha of industrial land of which 32% or 2,230ha was vacant.

Developers indicated that accessibility is the key factor in driving demand for industrial land, however access to skilled and
specialised labour, full service provision and proximity to the end user market are also important in attracting tenant interest.
Some industrial developers are not currently active in the development of industrial properties in Victoria due to the current
market and limited demand for speculative space without tenant commitment. Industrial agents indicated that most recent
developments have been focused on transport and logistics rather than manufacturing.?

INDIVIDUAL PRECINCT ASSESSMENTS

As part of the Land Supply and Demand Assessment, an analysis into the supply of vacant industrial land within Hamilton by
industrial area was completed which showed that*;

The north-west industrial area had a vacant supply of 13.4ha with the largest usable lot being 5.1ha;

The eastern industrial area (identified as the Inner City precinct in the assessment) had a vacant supply of 2.7ha with
the largest usable lot being 0.5ha; and

2 Discussions with MAB Corporation, Mirvac, Places Vic, Rest/Super Investment Management, Australand (May 2013)
3 Discussions with Matt Sampson, CBRE (May 2013)
4 Hamilton Structure Plan Background Report: Land Supply and Demand Assessment (2011)
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The southern industrial area (identified as the South Western precinct in the assessment) had a vacant supply of
88.3ha, with the largest usable lot being 8.1ha in size.

Overall, industrial land in Hamilton accommodates a range of uses including manufacturing, agriculture, forestry and fishing and
transport, postal and warehousing industries.

The results of Hill PDA’s 2013 land use survey indicate that the most prevalent use on industrial zoned lots within the identified
areas was residential dwellings (54 lots or 20%). Aside from residential uses, the following industries were the predominant
occupiers of industrial land in Hamilton:

Transport and storage: 17% of all industrial lots were used for transport and storage in Hamilton. 46 of 59 (78%)
businesses in this sector in Hamilton were located on industrial land (based on a comparison with the business counts).
The majority of uses in this sector relate to standalone sheds and warehouses used for storage purposes. However,
there are also a number of road freight transport companies within Hamilton.

Manufacturing: 11.5% of all industrial lots in Hamilton were used for manufacturing purposes. 31 of 41 (76%)
businesses in this sector in Hamilton were located on industrial land, including wood product (including kitchen and
cabinet manufacturing), non-metallic mineral product, basic ferrous metal and grain mill and cereal production
manufacturing.

Agriculture, forestry and fishing: 11.1% of all industrial lots in Hamilton were used for agriculture, forestry and
fishing purposes. The vast majority of these lots were being used for farming enterprises including hobby farms,
pasture and light grazing. Given the extent of farmland around Hamilton, just 13% of all agriculture, forestry and fishing
businesses are located on industrial land.

Wholesale trade: 10.4% of industrial lots in Hamilton were used for wholesale trade purposes. 28 of 41 (68%)
businesses in this sector are in a broad range of wholesale sectors including agricultural, farm produce and other goods
wholesaling. There are also a number of machinery and equipment wholesalers located within industrial land in
Hamilton.

Hill PDA assessed the potential of each precinct based on the following criteria.

Table 1 - Scoring System for Hamilton Industrial Precincts Evaluation

Assessment Criteria If Rating = 1 Rating = 3 Rating=5
1 Arterial Road Accessibility Poor Average Good
2 Internal Road Accessibility Poor Average Good
3 Land Use Conflict High Moderate Low
4 Topography Steep/sloped Moderate Slope Flat
5 Residential Amenity High Potential Average Minimal Potential
6 Agglomeration No Cluster Reasonable Cluster Large Cluster
7 Flood Risk High Risk Average Minimal Risk
8 Site Encumbrances Significant Minor None
9 Expansion Potential and/or Vacant Land None Minor Significant
10 Development Partnership Potential None Minor Significant
TOTAL RATING (out of 50) = SUM OF THE ABOVE RESULTS

In general terms, each precinct had the ability to score between 1 and 5 for each criteria. The higher the rating for each
assessment criteria, the more suited the precinct is for industrial type uses. For example, a rating of 5 for arterial road
accessibility indicates that the precinct has good access to strategic road networks which is an important characteristic for
industrial land. The total rating for the precinct is the sum of all score results. The following table summarises the results of the
assessment.
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Table 2 - Hamilton Industrial Precinct Assessment Results

Assessment Criteria NWA1 Nw2 NW3 E1 S1 S2 S3 S4
1 | Arterial Road Accessibility 5 5 5 3 5 5 5 4
2 | Internal Road Accessibility 3 3 4 4 1 3 4 4
3 | Land Use Conflict 4 1 3 2 5 4 3 3
4 | Topography 4 4 4 3 4 3 3 4
5 | Residential Amenity 4 3 4 3 4 4 4 4
6 | Agglomeration 2 3 4 5 1 2 2 2
7 | Flood Risk 5 5 3 1 5 5 5 4
8 | Site Encumbrances 2 4 4 3 3 3 3 3

Expansion and/or Available
; Lar?d Potential 4 ! 3 ! 5 5 5 4
10 Develqpment Partnership 4 1 4 1 3 1 1 1

Potential

TOTAL RATING (max. 50) 37 30 38 26 36 35 35 33

Ranking 2 6 1 7 3 4 4 5

The North West 3, North West 1 and South 1 precincts are the most suitable for further industrial development, however the
South 2 and South 3 precincts are also highly appropriate for further industrial development. Each of these precincts is
discussed in more detail below in descending order according to total score:

The North West 3 precinct has particularly good arterial and internal road accessibility, has no flood risk and few site
encumbrances. The precinct is also mostly flat and has no residential amenity issues. Some landowners within the
precinct indicated their desire to further develop and expand their existing businesses. The precinct also has a
significant agglomeration of smaller manufacturers and wholesale traders. One issue is that the largest vacant block in
the precinct is at some risk of flooding.

The North West 1 precinct is one of the smaller precincts identified in the analysis however the precinct is under utilised
and has excellent arterial road accessibility and visibility. The precinct is also located at the junction of Henty Highway
giving it superior access to markets north and south of Hamilton. Based on consultation, the precinct has landowner /
developer partnership potential. The precinct may require some remediation work due to potential previous
contamination.

The South 1 precinct has a large quantum of land available for development and very good arterial road accessibility.
The precinct also has no land use conflicts which makes it ideal for more noxious or hazardous industries to locate in
Hamilton.

The South 2 precinct is very well connected to arterial roads and has considerable expansion potential given the
quantum of underutilised and vacant land. This precinct also does not have the same issues with residential land use
conflicts as the South 3 and particularly the South 4 precinct have. The South 2 precinct also has the added advantage
of being adjacent to water and natural gas infrastructure.

The South 3 precinct as with most other precincts in Hamilton, has excellent arterial road accessibility, however it also
has very good internal accessibility. As with other precincts in the southern industrial area, the South 3 precinct has a
large quantum of vacant or underutilised land that is available for more intensive development purposes and also
possesses a range of larger lot sizes. There are a total of 20 residences in the precinct however which could have the
potential to create some land use conflicts, particularly in the north of the precinct.

Whilst the South 4 Precinct has some more identifiable issues, it remains appropriate for further industrial development:

The South 4 precinct is suitable for further industrial development but does not score quite as highly as the other
southern industrial area precincts due to more pressing residential land use conflicts at the eastern edge of the precinct
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and slightly reduced accessibility to major arterial roads including Henty Highway and Port Fairy-Hamilton Road. The
northern part of the precinct also has some flooding risks from the Grange Burn to the north.

Those precincts which scored lowest, including the North West 2 and East 1 precinct have some more serious issues which
make further industrial expansion and development potentially less desirable. These issues are described below:

The North West 2 precinct has a number of issues which make it less desirable for further industrial development.
These include the presence of a primary school adjacent to industrial lots in the south-west corner and no available
land for expansion.

The East 1 precinct is also less suitable for further industrial development which has been reflected in the
recommendation of the Hamilton Structure Plan to rezone this precinct to Mixed Use. The precinct has a number of
issues including significant flood risk, little expansion and development partnering potential and numerous land use
conflicts.

KEY LOCATIONS FOR INDUSTRIAL GROWTH

The north western and southern industrial areas have different strengths and favour different types of development. The north
western industrial area is generally characterised by smaller lot patterns accommodating predominantly light industry uses
including niche manufacturing, wholesale farm and agricultural supplies and general warehousing and storage. The southern
industrial area is characterised by larger lot size typologies and tends to accommodate heavier and larger scale manufacturing,
transport and warehousing uses.

It is recognised that there is substantially more vacant and underutilised industrial land in the southern industrial area and that
the Hamilton Structure Plan Investment Attraction Strategy (IAS) identified the southern area as having more potential for the
development of an industrial estate for small and medium sized allotments.

It is generally desirable that the different roles and functions of the southern and north western industrial areas be encouraged
with smaller scale, light industrial uses encouraged in the north western area and larger scale, heavier industrial uses located in
the southern industrial area. That said, this strategy would not preclude smaller industries from locating in the southern precinct.

REGIONALLY SIGNIFICANT INDUSTRY

Heavy industry can play a strategic role in supporting a region’s economy. As a result, there is a case to provide suitable areas
to enable such industrial enterprises to establish in the region in a location that is separated from residential neighbourhoods
and other sensitive land uses. These locations also need good access to infrastructure, in particular major roads and potentially
rail and air and sea ports.

Heavy industrial activity can generate significant levels of noise and / or air pollution and should be located in appropriate zones
with buffering from sensitive land uses. The efficiency of buffer zones is a critical issue for heavy industrial activities. Careful
consideration needs to be given as to what uses are appropriate in buffer zones to ensure conflicts of use do not arise.

