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Preface 

The Hobsons Bay Activity Centres Strategy: Technical Report has been 
prepared by Essential Economics Pty Ltd in association with Hansen 
Partnership and Martyn Group. In preparing the Strategy, a detailed 
consultation program has been undertaken with the assistance of Hobsons 
Bay City Council, including workshops, face-to-face meetings and a 
community survey. 

An activity centres strategy seeks to provide a sensible planning and 
development policy framework that ensures the commercial areas in a 
municipality function in a manner that supports business growth, 
employment and community wellbeing.  

This technical report updates the existing activity centre policy framework 
in Hobsons Bay. It reflects recent changes to the planning system in 
Victoria and ensures that policy settings are consistent with current 
requirements. A particular focus is to ensure that a balanced approach to 
residential development in activity centres is implemented so that future 
demand for residential development which is of a greater level of density is 
achieved, while respecting heritage and built form values. Consideration is 
also provided in relation to opportunities to support business growth and 
development by ensuring the creation of accessible, vibrant and high-
quality activity centres. 

A policy framework is applied in the technical report that emphasises the 
application of an activity centre hierarchy as an important tool to guide 
investment and to determine the role and function of individual centres. 

Ultimately, it is envisaged that this technical document will inform an 
Activity Centres Strategy that guides future decision-making by Council and 
relevant stakeholders.  

The activity centre hierarchy proposed in this Technical Report (Volume 
1), will be reviewed for the Draft Activity Centres Strategy and may be 
modified to simplify the structure and re-categorise some centres to 
reflect their dynamic nature and future development opportunities, as 
opposed to a strict interpretation of the existing situation. 
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E X ECU T I V E  S U M M A RY  

Context for an Activity Centres Strategy 

1 Since the preparation of the 2006 Activity Centres Strategy, economic and social changes 
have occurred at a local level and beyond which make the preparation of a new strategy 
a timely project for Hobsons Bay City Council. These changes – combined with recent 
planning zone reform, the release of the Plan Melbourne metropolitan strategy, and 
review of the State Planning Policy Framework – mean the preparation of a new strategy 
is required to guide decision-making for activity centres in Hobsons Bay. 

2 In Hobsons Bay, activity centres are important for their delivery of a range of retail, 
commercial, civic and other facilities and services to residents and others who visit these 
centres, and as locations for economic activity and employment. This importance is 
enhanced by the role that centres have in meeting the needs of a wide geographic area 
which often extends beyond municipal boundaries.  

Activity Centres in Hobsons Bay 

3 A revised activity centre hierarchy has been prepared for Hobsons Bay and is 
summarised in Table 1.  

Table 1 Activity Centre Hierarchy Description 

Level in Hierarchy No. of Centres  Centre 

Major Activity Centres 3 Altona Gate, Altona Beach, Williamstown 

Neighbourhood Activity Centres   
-    Large 2 Altona Meadows, Newport 

-    Medium 3 
Aviation Road Laverton, Borrack Square,     

Rifle Range 
-    Small 3 Harrington Square, Spotswood, The Circle 

Local Activity Centres 5 
Challis Street Newport, Somers Parade Altona, 
Vernon Street South Kingsville, Woods Street 

Laverton, Williamstown North 

Micro Centres 20 

Charlotte Street, Seabrook, Second Avenue, 
Civic Parade, Reed Street, Begonia Avenue, 

Brooklyn Shops, Eames Avenue, Misten 
Avenue, Donald Street, Ross Road, Alma 
Avenue, Ford Road, Bladin Street, Queen 

Street/Victoria Street, South Avenue, Upton 
Street, Williamstown Beach, The 

Esplanade/Millers Road, Melbourne Road 
Overpass 

Enterprise Area 1 Millers Road 

Total 37  - 

Source:  Essential Economics 
Note:  In combination Altona Gate, Borrack Square and Millers Road Enterprise Area form the ‘Millers Road 

Spine’ 
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Economic Analysis 

4 Activity centres in Hobsons Bay are operating in an environment where population 
growth is expected to continue to occur for the foreseeable future, primarily due to 
significant population growth in Altona North, Spotswood/South Kingsville and Newport 
West in the north-eastern areas of the municipality, and in Williamstown in the south-
east. These areas will be increasingly important markets for centres such as Altona Gate, 
Williamstown and Newport. 

5 At present, approximately 47 per cent of available retail spending of Hobsons Bay 
residents is directed to retail facilities located outside the municipality. This is a high 
degree of escape spending, and is above reasonable expectations for a metropolitan 
municipality. 

