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SUMMARY
Over recent times, Council has experienced increased interest with regard to the
availability of industrial land to establish new businesses and industries.
The Seymour Structure Plan identifies areas that are suitable employment generating
land uses, particularly near or adjacent to the interchanges with the Hume Freeway.
Presently, Seymour’s industrial land supply is heavily characterised by smaller
industrial blocks of between .08 hectares and 2 hectares
To assist in addressing this issue, Planning Scheme Amendment C155 has been
drafted that seeks to rezone 53ha of land at 470 Seymour-Tooborac Road, Hilldene to
Industrial 1 Zone with a Development Plan Overlay, with the objective of providing an
investment opportunity for larger scale employment land uses.
The proposed rezoning is consistent with the objectives of the Seymour Structure Plan
and the Mitchell Planning Scheme. The draft documentation for proposed Planning
Scheme Amendment C155 forms Attachment 1 to this report.
This report recommends that Council proceed with the rezoning of this land to facilitate
investment and job creation for the Seymour region.
RECOMMENDATION
THAT Council:
1.

2.

Seeks Ministerial Authorisation in accordance with Section 8(A) of the Planning
and Environment Act 1987 for the preparation of a Planning Scheme
Amendment C155 for 470 Seymour-Tooborac Road, Hilldene, including any
appropriate request to modify notice requirements in respect of the proposed
amendment under section 20 of the Planning and Environment Act 1987.
Subject to Ministerial Authorisation, prepare and exhibit a Planning Scheme
Amendment C155 in accordance with the requirements of the Planning and
Environment Act 1987.

BACKGROUND
Subject Site and surrounds
The subject site is located to the west of the Seymour township and is identified as 470
Seymour-Tooborac Road, Hilldene. This overall land area consists of two separately
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titled allotments (Crown Allotments 28 and 29, Section 3, PP3481, Parish of Seymour)
with a combined area of 105ha.
The allotment described as Crown Allotment 28 is the subject of the proposed Planning
Scheme Amendment C155 with a total area of 53ha and a frontage of 937m onto
Seymour-Tooborac Road.
The subject site is owned by Mitchell Shire Council and is zoned Farming. There are
currently three (3) leases that relate to other uses within Crown Allotment 28, these
include the area of land occupied by the Mitchell Fixed Wing Aero Club (model aircraft),
the Country Fire Authority and a grazing license which enables and adjoining
landowner to use the land to graze cattle. In addition, a planning permit has been
issued for the development of a new Resource Recovery Centre on part of the site
which is intended to be operated by Council. Figure 1 shows the subject site and
provides an indication of where the lease arrangements are located on the site.
The surrounding land is also zoned Farming with the predominate land uses being
smaller agricultural pursuits and rural living. The edge of the Puckapunyal Army Base
is located 700m to the north, with most of the base activity occurring at least 4km from
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the subject site on the broader base area. Directly opposite at 465 Seymour-Tooborac
Road, Hilldene is a hard rock quarry.
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Figure 1: 470 Seymour-Tooborac Road, Hilldene – Crown Allotment 28 Study Area

The Proposal
Proposed Planning Scheme Amendment C155 seeks to make the following changes
to the Mitchell Planning Scheme:


Rezone the land at Crown Allotment 28, Section 3, PP3481 at 470 SeymourTooborac Road, Hilldene from Farming Zone to the Industrial 1 Zone