Land appropriate for these types of uses are considered to be primarily within the southern precincts. Larger scale industrial
businesses are already located here (e.g. Gaincorp, Southern Soils), which also provide less land use conflicts and the ability
for protection buffers, which other precincts (such as the east and north) currently lack. It is considered that land in the southern
precincts should be considered as having a regional catchment.

The IN2Z in the South 1 precinct already permits more noxious industry within the Southern Grampians Planning Scheme. It is
considered that the adjacent South 2 and South 3 precincts, whilst not permitting noxious industry, would be appropriate for
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other larger scale industry that cannot otherwise be catered for in smaller industrial precincts, and would provide a strong base
for further investment and development in Hamilton.

In this respect, it is recognised that larger employment precincts in the southern industrial area would compete regionally to
attract new industries and businesses. Whilst there will be some competition between precincts within Hamilton itself, of more
relevance to the planning process will be other comparable precincts in the broader region of western Victoria that are
comparable in size and attributes to available land in Hamilton.

From the assessment of comparable industrial lands within this Study, the most comparable precincts in this regard are the
Warrnambool Eastern Industrial Precinct (107ha), Ballarat West Employment Zone (623ha) and existing IN2Z land in Portland
(over 1,000ha of which around 65% is vacant). Of particular note:

Warrnambool Eastern Industrial Precinct is expected to be released in 2014 and is within proximity of the recently
upgraded intermodal freight terminal at Dennington which complements the planned Warncoort Crossing Loop which
will allow longer freight trains to operate between Warrnambool and the Port of Melbourne. It is anticipated that the
precinct could heavily target freight and logistics.

The Ballarat West Employment Zone is not only significant in size but has also received significant funding from both
RDV and Major Projects Victoria. Whilst it is recognised as a long term project, it does benefit from a strategic location
near to the Ballarat West Growth Area, the Ballarat Airport, rail infrastructure and the future Western Link Road. The
precinct is heavily targeting the manufacturing sector.

Portland already accommodates a considerable quantum of industry on IN2Z land (excess of 1,000ha), including the
Portland ALCOA Smelter and the Port of Portland operations. The IN2Z land in Portland could be considered a directly
competing location to Hamilton given its location to port and rail infrastructure.

Despite the competition, the opportunity exists to promote the southern industrial areas of Hamilton for new large industry
associated with the commodities that travel through the Port of Portland, or new emerging industries (e.g. new technologies and
lean manufacturing, research and development, diverse and value added agriculture). These industries are generally not
accommodated in traditional local industrial precincts due to the size and nature of their site requirements.

The provision of suitable land can be supported by other initiatives to facilitate demand for new industry. Investment attraction
strategies including marketing can encourage businesses to invest in a location. Strong partnerships between landowners and
all levels of government can also assist.

Furthermore, if cost savings in setting up business and industry in Hamilton can be demonstrated, together with a supportive
regulatory and planning environment, new business and industry can be encouraged to invest in Hamilton.

It should also be recognised that whilst it is important to determine the strategic direction of regionally significant sites, being too
prescriptive may inhibit the development of the land and economic growth in general. As was recently noted by the Productivity
Commission, industrial land uses across cities are far more varied than residential and commercial uses. Hence, there is far
greater variation required. This Study does not provide precise requirements in regards to, for instance, road frontage, lot depth
and other land use attributes. These elements are best determined by businesses.

Within the southern industrial area, the following precincts are generally the most appropriate for additional larger scale industry
development:
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South 1 Precinct

Given the quantum of vacant IN2Z land, the characteristics of the site, and the fact the site is in single ownership, the South 1
precinct presents an excellent opportunity for larger scale and more offensive or noxious industry. Such uses may include me at
processing facilities, heavy manufacturing, or water intensive industries given the proximity of recycled water at the Wannon
Water sewage treatment plant.

It is recognised that the precinct does lack some servicing provision and that there is a much larger quantum of available IN2Z
land located at Portland, however despite this, the South 1 precinct remains a good location for further industrial development.

It is understood that there has been interest shown by a regionally significant manufacturer in developing part of the South 1
precinct, with as much as 1ha of land potentially to be utilised. A development of this scale would generate significant full-time
employment and would create further employment through multiplier impacts to logistics, allied industry sectors and other
business services. It is understood that a single landowner controls all of the IN2Z land that makes up the South 1 precinct. A
key issue in the facilitation of this development will be the consent from the landowner to make part of the land available for
sale.

South 2 Precinct

Vacant land bordered by Beath Street to the west in the South 2 precinct is highly suitable for further industrial development
(27.7ha). This location has few encumbrances, is vacant and has excellent accessibility attributes.

Furthermore, this vacant component of the precinct has a number of consistently sized large vacant lots ranging from 2.4ha to
3.5ha per lot which are appropriate for larger scale industry investment and development. They are not under single ownership
and would require amalgamation should a larger footprint industry wish to locate in the precinct.

The South 2 precinct may also be appropriate for horticulture production which could potentially utilise excess water from the
Wannon Water sewage treatment facility to further production capacity within the South 2 precinct.

South 3 Precinct

The northernmost section of the South 3 precinct bordered by Lodge Road, Monivae Street, Officer Street and Portland Road
currently contains smaller lot size typologies, accommodating a number of small manufacturers and intermingled residential
uses. The scattered nature of residences in and around this area constrains the potential for larger scale industry including
more noxious industry development.

However, the southern portion of the South 3 precinct, particularly that area bounded by South Boundary Road and Henty
Highway and also the area bounded by South Boundary Road, Dunn Road and Lodge Road has a number of large lots
available for development (typically >1.5ha). This includes a large Council owned site on Hamilton-Port Fairy Road of 7.5ha.
The options for this Council owned site are outlined further in this report.

LOCAL SERVICE INDUSTRY

In addition to industrial land of regional significance, there is a need to provide sufficient land to accommodate demand from
local service industries. Industrial land in the north west and eastern precincts are likely to continue to provide for local urban
services and light industry.
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North West 3 Precinct

The North West 3 precinct has a number of good attributes which encourage further light industry development including its
excellent main and internal road accessibility, full range of utility services and no encumbrances.

In addition to the geographic and service qualities of this precinct, there are a number of strong local industries and businesses
which have the potential to expand and develop. Whilst expansion and further development of existing business and industry in
the precinct may not necessarily be substantial, there are agglomeration benefits with other businesses within the precinct.

Light industry that requires a smaller scale footprint, can be located in the North West 3 precinct. The existing industries and
businesses in the North West 3 precinct and lack of available vacant land in the eastern industrial area make it a logical location
for further light industry development. There are a limited number of vacant lots of a reasonable size to accommodate another
industrial lot subdivision.

South 4 Precinct

Should available land for development become scarce in the North West industrial area, there is potential to accommodate
some light industry and urban service development in the South 4 precinct.

The eastern edge of the South 4 precinct also abuts a row of residential uses which precludes more intensive industry from
locating in this component of the precinct. Light industry and urban services would be appropriate in this component of the
precinct given the quantum of vacant land and residential interface. The precinct is also not quite as accessible from main
roads as other precincts in the south and as such would be better suited to light industry and local urban services which do not
require as many heavy vehicle movements.

SUPPORTING EXISTING INDUSTRIES AND BUSINESSES

Apart from encouraging new industry into Hamilton and promoting diversity in industry and employment, which will create a
more robust, sustainable and resilient local economy, there remains a need to continue to support investment and growth in
existing industry and business.

The consultation process of this Study revealed that there were a number of local businesses and landowners who indicated
they could potentially expand and / or further invest in Hamilton.

Numerous stakeholders consulted indicated they would benefit from having a better understanding of the planning approvals
process (e.g. in areas like native vegetation protection and the requirements of the planning process).

Strong linkages between the economic development, strategic planning and the statutory planning functions of Council can help
deliver successful development outcomes that meet the requirements of developers, investors and businesses. There can be
benefit in utilising a ‘champion’ who works between industry and Council to assist in facilitating economic development and
industrial development outcomes. Such a role could include:

a) Identifying specific industry strategies and investment attraction strategies for manufacturing, freight / logistics, food
production, heavy industries, agricultural industries and smart industries;

b) Integrating economic values in land use planning and link industrial policies and economic strategies to spatial
planning;

c) Maintaining and planning a network of corridors including access to freight routes (road and rail) where appropriate;

d) Providing ‘on the ground’ knowledge / interface with market and industry;
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e) Providing development guidance and incentives;
f)  Providing an understanding of land use policies to encourage better utilisation industrial land;

g) Identifying opportunities for private sector industrial estate development and facilitate the development approval
process; and

h) Providing approvals information such as a pre assessment process.

It is understood that in late 2013 Council undertook steps in this direction by providing funding for a ‘Placemaker’ position that
would be charged with aspects of development facilitation, including working with existing and potential industrial landowners to
more efficiently deliver investment and business growth.

KEY STRATEGY CONSIDERATIONS

The context for industrial land development in the study area is that:

1. There is significant vacant industrial land supply in Hamilton, which is estimated to be sufficient to meet long term demand
based on available information;

2. There is reported interest from private sector participants to develop industrial properties in the future; and

3. Council owns a relatively large industrial land parcel in the south that could be used for industry including larger scale
industry should demand arise.

RECOMMENDED DIRECTIONS

The following directions are recommended for Council.