6 Hobsons Bay has a total provision of 135,550m2 of retail floorspace at present. This is 
forecast to increase by between approximately 43,000m2 and 61,000m2 between 2014 
and 2036. In indicative terms, an additional 8,760m2 to 27,820m2 of commercial office 
space is also forecast for the municipality over the same period to 2036. 
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I N T RO D U C T I O N  

Background 

The Hobsons Bay Activity Centres Strategy: Technical Report, commissioned by Hobsons Bay 
City Council, has been prepared by Essential Economics Pty Ltd in association with Hansen 
Partnership and Martyn Group. 

The Technical Report is intended to inform a long-term planning and development framework 
for activity centres located throughout the municipality. 

Activity centres provide a wide range of goods and services, community facilities and 
amenities, meeting points for communities, and much more. They play a significant part in 
people’s day-to-day lives and are an important focus for investment, employment, social 
connections and economic activity. It is therefore important to have in place an activity centres 
strategy which delivers positive land-use, development and resource delivery outcomes for the 
community.  

Since the preparation of the 2006 Activity Centres Strategy, economic and social changes have 
occurred at a local level and beyond which make the preparation of a new strategy a timely 
project for Hobsons Bay City Council. These changes – combined with recent planning zone 
reform, the release of the Plan Melbourne metropolitan strategy, and the review of the State 
Planning Policy Framework – mean the preparation of a new strategy is required to guide 
decision-making for activity centres in Hobsons Bay.  

Objective  

To prepare the Hobsons Bay Activity Centres Strategy: Technical Report as a document that 
will inform the preparation of a Strategy to guide the appropriate planning and development 
of the municipality’s many activity centres, recognising that these centres are very important 
to the community and provide a focus for business, civic and community activities, today and 
into the future. 

Terms and Definit ions  

In this Technical Report, a retail-economic analysis has been undertaken in order to assist in 
guiding activity centre planning. Retailing is typically the main activity generator in most 
activity centres in areas such as Hobsons Bay, and the magnitude and type of retail floorspace 
is a key determinant of a centre’s functional role in serving the surrounding community. 

Many other forms of activity - such as banks, estate agencies, accountants and medical clinics, 
and services such as libraries, child care and community support agencies - have strong 
synergies with centre visits associated with retailing activities, and are appropriately provided 
in activity centres. 
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Retail is also a sector of the economy which is easily analysed in terms of land use change due 
to its strong relationship with the population and retail spending levels in the surrounding 
catchment. 

In contrast, demand for non-retail functions in activity centres can be difficult to forecast due 
to factors which include state and federal government policy, prevailing market conditions, and 
individual business decisions. However, non-retail functions are key components of activity 
centres and associated planning policy. 

Retail 

Throughout this report the use of the term “retail” – when describing land use, floorspace, 
retail development potential, etc. – refers to total shopfront retailing and is based on the 
ANZSIC classifications adopted by the Australian Bureau of Statistics (ANZSIC 1993) and used in 
the ABS Retail Census 1991/2 (which also incorporates a number of personal services in the 
definition of shopfront retailing). 

Retail activity can be further categorised according to the broad type of retail use, such as food 
retailing, non-food retailing and retail services. 

In this report, reference is also made to more specific definitions, such as homemaker 
retailing, as described below. 

It is important to note that for the ANZSIC classifications, businesses are categorised according 
to the predominant activity carried out by each business.  As a result, some businesses that are 
defined as belonging to the retail sector have a significant share of their sales which are 
derived from trade or business purchases, rather than from spending by private households. 
Similarly, some businesses are predominantly in the wholesale sector but also have a 
component of retail sales. 

For the purposes of this report, the definition of Non-food retail does not include the ANZSIC 
industry sub-divisions marine equipment retailing, motor vehicles sales and parts or garden 
supplies retailing. This is a minor exclusion which reflects the fact that these uses have large 
areas of land which are not typically part of a “shopfront” environment. 

Retail Categories 

In this report, estimates of retail floorspace and expenditure are divided into the following 
product categories: 

 Food, Liquor and Groceries (FLG):  Comprises household spending and floorspace 
involved in the selling of take-home food, groceries and liquor 

 Food Catering: Comprises household spending and floorspace associated with cafes, 
restaurants and take-away food stores 

 Non-Food: Comprises spending on non-food retail products such as apparel, 
homewares, bulky merchandise, leisure goods and other general merchandise 
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 Retail Services: Comprises spending on services such as hairdressers, video hire, dry 
cleaning, photo processing and optical dispensing which typically operate from 
shopfront locations. 