Apply the Development Plan Overlay- Schedule 11 (new ordinance schedule)
to the land at Crown Allotment 28, Section 3, PP3481 at 470 Seymour-Tooborac
Road, Hilldene
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The purpose of the rezoning is to enable the facilitation of employment in the
manufacturing sector generating development within Seymour. The proposed
Development Plan Overlay will ensure that any future development proposal is well
considered and addresses all the relevant infrastructure requirements (e.g. drainage)
and onsite considerations such as flora and fauna and aboriginal cultural heritage.
ISSUES AND DISCUSSION
Seymour Structure Plan 2018
The Hume Regional Growth Plan 2014 identifies Seymour as a “significant change
location” and recognises that economic development within Seymour will need to be
“bolstered to improve access to employment and higher order services and to take
advantage of its strategic location” (p. iv).
Consistent with the Hume Regional Growth Plan, the Seymour Structure Plan 2018
also recognises that there is significant growth and economic development
opportunities within Seymour. In particular, the structure plan provides the land use
and development vision for an ultimate population of 20,000 residents, including the
identification of new residential growth areas and future employment precincts.
The Seymour Structure Plan also identifies the subject site as a Long-Term
Employment Land Opportunity. This land is in (1) one single ownership and welllocated with existing land uses consisting of the Hilldene Country Fire Authority Station,
model aircraft club and flying space, landfill and future Resource Recovery Centre.
Importantly, this site has direct access via the Hume Freeway to metropolitan, regional
and interstate markets.
One of the Structure Plan objectives is to ensure sufficient and well serviced land is
available for future employment and industry development and to plan for long term
and larger employment uses. Given the somewhat constrained industrial landholdings
within Seymour and the minimal vacant land available to the market, this subject site
presents a significant opportunity for Council to take a critical role in facilitating
investment into the Seymour region.
Currently, Seymour’s industrial land supply is predominantly characterised by smaller
industrial lots of between .08ha and 2ha with established uses, therefore presents a
challenging environment to attract and retain new industries.
The Seymour Structure Plan recognises that given locational attributes and access to
major transport links “Seymour has the potential to attract larger industry…For this
reason, while there is little historic demand for major superlots, it is considered that
Seymour’s Strategic location may lend itself to such investment in the future and,
therefore a major area of flat developable land located along the Goulburn Valley
Highway and Hume Highway has been identified for employment and major logistics
development”. The proposed employment areas identified in the structure plan area
are vast and will attract development and investment interests as the town continues
to grow and evolve over time.
Bringing forward industrially zoned land at 470 Seymour-Tooborac Road by rezoning
this site to Industrial 1 Zone, will ensure that the Seymour industrial land market is
ready and able to respond to any forthcoming investment interests. It also takes
advantage of the site’s close proximity to the Hume Freeway interchange which
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provides significantly greater accessibility in comparison to existing zoned land closer
to the Seymour township.
Lost Investment Opportunities and Current Industrial Land Supply
In recent times, Council has been approached by several businesses who have an
interest in relocating to Seymour, however they have not been able to find suitable
industrial zoned land, which is unencumbered, of a suitable size and with easy access
to the Hume Freeway.
In preparation for the Seymour Structure Plan, Urban Enterprise completed the
Seymour Business, Employment & Tourism Development Assessment in March 2017.
This assessment recognised that the availability of industrial zoned land within
Seymour is a complex matter that could easily be oversimplified, by the perception of
a high amount of underutilised land. There is recognition that much of this land is of
smaller sized lots of less than 3ha, is environmentally constrained and has a high
number of landowners (therefore limiting consolidation opportunities). The assessment
recommends that Seymour would benefit from the identification of industrial superlots
to accommodate potential large-scale industrial uses.
Current Leases/Licenses – 470 Seymour-Tooborac Rd, Hilldene
Livestock Grazing Licence