FACILITATE INVESTMENT OUTCOMES

Council should continue to seek to facilitate and optimise industrial development and investment that meets the urban planning
and economic development aspirations of the municipality as expressed in policy and strategy. This requires continuation of
current development assessment and facilitation practice and potentially building on this role.

In terms of private sector activity, it is understood that at least one landowner in the North West 1 Precinct seeks to progress a
development that may comprise lots that vary in size between 700sqm and 1,800sqm. Such a concept is consistent with the
findings of this research. It is also understood that the IN2Z parcel that forms the South 1 precinct has attracted interest from a
large regional manufacturer in recent times. Such proposals, and others like them, should be supported subject to meeting
development controls.

ENSURE ADEQUATE LAND SUPPLY

A key function of Council is to ensure adequate land supply is provided for industrial land use and development. This requires
monitoring land vacancy and take-up rates to ensure an adequate stock of serviced land is provided. At this time the data
suggests there is adequate supply in Hamilton. As land is taken up and becomes scarce over time prices will rise (all other
things being equal) and this will encourage land development and rezoning activity. Council should facilitate appropriate
expansion of land when this situation emerges. However, there is no case for such expansion at this time. The exception to
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this may be in the case of a significant investment opportunity that cannot be accommodated on existing land and thus a special
purpose rezoining could be considered.

FACILITATE DEVELOPMENT IN THE SOUTHERN PRECINCTS TO MEET MARKET DEMAND

There is a case to target some areas in the southern precincts for large lot regional industry development whilst also releasing
or encouraging land for smaller lot development (sub 0.5ha lots) given that is what the market is generally seeking to absorb.
Such an approach should seek to cluster smaller lots in consolidated areas and avoid using sites that have the best attribute s
for large regional industry — these being sites with buffer distances from sensitive uses and good access to regional
infrastructure (major road, gas and freight rail potential) and IN2 zoning.

ADDRESSING MARKET FAILURE

Council can potentially have an important role to play in meeting an industrial land development role in the situation of market
failure. Market failure can occur where there is an obstacle or disincentive to the private sector in meeting a desired planning
outcome. There is no evidence of there being a market failure in relation to provision of industrial lots in Hamilton, particularly
small lots. There is also no evidence of there being market failure for large lots. The issue of limited such development in
recent years is lack of demand at this time as opposed to there being an obstacle for the private sector in delivering land for
large lot activity.

This research has found there is strategic merit in having large industrial lot land available should a large scale business seek to
establish in the area. Private sector participants can have little incentive to perform the role of holding a large land asset for an
economic development objective and as such there is an opportunity for Council to perform this role.

COUNCIL LAND

COUNCIL LAND OPTIONS

Council owns a 7.5ha site on Hamilton-Port Fairy Road in South 3 Precinct. As noted above, this site could be used to facilitate
a regionally significant industry outcome. Such an industry would be the main attractor or anchor to the precinct, would
strengthen the precinct's role and function, and could encourage and attract further industry and business to the southern
industrial area. Given Council’'s ownership of the site, Council or state government funded enabling works could be considered
in order to facilitate and attract investment.

Should a small-lot subdivision option be pursued, a mixture of 0.5ha and 1.0ha lots may be suitable, however the configuration
of lots, infrastructure and services could be designed in such a way to ensure flexibility and potentially amalgamating sites into
larger lots.

For context, it is noted that the Land Supply and Demand Assessment conducted as part of the Hamilton Structure Plan
process indicated that historic take-up rates for industrial land in the town was around 2ha per annum. Hill PDA research as
part of this Study indicates that there has been take-up of around 1.9 lots per annum over this period.
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Council has a number of options in relation to its industrial land asset as follows:

1. Hold the undeveloped land for large lot users and monitor market conditions;

2. Place land on the market by expression of interest for large lot users (leading to disposal or leasing or joint venture

development);

3. Dispose of land and monitor market conditions;

4. Lease the land (long term) for use or development by the private sector; and

5. Undertake a speculative development of land for sale or lease.

A description of benefits and risks of the options is as follows.

Table 3 - Options for Council Land

Option

Benefit

Cost or Risk

1. Hold the undeveloped land for large
lot users and monitor market
conditions.

A passive approach.

Preserves land for a future economic
development opportunity.

Council foregoes potential income until
target demand arises.

2. Place land on the market by
expression of interest for large lot users
(leading to disposal or leasing or joint
venture development).

Takes a proactive approach to
stimulate interest in development whilst
retaining a focus on a larger lot
industrial outcome.

Can lead to sale of land, joint venture
development with a developer or lease
of land.

Some cost associated with undertaking
an expression of interest process with a
real estate firm.

No guarantee of take up by a developer
/ business.

3. Dispose of land and monitor market
conditions

Dispose of land at market value to any
purchaser.

Realises monetary value for Council.

Potentially eliminates land from stock of
larger lot development.

4. Lease the land (long term) for use or
development by the private sector

Offer the land for long term lease to a
land user which may or may not be a
large lot industrial user. If the land is to
be developed this could be a 30 year
lease or similar.

Generates income from the property
asset whilst retaining Council
ownership to ultimately accommodate a
large lot user in the longer term.

Some cost associated with undertaking
an expression of interest process with a
real estate firm.

May result in the land being taken out
of supply for large lot industrial use for
a long term period.

5. Undertake a speculative
development of land for sale or lease.

Production of lot(s) on a speculative
development basis for sale or lease to
industrial businesses.

Lots could be subdivided for leasing
whilst preserving the opportunity to
target a large lot businesses use.

High development cost and risk and no
guarantee of market take up.

Significant financial risk.
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COUNCIL LAND RECOMMENDATIONS

It is recommended that Council adopt a proactive approach to industrial investment facilitation in Hamilton.

Council could work to induce demand for business attraction and development by seeking to provide — directly or with partners
— serviced industrial lots that are ready for business investment. In doing so, it is important that Council ensures that it
maintains competitive neutrality with other property market participants and seeks to address market failures where possible.

As noted earlier in this report, most property demand and development interest is focused on the sub 2,000 sqm lot market and
Council could have a strategic role in meeting demand for businesses that seek larger lots, nominally over 2,000 sqm. In doing
so, Council would complement the market rather than directly compete with it.

Action 1: Subdivision Layout
= Prepare design concepts for Council land focusing on the larger lot industrial market, nominally 2,000 sqm and greater.

= Ensure that design concepts are flexible and enable assembly of lots to create larger lots. Ensure surrounding lots (non-
Council land) are considered in a holistic precinct framework.

= |dentify required service connections and engineering costs for the design at a preliminary level.

Action 2: Expression of Interest

= Commission a real estate broker to place land (pre-subdivision) on the market by expression of interest focusing on large
lot users.

= Utilise the design concept in the campaign.

Action 3: Review Options
= Assess interest and evaluate options following the expression of interest process.

= Council may elect to hold land, dispose of land for development by another party or seek to undertake development in
accordance with design concepts or interest. Other options may be proposed in the process.

Action 4: Conditional - Development
= This action is relevant if Council elects to develop the land (individually or with a partner),

= Development will require preparation of detailed subdivision and works plans and these may require amendment to initial
design concepts, subject to the findings of the expression of interest process.

= Prepare a business case for the development which should specify the purpose, objectives, costs, income estimates,
funding and financing sources, implementation process, risks and risk management.

= Council should seek to obtain State and Federal grant funding to support development that meets policy objectives.
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1.INTRODUCTION

1.1 PROJECT BRIEF AND BACKGROUND

Southern Grampians Shire Council engaged Hill PDA to undertake an Industrial Land Study that includes a
critical assessment of existing and future industrial precincts within Hamilton, whilst also assessing the market
need for industrial land in the Shire from research and through consultation with existing property owners and key
stakeholders.

The Industrial Land Study comes in the context of needs identified in two = - B
key strategic documents being the Southern Grampians Shire Economic
Development Strategy (EDS) (2011) and the Great South Coast Strategic
Plan (2010). The EDS nominated the need to determine the quantum and
facilitation of serviced land as a key action. By comparison, the Strategic
Plan identified a clear need to specifically promote manufacturing activity
within the region by identifying employment land requirements for various
population growth scenarios.

A significant amount of work regarding industrial land has already been
completed since the above strategic studies, as part of the development of
the Hamilton Structure Plan (2011). The Structure Plan forecast demand
for 44ha of industrial land by 2031, however given there was an estimated 200ha of vacant land already available,
there is sufficient supply to meet demand. Ongoing subdivision and infrastructure works to create small
allotments suitable for the market is occurring.

The aim of the Industrial Land Study is to understand the characteristics of the existing supply of industrial land
within Hamilton and assess this against projected land demand in the Structure Plan.

In doing so, determining market or supply led demand is the adopted methodology. Market or supply led demand
is based on the premise that locational decisions by some firms, in particular for large industry, are often based on
a range of factors compared across a greater geographical area. These considerations can include local market
attributes (e.g. land values, rents and construction costs), individual site characteristics (e.g. site configuration and
accessibility), labour force characteristics, perceptions regarding potential government support or otherwise, the
level of existing developer activity, and so on. This is largely because these firms are less dependent on being
located close to a particular market or city. As a result, Hill PDA’s approach also considers examining the market
for industrial land in the Shire in comparison to other regional areas that the Shire would compete with in
attracting new or expanded industry.

In order to justify the need for industrial lands and the prioritisation of particular locations for future growth, Hill
PDA has also developed a criterion of assessment to compare existing precincts in Hamilton. The assessment
considers: access to main roads / transport, ability to expand, agglomeration of industry, occupied versus vacant
land, ability of precincts to meet large lot requirements.
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As part of the assessment Hill PDA also consulted with existing landowners and businesses to understand:
The performance of existing precincts and their opportunities and constraints;
Business development challenges and business confidence;
Service infrastructure required to attract additional industrial development;
Potential for existing businesses to expand and / or require additional land; and

Potential for existing businesses or landowners to partner with Council if opportunities arose.