Homemaker Retail 

Homemaker retail refers to large format retail stores (usually tenancies of 500m2 and larger) 
which typically sell merchandise in bulky goods and homewares product categories, including:  

 furniture and floorcoverings  

 large appliances 

 hardware 

 camping equipment 

 household electrical products 

 manchester 

Homemaker retailing is generally considered as “Restricted Retail Premises” under the Victoria 
Planning Provisions (VPP). Homemaker retailing often operates in association with traders in 
non-retail product categories such as automotive and trade supplies, especially where large 
sites with main road frontage are required. 

GST 

All spending and turnover figures expressed in this report are inclusive of GST. 

Shopfront Office 

This term refers to offices located in shopfront tenancies that could otherwise be used as retail 
tenancies and can include banks, travel agents and medical consulting rooms etc. 

Dedicated Office 

This term refers to purpose-built office buildings and offices located above ground floor 
shopfront tenancies. 

Land Use Terms Used in Victorian Planning Schemes  

The following terms are used in Victorian Planning Schemes to describe land uses for the 
purposes of zones, schedules to zones, overlays, etc. 
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Planning 
Definition 

Allows 
Is it consistent with retail definition as 

adopted by ABS and within this report? 

Retail 
A very wide range of land uses selling or hiring 

retail or wholesales goods and service 

Includes all retail uses as defined by the ABS, 
although also incorporates a wide range of 

commercial and industry uses that are not a part of 
the retail industry. 

Shop 
(sub-set of 

retail) 
Virtually all shopfront type land uses Yes 

Restricted 
Retail  

(sub-set of 
Shop) 

Large format sales and retailing 

Generally yes. Retail industry definition excludes 
automotive sales, swimming pools and office 

equipment sales, but includes all other 
components of restricted retail planning definition. 

Trade Supplies Trade and industry sales 

Can include some homemaker type retailing, in 

particular hardware. 

 

Food and 
Drink 

Premises 

 

For sale of food and drink for immediate 
consumption 

Includes convenience restaurant and restaurant 

uses that are considered a retail activity. 

 

Office 
Office space and other general business premises 

for a clerical, technical, professional or 
administrative use 

No. Office floorspace is generally considered 

separately to retail. 

 

Source: Essential Economics 

Consultation  

In developing this report a comprehensive consultation program was undertaken, including 
the following: 

 a workshop with Council staff 

 face-to-face meetings with trader group representatives from Williamstown, Altona, 
Newport and Laverton 

 discussions with private stakeholders, including retailers, developers, and shopping 
centre owners 

 briefing reports for Councillors 

 presentations and discussions at three drop-in sessions in September 2014, with 
attendees also completing a community survey which provided an opportunity for 
community input 

 an online resident and business survey regarding shopping patterns and activity centre 
issues 
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 telephone conversations with a range of stakeholders through the course of the study 

This consultation program provided important information on current shopping and visitation 
patterns, and the views of the community on other issues relevant to activity centres in the 
City of Hobsons Bay.  

The Hobsons Bay Activity Centres Strategy: Technical Report has been informed by the views 
of the community and stakeholders. 
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PART A: BACKGROUND REPORT  
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1  CO N T E X T  

This chapter provides an overview of the Hobsons Bay local government area in terms of its 
early development, changes that have occurred over the years in key activities, and the 
importance of having an activity centres strategy in place to guide good planning and 
development into the future. 

1.1  Hobsons Bay Regional Context   

The City of Hobsons Bay is situated on the northern shores of Port Phillip Bay, between six and 
20 kilometres from the Melbourne CBD, and comprises the suburbs of:  

 Altona 

 Altona Meadows 

 Altona North 

 Brooklyn 

 Laverton 

 Newport 

 Seabrook 

 Seaholme 

 South Kingsville 

 Spotswood 

 Williamstown 

 Williamstown North 

Hobsons Bay adjoins the municipalities of Melbourne (by water), Brimbank, Maribyrnong and 
Wyndham, and has an established network of 37 activity centres. The largest centres are 
located at Altona Gate, Williamstown and Altona Beach.  

Figure 1 shows the locational context of the City of Hobsons Bay. 

Overview 

According to the Council Plan 2013-2017 (p14): 

Hobsons Bay is unique to the Western Metropolitan Region. It has over 
20 kilometres of beaches and foreshore areas; it is home to significant 
coastal wetlands, five creek systems, remnant native grasslands, and 
important flora and fauna habitats, making up 24 per cent of the 
municipality’s land area. It contains the historic seaport of 
Williamstown, one of the oldest settlements in Victoria, a range of 
historic buildings as well as recently developed residential areas. 