Council has an existing license agreement for the purpose of livestock grazing on
part of the Council owned land at 470 Seymour-Tooborac Road, Hilldene. This
licence commenced on 1 March 2016 for a five (5) year term, with two options
(available upon request to take up the further option) for further terms of two years
each
term.
Section 2.2 of the licence relates to the use of the land by Other Users. The licence
states, the Licensor (Council) may require the Licensee to vacate or make available
the whole or part of the licence area for other users provided that:
a) The use of the remaining Licence Area by Other Users does not unreasonably
disrupt the use of the Licence Area by the Licensee; and
b) It is made a condition of such use that Other Users are prohibited from using
any equipment or property of the Licensee unless the Licensor and Licensee
have negotiated to include such use.
c) The rent payable by the Licensee shall be reduced pro rata by the area of land
resumed by the Lessor or Other User.
If there was a suitable employment generating occupant for the land which is subject
to the grazing licence, Section 2.2 would allow the parties to negotiate and enable
the licence to be amended.
Country Fire Authority Station Lease
Council has an existing 40-year lease (plus 10-year further term) on the area of land
which is currently occupied by the existing Hilldene CFA fire station. This lease
commenced on 1 July 2009. It is envisaged that any future employment related
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development proposal for the site could accommodate and retain the existing fire
station.
Mitchell Fixed Wing Aero Club License
There is an existing licence for the Mitchell Fixed Wing Aero Club which applies to
7.5ha of the site, for the purpose of an aerodrome for model aircraft. This license
commenced in May 2012. This is largely located within the buffer to the existing landfill
and is likely the club could still operate for a number of years before there are any
imitate development implications that directly affect their interests.
Impact on Resource Recovery Centre and Landfill Site
The proposed industrial land uses will not impact the Resource Recovery Centre or
the landfill as they are not considered to be sensitive land uses and will ensure that
the Council operated land uses can continue without impediment.
CONSULTATION
The rezoning request, in draft form, has been provided to a number of key agencies
including, the Department of Defence (due to the proximity to Puckapanyul Army
Base), Environment Protection Authority (EPA), Country Fire Authority (CFA),
Department of Transport/VicRoads and DELWP.
No major concerns have been raised by these agencies at the time of writing. DELWP
has provided in principle support and recognise the important role this site can play in
attracting new investment into the township.
The EPA expressed some concern with the potential development of buildings and
structures within the buffer of the Seymour Landfill (which affects a portion of the site)
and that Council could consider a staged process to allow land located outside of the
500m buffer to be developed for industrial purposes whilst assessment of landfill gas
within the buffer is undertaken. To remedy this, the Development Plan Overlay has
been amended to include a requirement for an environmental audit be completed to
assess the risk of harm from the Seymour Landfill to land located within the 500m
buffer.
The CFA has no objections on the basis that there are no dangerous goods stored on
the site and that land must be managed to prevent a fire hazard via a Fuel Management
Plan.
Goulburn Valley Water has advised that the provision of water and sewerage
infrastructure is required to be self-sufficient within the site.
The Goulburn Broken Catchment Management Authority has advised that although
they do not have detailed flooding data, the potential risk of flooding from the Sunday
Creek, Stony Creek and Sugarloaf Creek is low. However, there could be issues with
stormwater runoff during heavy rains and a drainage strategy is required to be
prepared to their satisfaction.
VicRoads/Department of Transport require safe ingress and egress to the site and
a Functional Layout Plan is needed prior to development approvals.
The Aero Club and the livestock grazing businesses with leases have also been
contacted, as have utility authorities for water, power, gas and electricity.
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No concerns were expressed by the Aero Club provided the future development does
not impeded their functions. The livestock grazing business is supportive of the
proposal as it would help Seymour grow.
If Ministerial Authorisation is received for the preparation of proposed Planning
Scheme Amendment C155, public exhibition would be required in accordance with the
provisions of Section 19 of the Planning and Environment Act 1987. Public exhibition
will include sending notices to the landowners / occupiers for surrounding properties.
Public exhibition will also include advertising within the local newspapers and via
Council’s website, as well as hard copies of the amendment being made available for
public inspection upon request. Following completion of the exhibition period, a report
will be provided to Council which outlines the exhibition process and any submissions
received.
FINANCIAL, RESOURCE AND ASSET MANAGEMENT IMPLICATIONS
Council has allocated funds within the Strategic Planning budget for the processing of
planning scheme amendments and can use this where required with regard to cost
and officer time.
POLICY AND LEGISLATIVE IMPLICATIONS
The Planning Scheme Amendment C155 proposes to rezone part of the land at 470
Seymour-Tooborac Road is consistent with the objectives of the Seymour Structure
Plan and the Mitchell Planning Scheme.
The Amendment is consistent with the relevant objectives of the Council Plan 2017 –
2021, including the following:
Strategic Objective:

Responsible Planning to demand best practice outcomes
when planning for future growth.

Relevant Key Strategies: Plan for growth and change through best practice design of
services, infrastructure, open space and recreation
facilities.
RISK IMPLICATIONS
Risk Ranking is determined using ROHS201-G1- Corporate Risk Matrix. Risk is
identified as Low, Medium, High or Very High.
Risk

Risk
Ranking

The nature of unknown Low
submissions from
other agencies, nearby
landowners or
stakeholders that may
have an interest in this
matter.
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SUSTAINABILITY IMPLICATIONS (SOCIAL AND ENVIRONMENTAL)
The ability to rezone this land and to attract investment into the Seymour township is
key to facilitating much needed local jobs for the Seymour community.
The planning framework that is intended to apply to this site through Planning Scheme
Amendment C155, including the introduction of the Development Plan Overlay (DPO)
will require additional detailed environmental site investigations to ensure the orderly
development of the land.
CHARTER OF HUMAN RIGHTS IMPLICATIONS
The rights protected in the Charter of Human Rights and Responsibilities Act 2006
were considered in preparing this report and it’s determined that the subject matter
does not raise any human rights issues.
CHILDREN AND YOUNG PEOPLE IMPLICATIONS
The proposed Planning Scheme Amendment C155 will seek to improve the availability
of land for future employment uses with Seymour, therefore improving the offering of
localised employment options for current and future generations.
OFFICER DECLARATION OF CONFLICT OF INTEREST
No officers involved in the preparation of this report have any direct or indirect interest
in this matter.
CONCLUSION
The proposed Planning Scheme Amendment C155 seeks to rezone 53ha of land at
470 Seymour-Tooborac Road, Hilldene to Industrial 1 Zone, with the objective of
providing an attractive investment opportunity for larger scale employment land uses.
The proposed rezoning is consistent with the objectives of the Seymour Structure Plan
and the Mitchell Planning Scheme. The draft documentation for proposed Planning
Scheme Amendment C155 forms Attachment 1 to this Report.
This report recommends that Council proceed with the rezoning of this land to
facilitate timely and much needed investment and job creation for the Seymour
region.
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