The aim is to provide the Shire with an understanding of how existing industrial land and industries are performing
and the evidence to support any expansion to existing precincts or identification of additional lands, including
priority key sites. Incentives needed to instigate property development are also considered.

1.2 STUDY AREA

Hamilton is not only a major regional service centre but also contains all industrial land in the Shire apart from
small pockets of IN3Z land in Dunkeld and IN1Z in Coleraine. The development of industrial land in Hamilton has
traditionally depended on the expansion of its key base industries, particularly primary production. Industries
which tend to utilise industrial land for operations, and which are prevalent in the Shire include manufacturing,
construction, electricity, gas and waste water services, wholesale trade and transport, postal and warehousing.
Together these industries account for around 40% of all Southern Grampian Shire resident employment.

There are three main locations for industrial land in Hamilton which are the subject of this Study. They are:

1. The southern industrial area around South Boundary Road which predominantly comprises larger lots
catering to larger industry uses such as grain and fertiliser manufacturing and storage and the
regionally significant Hamilton Saleyards.

2. The north-western industrial area around Coleraine Road which typically comprises local urban
services, building supplies, smaller manufacturers and agricultural and rural supplies.

3. The eastern industrial area between Fenton Street and the Grange Burn. Since this project was
commenced in March 2013 the eastern industrial area has been rezoned to Commercial 1 following
Southern Grampians Planning Scheme Amendment C25.5 The analysis relating to this component of
land has been retained given it still includes a number of industrial land uses.

In addition to the three areas of industrial zoned land, there is a pocket of land on Mount Baimbridge Road which
is Special Use Zone. This site formerly accommodated Kitset Kitchens and at August 2014 is available for
another use. It is understood that several approaches have been made for the site since Kitset Kitchens closed in
November 2013.

5 Approved by DTPLI following delegation of the Minster's powers on August 1 2013.
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Figure 2 - Hamilton Industrial Areas and Precincts
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It is also recognised that Council has previously participated in the industrial land market having completed a
small 11 lot subdivision on Peck Street in the north-west industrial area (North West 3 precinct). Peck Street was
originally Council owned before an extension occurred between 2006 and 2011. As of June 2013, all 11 blocks in
the subdivision have been sold, indicating that there is demand for fully serviced lots in the township. Blocks as
part of the subdivision tend to be in the range of 2,000sqm.

Council also owns a 7.5ha vacant lot in the southern industrial area (South 3 precinct), the potential of which is
examined as part of this Industrial Land Study. Other industrial zoned land owned by Council includes the
Hamilton Saleyards (located in the South 3 precinct).

1.3 BACKGROUND DOCUMENTATION AND CONSULTATION

The following documents were reviewed as background to the Study:
= Hamilton Structure Plan (2011);
= Hamilton Structure Plan Background Report (2011);
= Hamilton Structure Plan: Draft Land Supply and Demand Assessment (2011);
= Hamilton Structure Plan: Draft Investment Attraction Strategy (2011);

= Hamilton Livestock Exchange Master Plan (2010);
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Southern Grampians Shire Economic Development Strategy (2011);
Southern Grampians Shire Economic Development Strategy: Background Report (2011);
Southern Grampians Shire Council Plan 2009-2013 (2009);
Southern Grampians Shire Retail Development Strategy (2011);
Southern Grampians Shire Council Planning Scheme Review 2010 (2010); and
Great South Coast Regional Strategic Plan (no published date).
To inform this Study, consultation was undertaken in Hamilton with existing landowners and businesses. In total,

16 land and business owners were consulted from 4-5 June, 2013. The outcomes and key themes from the
process of this consultation is provided throughout this Study and is noted where necessary.

Government agencies, industrial land developers and local and regional industrial agents were also consulted
during the process of this Study. These stakeholders included:

Department of Business and Industry

AusIndustry;

Places Victoria;

Australand;

MAB Corporation;

Mirvac;

REST / Super Investment Management Pty Ltd;

CBRE Real Estate Agents;

Colliers Real Estate Agents;

Kerr & Co Town and Country Real Estate;

Wilson Real Estate; and

Herbert Real Estate.
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2. REGIONAL AND LOCAL CONTEXT

The purpose of this chapter is to understand the role, function and characteristics of Hamilton and its industrial
land at a local and regional level. This includes an analysis of connections to other regional centres, significant
local industry and businesses located within the town, key industrial areas and service and infrastructure
characteristics.

2.1 LOCATION

Southern Grampians Shire is situated in western Victoria, approximately 300km to the west of Melbourne CBD,
100km to the north of Warrnambool, 130km to the south of Horsham and 150km to the east of Mount Gambier.
Hamilton is the largest town in the Shire and is the retail, commercial, entertainment, community and
administrative service centre for the municipality and a much wider regional catchment. Hamilton is also the
primary location for industrial land in the Shire.

Figurg 3 - Southern Grampians Shire Regional Context
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Hamilton is located at the confluence of a number of major roads including the Glenelg Highway (to Ballarat and
through to Mount Gambier in South Australia), Henty Highway (to Portland and Horsham) and the Hamilton
Highway (to Warrnambool). The town is also serviced by a freight rail line which connects to Portland,
Warrnambool, Ararat and Geelong and an airport, from which daily flights to Melbourne are available.
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2.2 LOCAL EcCoNOMIC CONTEXT

Southern Grampians Shire has experienced a modest decline in population over the past 10 years with the
Estimated Resident Population (ERP) decreasing from approximately 17,130 persons at 2001 to 16,510 persons
at 2011. That said, the Shire is anticipating population growth (based on 2012 Victoria in Future Projections) and
analysis of ABS Census data indicates employment in the Shire has risen over the past decade.

As outlined in the Southern Grampians Shire Economic Development Strategy, Hamilton and the broader Shire
has a strong local economy which is underpinned by the following economic strengths$:

An agricultural sector worth around $200m per year at almost twice the profit per hectare of the State
average;

A state-of-the-art mineral sands processing plant producing 375,000 tonnes of rutile and zinc for export
each year;

A daily, scheduled air service to Melbourne and Adelaide;
The Grampians National Park which is a considerable tourist attractor;
Over 34,000ha of timber ready for harvest;

Major wind farm developments, including the biggest in the Southern Hemisphere on the southern
boundary of the Shire;

A successful and thriving livestock exchange (Hamilton Saleyards); and
High quality education, recreation and health facilities and services.

The Saleyards in particular is an important strength for Hamilton and the Shire more broadly. The livestock
exchange that operates as part of the facility has 7 stock agencies employing 59 staff members directly. In
2010/11 the annual throughput of sheep and cattle was the 3 and 10t largest in the State respectively.” Council
staff manage the day to day running of the facility.

Traditionally, Southern Grampians Shire has been characterised by agricultural industries such as sheep and beef
cattle production and more recently timber harvesting. Despite a significant decline since 2001, the major industry
of employment of Shire residents remains agriculture, forestry and fishing.

An analysis of ABS business count data for the Hamilton township and broader Shire over the period 2009 to
2011 highlights the following:8
Almost half of all businesses are categorised as being within the agriculture, forestry and fishing industry;
Approximately 74% of all businesses employ less than 5 persons;
21% of businesses have between 5 and 19 employees and just 5% employ 20 or more persons;

There was negligible change in the number of businesses between 2009 (1,002 businesses) and 2011
(1,004 businesses);

6 Southern Grampians Shire Economic Development Strategy, Geografia and Tim Nott (2011)
" Master Plan for the Hamilton Regional Livestock Exchange, Kattle Gear Australia (2010)
8 Counts of Australian Businesses Publication 8165.0, Australian Bureau of Statistics (2012)
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There has been some business losses in Hamilton over the period 2009 to 2011, particularly in
construction (-14 businesses), property and business services (-7), electricity, gas and water supply (-6),
agriculture, forestry and fishing (-5) and manufacturing (-4); and

There has been significant growth in the number of finance and insurance businesses in Hamilton (+29
businesses). Other industries which have experienced business growth over the period 2009 to 2011 in
Hamilton include education (+8) and wholesale trade (+7) and personal and other services (+6).

Prominent businesses operating from industrial land in Hamilton include:

Walkers Mitre 10 Donohue’s Leisure Australian Bluegum
Walkers Engineering Landmark Plantations
Envireco Elders Kempe Engineering
Moose Engineering South West TAFE Mackkon Homes
Hamilton Farm Supplies Cobb and Co Furniture Scott Petroleum
CRT CITS Driver Training and Southem Soils
Kalari Transport Testing Graincorp
Ryans CBT Safety and Workwear Hamilton Saleyards
Hamilton Steel Livestock Logic

Grampians Techwool

Caltex Service Station Trotter's Coaches

Employment changes in the Shire suggest growth in the economy. The Shire had about 420 additional workers in
2011 compared to 2001. Growth has primarily occurred in health care and social assistance, accommodation and
food services and public administration and training.

Employment in industries that typically locate on industrial land - including construction, manufacturing, electricity,
water and waste services and wholesale trade - have shown mixed trends with construction growing and other
sectors being steady or marginally declining from 2001 to 2011.

Consultation undertaken with industrial landowners indicated that the general economic climate was relatively
subdued in Hamilton. A number of stakeholders indicated that other regional centres such as Warrnambool have
been strong competitors for investment over the preceding 30 years or so.