Our community loves Hobsons Bay for its proximity to the CBD, the 
beach, its parks and green spaces, its vibrant atmosphere and sense of 
community, its character housing and above all its people, which 
makes the area almost the ideal place to live for many.  
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Figure 1: General Location, City of Hobsons Bay 

  
Source: Produced by Essential Economics using MapInfo and Google Earth 
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1.2  Why Have an Activity  Centres Strategy?  

It is important to have an Activity Centres Strategy which can be used as a tool to guide the 
ongoing planning and development of centres in Hobsons Bay, and which can introduce and 
facilitate improvements to the operation of these centres.  

An Activity Centres Strategy can: 

 highlight locations where private sector investment and new business activity is 
encouraged 

 identify where new and expanded public infrastructure is required 

 implement a policy framework that supports economic development and efficient use of 
land 

 expand the level and quality of facilities and services provided to the surrounding 
community where opportunities can be identified 

 enhance accessibility to services and infrastructure for all members of the community 

For Hobsons Bay, the importance of activity centres is related to their focus as locations for the 
delivery of a wide range of business, civic and community functions that make a direct 
contribution to the liveability enjoyed by local residents.  

In addition, activity centres are increasingly a location for infill residential development 
opportunities that increase the diversity of housing options without undermining the built 
form character and lifestyle of established residential areas. As the population of metropolitan 
Melbourne (including Hobsons Bay) continues to expand, activity centres will have an 
increasingly important role in accommodating new housing.  

Activity centre policy requires consistent updates and adjustments to reflect the dynamic 
changes that are continuously occurring. For example: 

 changing consumer tastes and demand for retail and commercial services 

 recent shifts in how the internet is used for the sourcing and purchasing of goods and 
services 

 competition from other new and existing activity centres 

 the need for centres to remain vibrant and exciting for the community and visitors 

The increasing importance of activity centres as a focus for a range of land uses means that the 
Hobsons Bay Activity Centres Strategy needs to ensure that planning for the years ahead is 
based on robust analysis and a strong policy framework. This Technical Report will ensure a 
robust foundation to inform an Activity Centres Strategy.  
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Out-of-Centre Development 

It is important that the policy framework provides strong direction on the importance of 
ensuring that activity centres remain the focus for intensive commercial, community and 
administrative functions. This includes discouraging inappropriate out-of-centre development, 
and that the out-of-centre which does occur is consistent with the achievement of a net 
community benefit. 

At all times, land use policy in Hobsons Bay should have a general preference for 
accommodating relevant land uses within activity centres. Likewise, the provision of 
infrastructure and investment in the municipality (including transport infrastructure) should 
also be closely aligned with activity centre policy objectives. 

1.3  Importance of Activity  Centres for the Hobsons Bay Economy  

Activity centres in Hobsons Bay are a major source of employment, investment and economic 
activity. In addition, they contribute to the provision of goods and services to the community 
and are a focus for interaction between individuals, businesses and the wider community. 

For many people, activity centres represent the ‘face of a community’ and therefore are 
important in influencing perceptions of a community to the outside world. This has 
implications for municipalities seeking to attract investment and new residents. 

Activity centres are therefore an important part of the economy, both in terms of their direct 
contribution to employment and activity, and through indirect influences on a wide range of 
economic and social outcomes. 

 

 

Social
- Serve surrounding 

community

- Accommodate community     
services (medical, education 

etc)

- Community contact and 
interaction

- The ‘face’ of a community

- Location of cultural 
activities

- Community identity

Economic
- Focus for jobs and 

investment

- Business incubator

- Generate tourist visitation 
and spending

- Accommodate public 
infrastructure

- Efficient location for 
investment

- Where ‘business is done’

Environmental
- Multi-purpose trips

- Can reduce carbon emissions 

- Integrate with non-
motorised transport

- Encourage healthy lifestyles

- Can accommodate 
residential development 

which is of a greater level of 
density

- Contribute to liveability

Role of Activity Centres 
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Employment 

Activity centres are an important location for employment and most sectors of the economy 
can have a presence in activity centres. Sectors that tend to concentrate in activity centres are: 

 Retail Trade 

 Accommodation and Food Services 

 Financial and Insurance Services 

These three sectors account for a total of 15 per cent or approximately one-in-seven jobs 
located in the City of Hobsons Bay, as shown in Table 2. 