It should be noted however that almost all of those consulted, had a strong affinity with the town and were
determined to continue to invest in it. Many indicated that they were confident the economic climate would
improve and they intended to continue to invest in their Hamilton businesses.
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Table 4 - Southern Grampians Shire Business Counts (2009-2011)

Southern Grampians Industrial Lands Study

Industry Hamilton Southern Grampians Remainder Total Southern Grampians Shire

2009 2010 2011 Change 2009 2010 2011 Change 2009 2010 2011 Change
Agriculture, forestry and fishing 241 244 236 -5 816 818 806 -10 1,057 1,062 1,042 -15
Mining 3 3 0 -3 3 3 0 -3 6 6 0 -6
Manufacturing 45 33 41 -4 12 9 12 0 57 42 53 -4
Electricity, gas and water supply 6 3 0 -6 0 0 0 0 6 3 0 -6
Construction 179 167 165 -14 58 62 61 3 237 229 226 -11
Wholesale trade 34 46 41 7 17 25 18 1 51 71 59 8
Retail trade 90 100 87 -3 28 34 27 -1 118 134 114 -4
Accommodation, cafes and 51 52 47 4 18 2 25 7 69 78 72 3
restaurants
Transport and storage 60 53 59 -1 32 35 39 7 92 88 98 6
Communication services 3 0 3 0 0 3 0 0 3 3 3 0
Finance and insurance 49 54 70 21 10 15 18 8 59 69 88 29
Property and business services 74 73 67 -7 37 33 42 5 111 106 109 -2
Education 46 55 54 8 31 23 26 -5 77 78 80 3
Health and community services 16 22 17 1 10 12 20 10 26 34 37 1"
Cultural and recreational services Na 3 3 3 Na 0 0 0 0 3 3 3
Personal and other services 6 15 12 6 3 3 3 0 9 18 15 6
Total businesses 1,002 1,029 1,004 2 1,118 1,126 1,130 12 2,120 2,155 2,134 14

Source: ABS Counts of Australian Businesses Publication 8165.0 (2012)

Na: Not available
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2.3 SERVICING AND INFRASTRUCTURE

2.3.1 ESSENTIAL SERVICES

Industrial lands in Hamilton are serviced by a range of basic infrastructure including sewerage, potable water,
electricity and gas in some instances. Overall, servicing is superior in the north-west and eastern industrial areas,
however the southern industrial area is also largely serviced by sewerage, power, potable water (refer to the
following figure) and it is understood that there is a high gauge gas main at the southern part of the South 1
precinct.

Figure 4 - Southern Industrial Area Servicing Provision
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Source: Hamilton Structure Plan: Saleyards Industrial Precinct (2011)
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In addition to the services identified, a freight rail line runs adjacent to, and through the eastern and southern
industrial areas and the Hamilton airport operates daily flights to Melbourne. Some manufacturers have utilised
the airport to distribute products to Melbourne.

2.3.2 HENTY HIGHWAY

The Henty Highway (A200) is a key transport corridor which connects Portland to Hamilton and Horsham and
beyond to Warracknabeal and Mildura in the far north. The Henty Highway north of Heywood is a key route
servicing the major grain supplies and mineral sand deposits in the Western District, Wimmera and Mallee regions
of western and north-western Victoria. Its strengths include®:

Approved B-double route;
Provides key connection between grain district and mineral sands supplies and the Port of Portland; and

Direct north-south connection across western Victoria extending to the Murray-Darling Basin in the north.

2.3.3 GLENELG HIGHWAY

The Glenelg Highway (B160) is a major east-west road between Ballarat and Mount Gambier. The B160 crosses
the Henty Highway at Hamilton and several other north-south secondary freight routes. Whilst the Glenelg
Highway does not directly link with the Port of Portland, it provides an important route for freight using the region
and connects to other freight routes which provide more direct links to the Port. Strengths include!®;

Approved B-double route;
Provides connection between timber industries, mineral sand and grain districts;

Provides a major freight route for timber from the Green Triangle Region and commercial freight bound
between Melbourne and Mount Gambier; and

It will continue to provide key route for timber and timber by-products such as pulp and woodchip and
grain freight.

2.3.4 ROAD FREIGHT TRANSPORT

Approved routes for B-Double and higher mass limit trucks currently run through parts of the Hamilton CBD,
including along Lonsdale Street / Glenelg Highway and Cox Street (refer to the following figure).

9 Port of Portland Strategic Plan (2009)
10 Port of Portland Strategic Plan (2009)
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Figure 5 - Existing B-Double and Higher Mass Limit Truck Routes in Hamilton
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With heavy vehicle freight movements increasing by more than 50% since 1980"" there has been a need to
investigate alternative routes for heavy vehicle movements in Hamilton to reduce this type of traffic in the CBD.
As part of the Hamilton Structure Plan process, alternative routes were identified. As can be seen in the following
figure, heavy vehicle movements could potentially bypass the CBD utilising either Fairburns Road or West
Boundary Road to the west of the CBD and then Mount Napier Road to the east. It is understood that VicRoads
do not have timing for when this assessment of potential alternative routes will be completed.

The Structure Plan recommended, amongst other things, to rezone the eastern industrial area. In order to
implement the suite of recommendations provided in the Structure Plan, an Amendment process was undertaken
(Amendment C25). The land has been rezoned to Business 2 Zone which is now called Commercial 1 (C12)
under reforms to commercial zones in Victoria. Council’s rationale for seeking this change is identified in the
Amendment Panel Report, including the recognition that “These industrial areas either include a significant mix of
dwellings (ie Fenton Street south of the railway) or are located relatively close to dwellings. The B2Z allows for
office uses as-of-right, existing industries to continue to operate or to extend subject to the grant of a planning
permit, and allows a planning permit to be granted for residential uses. This allows potential conflicts between the
industrial and residential uses to be better managed by Council and is therefore considered an appropriate use of
the Zone.”?

1 Hamilton Structure Plan: Draft Intermodal Freight Transport Assessment for Hamilton, Cardno Grogan Richards (2010)
12 Southern Grampians Planning Scheme Amendment C25: Report of the Panel, Planning Panels Victoria (2012)
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Figure 6 - Hamilton Structure Plan: Access and Movement (2011)
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2.3.5 POTENTIAL INTERMODAL FREIGHT TERMINAL

An intermodal freight terminal (IFT) assessment' was also prepared as part of the Structure Plan process.
Potential suitable locations for the IFT were identified having regard to infrastructure requirements and land
ownership parcels. A parcel of land owned by Wannon Water just south of the southern industrial area that sits
on the rail line was identified as the preferred location (refer to the following figure).

13 Hamilton Structure Plan: Proposed Intermodal Freight Transport Assessment for Hamilton, Cardno Grogan Richards (2010)
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Figure 7 - Potential Hamilton Intermodal Freight Terminal Location
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Consultation with potential tenants of the IFT was undertaken as part of this assessment. The assessment found
that regional operators may be interested in operating an IFT at Hamilton. At July 2014 it is understood that there
has been expressed interest by several large logistics firms for an IFT in Hamilton. The reactivation of the railway
yards in the short term could potentially be linked to an IFT development in the future.

2.4 IMPLICATIONS

A summary of the above information is as follows:
= Hamilton is located at the confluence of a number of major roads, a freight rail line and an airport;

= The town is the hub of industrial activity in the Shire and provides local service industry needs and broader
industrial functions associated with agriculture, mining and forestry activities. Transport is a significant
activity associated with regional industry sectors.

= Other key assets include the Saleyards and the town has a number of major businesses. An intermodal
freight terminal (IFT) has been proposed for the town.

= Industrial lands in Hamilton are serviced by a range of infrastructure including sewerage, potable water,
electricity and gas in some instances.

Ref: M13030 Page 37118 Hill PDA



PLANNING AND POLICY
CONSIDERATIONS




Southern Grampians Industrial Lands Study

3. PLANNING POLICY CONSIDERATIONS

This chapter reviews state and local planning guidelines that influence industrial land use and development in
Southern Grampians Shire. The chapter summarises the various objectives of state and local planning policies
and highlights matters which need to be considered when determining development or divestment of industrial
land within the Shire.

3.1 VICTORIAN STATE PLANNING PoOLICY FRAMEWORK

3.1.1 PLANNING ZONE REFORM

The Victorian Government is currently in the process of preparing a new vision for Victoria. This has involved the
delivery of a new metropolitan planning strategy and preparation of regional growth plans, which are designed to
build on the strengths of the city and regions, whilst simultaneously providing long-term plans for the state. A
strong emphasis is being placed on strengthening the linkages between Melbourne and Regional Victoria.

As part of this reform, changes have been made to Victoria's planning zones. What were formerly Business 1, 2
and 5 zones have been amalgamated to form a new Commercial 1 Zone (C1Z). There are now no floorspace cap
restrictions for any permissable uses within the C1Z and no permit requirements for accommodation uses subject
to the satisfaction of a 2 metre frontage condition.

The former Business 3 and 4 zones have been amalgamated to form a new Commercial 2 Zone (C2Z). Maximum
floorspace restrictions for office space have been removed and small scale supermarkets (<1,800sqm) and
associated shops (<500sqm) are permissible without the need for a permit within Melbourne’s Urban Growth
Boundary. This does not apply in Regional Victoria. Regional Victoria’s councils can specify a maximum leasable
floor area for office in a schedule to the zone.

The C2Z allows for industry use without a permit so long as it does not impact on sensitive uses (applied through
the application of a 30 metre buffer zone). Accommodation is a prohibited use.

3.1.2 STATE POLICY PLANNING FRAMEWORK

There is a long standing recognition of the importance of industrial land as an economic asset for the state. This
importance is addressed in the State Policy Planning Framework (SPPF) (Clause 17.02) which states that:
“planning is to contribute to the economic well-being of communities and the State as a whole of supporting and
fostering economic growth and development by providing land, facilitating decisions, and resolving land use
conflicts, so that each district may build on its strengths and achieve its economic potential”.

The SPPF contains strategic issues of State importance that must be considered when decisions regarding
industrial land planning are made. Of particular relevance:

Land for industrial development must have good access for employees, freight, road transport availability
and appropriate buffer zones between proposed industrial land and sensitive land uses;

Facilitation of sustainable development and research activity by locating industrial activities with
substantial threshold distances to be located in the core of industrial areas;
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Encouragement of similar industries to locate within the same area to reduce inter-industry conflict;

The placement of manufacturing and storage industries who generate significant volumes of freight to
locate close to air, rail and road freight terminal;

Maintaining adequate buffer distances from sensitive/incompatible sites in order to protect state
significant industrial land;

Storage or disposal of environmentally hazardous materials must not be located on flood plains, or if
approved, must have sufficient design and management that prevents exposure during floods;

Encouragement given to the expansion and development of logistics and communication infrastructure
and the development of business clusters; and

Compulsory submission of integrated transport plans are to be prepared for all new industrial
developments.

3.2 REGIONAL PLANNING PoLICY FRAMEWORK

Great South Coast Regional Strategic Plan (2010)

The Great South Coast Regional Strategic Plan (2010) addresses the challenges and opportunities pertaining to
economic development, connectivity, environment, health and wellbeing, land use and liveability in the Great
South Coast Region. The Region includes the municipalities of Glenelg, Moyne, Warrnambool, Corangamite,
Colac Otway and Southern Grampians. The implementation of the Plan aims to support economic development
that is essential to jobs growth across the Region.

Of relevance to this study, the Plan states that across the Region, approximately 11% of the total workforce is
employed by the manufacturing industry. The strongest manufacturing industries include:

Food processing - supports the primary agricultural sector in the Region with milk and meat processing
being the dominant food processing sectors. Major companies active in the Great South Coast Region
include Fonterra, Bulla Dairy Foods, National Foods, Murray Goulburn and The Warrnambool Cheese
and Butter Factory;

Aluminium production — ALCOA, Victoria’s largest exporter of aluminium, is produced in Portland and is
exported to Asian markets;

Mineral sands — minerals outside of the Great South Coast Region are transported to the lluka plant near
Hamilton (located approximately 2.5km further south-west of the southern industrial area) and once
processed are then transported to Portland for export; and

New and renewable energy construction — the Plan indicates there is an opportunity for growth in the

renewable energy sector.

The Plan indicates that one of the main issues associated with the above industries is the lack of zoned
employment lands (industrial and commercial) for future potential industry needs. This statement does not apply
specifically to Southern Grampians Shire.
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Draft Great South Coast Regional Growth Plan (2013)

The Draft Great South Coast Regional Growth Plan (2013) identifies approaches to land use planning in the Great
South Coast Region. The Draft Plan outlines anticipated key growth industries for the Region, including dairy,
forestry, mineral sands, energy and tourism. Of particular relevance to Hamilton, the Draft Plan indicates:

Hamilton should consolidate industrial uses within two key areas to the north-west and the south-west
with longer term development south-west along the Henty Highway given the quantum of available land in
this area;

Hamilton’s location should be utilised to supply zoned industrial land to develop freight and related
service industries supporting key north-south and east-west transport corridors and infrastructure given its
strategic location at the junction of a number major roads; and

Development in south-west Hamilton should not impede the operation of the Hamilton Saleyards given it
is a strategic strength of the local and regional economy.

3.3 LOCAL PLANNING PoLIcY FRAMEWORK

3.3.1 MUNICIPAL STRATEGIC STATEMENT

Economic Development (Clause 21.07)

As outlined in Clause 21.07 of the Southern Grampians Planning Scheme, Hamilton “has a strong industrial base
centred on processing and value adding of agricultural produce and has local strengths in manufacturing including
tool cutting and joinery...The Shire is also a base for processing mineral sands, with the lluka plant 5 kilometres
south west of Hamilton on the railway line enabling transport by rail or road to the Port of Portland” 1

Whilst Dunkeld and Coleraine have some industrial zoned land, the vast majority is concentrated within Hamilton.
There are a number of key issues concerning industrial uses within the Shire including the need to generate
employment opportunities, providing suitable infrastructure and sites for industry, protecting residential amenity
and supporting the continued development of manufacturing in Hamilton. 13

As such, Clause 21.07 provides a number of strategies aimed at strengthening Hamilton’s capacity to compete on
a regional scale and capturing local / regional economic opportunities, including: 6

Support value adding to local primary products through processing, distribution, research and marketing,
particularly in sheep/wool, beef, horticulture and timber industries;

Develop a major industrial enterprise area focussed on the processing of locally and regionally grown
products;

Encourage industrial land uses to locate within industrial zones rather than other zones;

14 Southern Grampians Planning Scheme: Clause 21.07 Economic Development, Southern Grampians Shire (2013)
15 |bid
16 |bid
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Encourage complementary industries to be located adjacent to one another where possible to provide
efficient use of infrastructure and co-ordination of activities; and

Support the development of industrial uses at the Hamilton Airport where such uses complement the use
of the airfield.

The Planning Scheme also aims to preserve the Industrial 2 Zoned land for noxious or offensive industry and
other industries that are not able to locate in other zones.

In addition, a key objective of the Clause is to “encourage industrial uses which can take advantage of proximity to
the road and rail infrastructure and access to the sewerage treatment works, water and natural gas”."

In order to achieve this objective, a number of strategies are outlined in the Clause including: '8

Support the development of a high quality industrial estate south west of Hamilton in accordance with an
agreed concept plan;

Support the siting and design of industrial development that maximises full and efficient use of
infrastructure (roads, rail, water, gas, power and sewerage);

Support co-location of complementary industries to provide for efficient use of infrastructure and
coordination of activities; and

Support the development of industrial uses at the Hamilton Airport where such uses complement the use
of the airfield.

Transport (Clause 21.08)

Clause 21.08 of the LPPF discusses potential industry growth at the existing Hamilton Airport along with potential
for an alternate heavy vehicle route through Hamilton to alleviate heavy traffic on important central township
streets and a rail and intermodal freight terminal to leverage off existing (the Hamilton Livestock Exchange) and
potential demand (grain production, mineral sands shipments, wind farm construction and future timber
harvesting).
Clause 21.08 seeks to take advantage of the opportunities provided by Hamilton Airport by:
Supporting the development of business and industrial uses at Hamilton Airport that:

o Complement the use of the airport;

o Are related to the aircraft industry; and

o Can capitalise on a location in the vicinity of the airport.
With regard to the potential for an alternate heavy vehicle route, Clause 21.08 recognises the need to:1

Investigate and determine a phased plan to develop an alternate heavy vehicle route;

Investigate usage of traffic calming devices to discourage heavy vehicle traffic from using the central
business district as a ‘through’ route;

17 |bid

18 |bid

19 Southern Grampians Planning Scheme: Clause 21.08 Transport
, Southern Grampians Shire (2013)
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Support the development of business and industrial uses on the periphery of Hamilton that capitalise on
key locations along existing approved b-double and heavy vehicle transit routes;

Support removal of heavy vehicle traffic from the central business district to improve pedestrian safety
and amenity in the city centre, leading to increased foot traffic and investment and redevelopment of
space in the central business district; and

Support efficient heavy vehicle traffic movement to key destination nodes such as the Hamilton Livestock
Exchange, Graincorp and lluka Mineral Sands Processing Plant.

Given the strategic location of Hamilton at the junction of important north-south freight traffic and demand
generated from within the township from existing and growing industry it is essential that freight transport is
supported and encouraged through the delivery of a rail and intermodal freight terminal. In order to achieve the
objective of servicing the transport needs of a range of industry sectors, Clause 21.08 provides for a range of
strategies, including:

Support the upgrade of existing facilities at the Hamilton Railway Station to generate interest and supply
demand for containerised freight services;

Investigate the development potential for an intermodal transport hub adjacent to the railway siding and
industrial land south-west of Hamilton; and

Liaise with regional trucking firms to promote opportunities for servicing the Southern Grampians.

3.3.2 STRATEGIC DIRECTION

Southern Grampians Economic Development Strategy (2011-2021)

The Southern Grampians Economic Development Strategy (EDS) (2011-2021) is used as a blueprint for the
Shire’s economic development. As the following figure from the EDS indicates, the local Hamilton economy is
driven by a combination of higher order services, manufacturing and transport.
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Figure 8 - Hamilton Economic Development Drivers
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The EDS nominates four main methods for stimulating the economic development drivers identified above. These
are to:

= Improve connectivity to other locations (e.g. via telecommunications and rail networks);

= Improve liveability attributes that attract new enterprise and household investment;

= Invest in basic infrastructure and improve existing business capacity (e.g. provide industrial land); and

= Improve governance to support and encourage economic growth and diversification (e.g. business

capacity building).

The EDS outlined numerous economic development and retail initiatives to be completed over the coming decade
including the identification of the need to: “release and promote to external businesses the availability of additional
serviced industrial land.”® The rationale for this recommendation came in the context of relatively consistent take-
up for the Peck Street serviced industrial lot development.

The EDS Background?' report also recognised that:

= Despite being on a north-south transport route, the transport sector is a lagging industry;

= Careful planning of suitable industrial land may assist in the development of a transport hub to service a
range of other industry sectors, including timber, agriculture and mining; and

= Additional benefits would accrue from ensuring this hub is located adjacent to the railway siding to the
southwest of Hamilton so that it can be developed into an inter-modal hub over time.

2 Southern Grampians Shire Economic Development Strategy (2011)
21 |bid
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Hamilton Structure Plan (2011)

Whilst the EDS was a Shire wide strategy, the Hamilton Structure Plan (2011) identified that the key prospects for
industrial development in Hamilton itself are likely to rely on:

The continuing needs of the farm sector, timber producers and mining sector for services and equipment;
Opportunities to add value to local farm produce;
Continuing success of local firms in regional and national markets; and

Opportunities to provide transport services for the local and regional market.

Of additional relevance to this Study, the Structure Plan also indicates that:
Transport costs are a key disadvantage for local producers;

The proposal for Timbercorp to develop its headquarters to the south-west of town may have potentially
indicated that Hamilton will be a key location for the Green Triangle timber industry, however this
proposal did not eventuate;

The mining sector is less likely to expand due to the mineral sands resource being explored as a 10-15
year run;

The lluka mineral sands process plant may continue to develop beyond its initial 10-15 year life;
Hamilton Airport is likely to expand which will generate demand for airport-related industries; and
It is expected that small industrial trades-related business are likely to remain steady.
As part of the preparation of the Structure Plan, a Land Supply and Demand Assessment was undertaken for

residential, low density residential and industrial land. The analysis of industrial land in particular (utilising data
from a 2008 Parsons Brinckerhoff study) found:

There was a steady requirement for relatively small allotments to suit trade related activities;

More occasional demand for larger lots with highway frontage for industrial trades related sales activity;
and

Less frequent demand for larger allotments to suit the needs of significant manufacturing and transport
related firms.

3.3.3 LAND USE ZONING

Industrial land within Hamilton is predominantly made up of IN1Z land, with some IN2Z land also located in the
southern industrial area. Under the Southern Grampians Planning Scheme the purpose of the IN1Z zone is to
“provide for manufacturing industry, the storage and distribution of goods and associated uses in a manner which
does not affect the safety and amenity of local communities.”?

22 Southern Grampians Planning Scheme, Southern Grampians Shire (2013)
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The purpose of IN2Z land is also to support manufacturing, storage and distribution of goods and associated uses

but is also intended to:

“Promote manufacturing industries and storage facilities that require a substantial threshold distance

within the core of the zone; and

Keep the core of the zone free of uses which are suitable for location elsewhere so as to be available for
manufacturing industries and storage facilities that require a substantial threshold distance as the need

for these arises.”?

Table 5 - Industrial Zone 1 Permissible ad Prohibited Uses

Section 1: Permit not required

Section 2: Permit required

Section 3: Prohibited

Crop raising;

Extensive animal
husbandry

Home occupation

Industry ~ (other  than
materials recycling)
Informal outdoor recreation
Mail centre

Minor utility installation
Railway

Service station

Shipping container storage
Tramway

Warehouse (other than Mail
centre  and  Shipping
container storage)

Adult sex bookshop

Agriculture (other than Apiculture, Crop
raising, extensive animal husbandry and
intensive animal husbandry)

Caretaker’s house

Convenience shop

Education centre

Leisure and recreation (other than informal
outdoor recreation)

Materials recycling

Office

Place of assembly (other than Carnival and
Circus)

Restricted retail premises

Retail premises (other than Shop)

Transfer station

Utility installation (other than minor utility
installation and telecommunications facility)

Accommodation (other than
Caretaker’s house)

Cinemas based
entertainment facility
Hospital

Intensive animal husbandry
Shop (other than adult sex
bookshop, convenience shop
and restricted retail
premises)

Source: Southern Grampians Shire Planning Scheme (2013)

Table 6 - Industrial Zone 2 Permissible and Prohibited Uses

Section 1: Permit not required

Section 2: Permit required

Section 3: Prohibited

Crop raising;

Extensive animal
husbandry

Home occupation

Informal outdoor recreation
Minor utility installation
Railway

Service station

Tramway

Adult sex bookshop

Agriculture (other than Apiculture, Crop
raising, extensive animal husbandry and
intensive animal husbandry)

Caretaker's house

Convenience shop

Education centre

Equestrian supplies

Industry

Leisure and recreation (other than informal
outdoor recreation)

Office

Party supplies

Retail premises (other than Shop)

Utility installation (other than minor utility
installation and telecommunications facility)

Accommodation (other than
caretaker’s house)

Cinema based entertainment
facility

Display home

Hospital

Intensive animal husbandry
Place of assembly

Shop (other than adult sex
bookshop, convenience
shop, equestrian supplies
and party supplies)
Veterinary centre

Source: Southern Grampians Planning Scheme (2013)
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3.4 IMPLICATIONS

The review of local and regional policy has identified the following key implications for this study:

The need to invest in infrastructure and improve business capacity through the provision of serviced
industrial land, particularly to encourage manufacturing which is a high value add industry.

Improvements in governance in order to support and encourage economic growth and investment.

Industry development and investment to be driven through the continuing needs of the farm sector, timber
producers and mining sector for services and equipment. There will also be opportunities to value add to
local farm produce and capitalise on Hamilton’s excellent north-south and east-west linkages to provide
transport services for local and regional markets.

Hamilton should consolidate industrial uses within two key precincts being the north-west and the south-
west areas. It is therefore important to understand the characteristics of each industrial area in order to
encourage and promote industry growth that suits the existing composition of each area.

The strength of the Hamilton Saleyards and the need for its continual protection from other development.

The extensive supply of industrial land available for development (approximately 200ha in total),
particularly in the southern industrial area of Hamilton in relation to lower demand expectations over the
period to 2031 means that there is no need for any additional industrial land zoning.

Demand within Hamilton tends to be focused on smaller allotments which are suitable for trade related
activity. There is less frequent demand for large allotments that suit the needs of significant
manufacturing and transport related firms and occasional demand for large lots with highway frontage for
wholesale trade. Therefore, it will be prudent to provide a range of serviced small and large industrial lots
to cater to the various needs of local and regional industries and businesses.

Also of particular note, the most overwhelming consensus from the landowner and business consultation related
to the need for more planning information and certainty to facilitate business and employment growth. Numerous
stakeholders consulted indicated they would benefit from having a better understanding of the planning approvals
process (e.g. in areas like native vegetation protection and the requirements of the planning process).
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4. DEMOGRAPHIC AND EMPLOYMENT PROFILE

This chapter provides a demographic and employment profile of Southern Grampians Shire benchmarked against
the State of Victoria and the Warrnambool and South West Region, of which the Shire is a part. The Region
includes the local government areas (LGAs) of Southern Grampians, Colac Otway, Corangamite, Glenelg, Moyne
and Warrnambool. The following demographic and employment analysis was undertaken to better understand
current employment trends which are likely to impact on further demand for industrial land in the Shire.

4.1 HISTORIC AND FORECAST POPULATION GROWTH

The population of Southern Grampians Shire declined marginally over the period 2001 to 2011 from approximately
17,130 to 16,510 persons, equivalent to an average annual change of -0.37% or -62 residents per annum. This
situation was in keeping with broader trends in the Warrnambool and South West Region over the period, in which
all LGAs apart from Warrnambool experienced a decline in population.

Despite this historical decline, Victoria in Future (VIF) forecasts show that the population of the Shire is likely to
grow over the period to 2031. Applying the VIF growth rates to the ABS Estimated Resident Population (ERP) at
2012, Southern Grampians Shire could be expected to accommodate 17,725 persons at 2031. This represents
average annual growth of 0.36%, equivalent to +61 residents per annum. This rate of growth is expected to be
marginally slower than for all other LGAs in the Warmambool and South West Region apart from Corangamite
(0.31% per annum).

Table 7 - Southern Grampians Shire Historic and Projected Population, 2001 - 2031

Net Change Av. Ann Growth
LGA 2001 2006 2011 2016 2021 2026 2031

2001-  2011-|  2001-  2011-

2011 2031 2011 2031
Southern Grampians | 17,132 17,200 16,510 16,608 17,027 17,387  17,725|  -622  1,215| -0.37%  0.36%
Colac-Otway 21005 21,030 20578 21,319 22,383 23487  24564| 427  3986| -021%  0.89%
Coranganmite 17,558 17,165 16,504 16,661 16,938 17,222  17,542| -1,054 1038 -062%  0.31%
Glenelg 20,392 20495 19,843 20,148 20,574 21,015 21,445| 549  1602| -027%  0.39%
Moyne 15763 16,035 16,175 16,855 17,576 18274 18,895 412 2720| 026%  0.78%
Warrnambool 20629 31601 32592 34,993 37,200 39489  41,565| 2963  8973| 0.96%  1.22%

L Ld L

Total Warrnambool & -\ 151 479 123535 122202 126,674 131,788 136,875 141,737 723 19535| 0.06%  0.74%
South West Region
Vicboria 4,560,115 5,126,540 5,534,526 5075243 6,401,596 6,818,631 7,214922| 974411 1,680,396 1.96%  1.33%

Source: ABS ERP Publication 3218.0, Victoria In Future Population Projections (2012) and Hill PDA (2013)

4.1.2 AGE DISTRIBUTION

At 2011, Southern Grampians Shire had a higher concentration of children (0 to 14 years) (19%) than the broader
Warrnambool and South West Region (15.7%). This may be as a result of the strength of lifestyle attributes and
the education sector in Hamilton.

The Shire had a lower concentration of those in the 15-44 year age cohorts however (33.2%) compared to both
the Warmambool and South West Region (36.9%) and Victoria (42.4%). The difference between the Shire and
Victoria as a whole in particular is almost 10%. This may be as a result of young adults moving away from
Hamilton in order to take advantage of further education and work opportunities in larger urban centres, however
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an analysis of historic and forecast population in the Shire suggests that it may be related to a significant decline
in the 30 to 44 age group population between 2001 and 2011.

As can be seen below, the Shire (26%) and broader Warmambool and South West Region (24.7%) had higher
concentrations of elderly residents (60 years and above) when compared to Victoria as a whole (19.3%).

Table 8 - Southern Grampians Shire Age Distribution Comparison (2011)

Age Cohort _Southe_rn Warrnambool a_nd Victoria
Grampians Shire South West Region
0-14 years 19.0% 15.7% 18.8%
15-29 years 16.8% 18.1% 20.9%
30-44 years 16.4% 18.8% 21.5%
45-59 years 21.7% 22.7% 19.5%
60-74 years 16.1% 15.9% 12.7%
75+ years 9.9% 8.8% 6.6%
Total 100.0% 100.0% 100.0%

Source: ABS 2011 Community Profiles
An analysis of the historic and projected age distribution of Southern Grampians Shire residents has also been
undertaken as part of this demographic assessment. The analysis found that over the period 2001 to 2011:

There had been a decline in the number of people in the 0 to 14 (-481 persons) and 30 to 44 age groups
(-630 persons). This appears to suggest that over the period 2001 to 2011, there had been a decline in
the number of young families in the Shire; and

Growth in retirees and the elderly was strong (+457 persons combined).
Over the period 2011 to 2031, the projections highlight the following:

Further strong growth in the retiree (60 to 74 years, +326 persons) and elderly age cohorts (75 years and
beyond, +813 persons);

Some decline in the 15 to 29 (-219 persons) and 45 to 59 (-304 persons) age cohorts; and
Recovery in the 30 to 44 age group (+403 persons).

Table 9 - Southern Grampians Shire: Historic and Forecast Age Distribution (2001-2031)

Historic Forecast Net
Age Change
Cohort 2001 2006 2011 2016 2021 2026 2031 220(;| :;|1
0-14 3,626 3,388 3,145 3,063 3,070 3,039 3,071 -0.55%
15-29 2,798 2,881 2,767 2,808 2,629 2,641 2,589 -0.54%
30-44 3,342 3,150 2,713 2,607 2,814 2,947 3,009 0.96%
45-59 3,520 3,797 3,583 3,552 3,440 3,312 3,249 -0.59%
60-74 2,364 2,360 2,666 2,970 3,246 3,254 3,296 0.70%
75+ 1,481 1,633 1,636 1,699 1,828 2,195 2,511 2.64%
Total 17,132 17,209 16,510 16,698 17,027 17,387 17,725 Na

Source: ABS Publication 3218.0 Estimated Resident Population (2013), .id Forecasts Southern Grampians Shire (2013)
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Figure 9 - Southern Grampians Shire: Historic and Forecast Age Distribution (2001-2031)
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4.2 RESIDENT WORKFORCE BY OCCUPATION AND INDUSTRY

The characteristics of the resident workforce are an important factor in defining changing trends in the demand for
industrial land in any region. Whilst the vast majority of employed residents work within the Shire, there is a
portion that travel outside the municipality for employment.

Between 2001 and 2011 the number of working residents in Southern Grampians Shire increased by 423 persons,
equivalent to an additional 42 working residents per annum. This represented average annual growth of around
0.6%. The growth in employment in the Shire represented approximately 8% of total employment growth in the
broader Warrnambool and South West Region over the period.

The two largest employment growth industries in the Shire over the period were health care and social assistance
(+261 working residents) and the public administration and safety services sectors (+217 working residents).
These two industries increased their combined proportion of total employment from 15.4% at 2001 to 20.7% at
2011. However, the mining industry had easily the greatest proportional increase in employment from 0.2% at
2001 to 2.1% at 2011 (equivalent to +148 workers over the period). Much of this may be attributed to the lluka
Sands mineral processing plant developed approximately 5km to the south-west of Hamilton. There was also a
significant increase in the number of Southern Grampians Shire residents working in construction (+166 workers)
and transport, postal and warehousing (+72 workers) over the period.

In line with broader trends across the Warrnambool and South West Region, Southern Grampians Shire
experienced a 25% decline in working residents in the agriculture, forestry and fishing sector between 2001 and
2011, equivalent to a loss of 366 workers. Despite this decline, the sector remains the largest industry of
employment in the Shire with around 1,400 working residents in 2011. Other industries that experienced a decline
over the period included professional, scientific and technical services (-55 working residents), other services (-53
working residents), information, media and telecommunications (-35 working residents) and retail trade (-22
working residents).
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In 2001, 17.6% of working residents in Southern Grampians Shire were employed in industries which are
commonly located on industrial land including manufacturing, construction, transport, postal and warehousing and
wholesale trade. This proportion had increased to 19.2% at 2011, driven by the construction and transport, postal
and warehousing industries. The number of working residents employed in manufacturing has increased slightly
over the period 2001 to 2011 (+13 working residents). This is in contrast to broader trends affecting the
Warrnambool and South West Region and Victoria.

Table 10 - Resident Workforce by Industry (2001-2011)

et Southern Grampians Shire Warrnambool and South West Region

2001 2011 Change 2001 2011 Change
Number of Working Residents 7,255 7,678 423 50,943 54,808 5,133
Agriculture, forestry, fishing 24.3% 18.2% -25.1% 20.2% 14.8% -26.7%
Mining 0.2% 2.1% 868.5% 0.2% 0.6% 220.4%
Manufacturing 5.4% 5.2% -2.4% 11.6% 10.4% -10.2%
Electricity, gas, water, waste 1.0% 0.6% -34.3% 0.8% 1.1% 34.6%
Construction 5.3% 7.2% 35.3% 6.1% 7.6% 25.5%
Wholesale trade 4.1% 3.3% -18.0% 4.2% 3.1% -25.2%
Retail trade 11.1% 10.2% -8.1% 10.8% 10.8% 0.6%
Accommodation, food 5.6% 6.4% 15.8% 6.5% 7.2% 10.3%
Transport, postal, warehousing 2.8% 3.5% 28.5% 3.6% 4.1% 14.1%
Information media, telecomm. 1.8% 1.2% -31.1% 1.1% 0.9% -20.7%
Financial, insurance 1.8% 1.7% -6.9% 1.6% 1.5% -1.5%
Rental, hiring, real estate 0.6% 0.6% 11.0% 0.9% 0.8% -4.0%
Professional, scientific, technical 4.0% 3.1% -23.4% 3.0% 3.1% 0.8%
Administrative, support 2.1% 1.7% -19.9% 2.2% 2.6% 19.0%
Public administration, safety 3.8% 6.4% 69.1% 3.3% 4.9% 49.7%
Education, training 7.7% 8.2% 5.8% 7.1% 7.3% 3.9%
Health care, social assistance 11.6% 14.3% 23.9% 10.5% 12.7% 20.9%
Arts, recreation 0.6% 0.6% 3.1% 0.8% 1.1% 32.1%
Other services 4.0% 3.0% -23.0% 3.2% 3.1% -3.5%
Inadequately described/Not stated 2.5% 2.3% -9.1% 2.4% 2.2% -10.8%
Total 100.0% 100.0% 100.0% 100.0%

Source: ABS Census Data Time Series Profile (2001 to 2011)
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Figure 10 - Southern Grampians Shire Employment by Industry (2001-2011)

2,000
1,800
1,600
1,400 -
1,200
1,000
800 -
600 -
400 -
200 -
0 -
. ) ) @ S O o o 5 © N O @ o o
N ®®0 & & ¢° & & & FEEEE SO EE
Qb&\ @ L & X o P @‘$\° Y F P T & %@ Qg)\‘ P &
> Q S\s Y & & o > & AN S S S () N\
& & O & & > ¢ . > > D
\e?© NS N &F fé\SX\ q,<»°& e\i\é\ rz,\Q'%\ z§ @’QQ & S s éq’q}\ O
<© & . > & & & Y S E ¢ Q> 2 &
S s’ig} & & S & o SR \Q’\@
& o & M F O § E o & 2 Na
8 g S F & T s
& W@ €@ F &
X @ Y
(<>®Q \0\6\ N \Qf’&}
A Q
]
m2001 =m2006 =2011

Source: ABS Census Data Time Series Profile (2001 to 2011)

4.3 IMPLICATIONS

The employment and workforce profile highlights a number of implications for the Industrial Land Study, as
follows:

The population of the Shire is expected to grow to 2031, after a period of modest decline between 2001 to
2011. This will lead to pressure for job opportunities within the Shire.

Employment has been growing in the period 2001 to 2011 and this can be expected to continue as the
population grows and economy expands and diversifies.

Growth industries in the Shire have mainly been service based sectors of the economy and those sectors
that tend to locate on industrial land that have been growing include construction, transport, postal and
warehousing and wholesale trade. These sectors can leverage off Hamilton’s excellent transport
connections.

Mining has also grown which may generate demand for industrial land from mining services, transport
and supplies companies. Agriculture and forestry can be expected to continue to generate industrial land
based activity.

The total proportion of residents employed in industries which are commonly located on industrial land
grew from 17.6% in 2001 to 19.2% in 2011, indicating that demand for land within Hamilton may continue
to grow.
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