Table 2: Hobsons Bay – Employment by Industry, 2011 

Industry 
Hobsons Bay 

No. Jobs Share  

Agriculture, Forestry and Fishing 30 0% 
Mining 30 0% 
Manufacturing 8,130 26% 
Electricity, Gas, Water and Waste Services 220 1% 
Construction 2,620 8% 
Wholesale Trade 1,720 5% 
Retail Trade 2,830 9% 
Accommodation and Food Services 1,420 5% 
Transport, Postal and Warehousing 4,200 13% 
Information Media and Telecommunications 130 0% 
Financial and Insurance Services 470 1% 
Rental, Hiring and Real Estate Services 410 1% 
Professional, Scientific and Technical Services 1,210 4% 
Administrative and Support Services 650 2% 
Public Administration and Safety 1,370 4% 
Education and Training 1,940 6% 
Health Care and Social Assistance 2,260 7% 
Arts and Recreation Services 410 1% 
Other Services 1,060 3% 
Inadequately described 360 1% 
Not stated 10 0% 
Not applicable 0 0% 

Total 31,480 100% 

Source:  ABS Census of Population and Housing, 2011 (rounded figures) 
Note:  Industries shaded green primarily concentrated in activity centres, although other industries may 

also locate in activity centres on an individual basis 

In addition, important examples of other employment generators in activity centres in 
Hobsons Bay include: 

 office uses 

 tourism support role close to activities, attractions, parks and the port area 
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 healthcare functions (specialist consulting rooms etc) 

 selected light industrial uses 

 education and training 

This pattern of development highlights the broader role that activity centres play in the wider 
economy. 

1.4  Trends in Activ ity Centre development  

A number of key trends need to be considered in assessing the future prospects for the activity 
centres in the City of Hobsons Bay, described as follows.  

Continuing Importance of Retailing 

The retail sector continues to be the land use that generates the greatest amount of activity 
and visitation in most activity centres, nationally. In most activity centres, retail typically 
accounts for over 50 per cent of businesses and over 75 per cent of shopfront floorspace.  

Retail is a key determinant of how people use a centre, and where people come from to visit 
that centre. Thus, activity centres with a broad and successful range of retail traders will 
generate more visitation from a wider geographic area than activity centres with a non-retail 
commercial focus. 

Mix of Uses 

Activity centres are the location for an increasingly wide range of activities in addition to 
traditional retail and shopfront uses. Examples include: 

 commercial services – such as travel, insurance and real estate agents  

 professional services – such as legal and accounting practises 

 health care – such as doctors, dentists, podiatrists and physiotherapists  

 community services – including Centrelink, employment agencies and social support 
services, libraries and community centres 

 hospitality – in the form of bars, cafes and restaurants 

 entertainment facilities – such as cinemas and gaming 

Housing 

Activity centres are increasingly popular as locations for increased residential development. 
This trend to incorporate more residential uses in activity centres is supported by the ongoing 
decline in household sizes and changes in lifestyle, and these socio-demographic trends are 
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reflected in increasing demand for medium and higher-density apartment living. The 
development sector is also contributing to this form of residential development, with infill and 
mixed use development opportunities sought in activity centres. 

These factors are relevant to centres in Hobsons Bay and need to be considered in the context 
of future planning for activity centres. In the future, activity centres will comprise an increasing 
share of additional housing supply delivered in the municipality. 

Changing Consumer Behaviour and Demographics 

The public are continually redefining their demands for goods and services (in terms of types 
of goods and services demanded and the total level of expenditure on retail items), and their 
expectations of the way in which these are sold to them. New considerations underpin 
shopping ‘decisions’: for example, competition for a household’s disposable income is 
generated for an increasing range of activities and products, from travel, and dining-out, , to 
mobile phones, internet access and a whole range of other activities. Higher levels of personal 
debt also make shoppers more price-conscious, and so they seek out opportunities to shop in 
new retail formats, such as low-price supermarkets (e.g. ALDI) and low-price stores (e.g. 
Costco).  

The types of retail goods and services purchased by shoppers are also constantly evolving. For 
example, since the mid-1990s a general shift has occurred in retailing which places increased 
focus on entertainment and leisure merchandise and services, rather than traditional 
household and personal items.  

New Forms of Retail and Commercial Activity 

New forms of retailing have established in Australia over the past decade or so, and these 
activities are of relevance in planning for retail development in Hobsons Bay. Examples include 
the success of ALDI in the Australian market and the increased popularity of large-format retail 
models in sectors such as hardware (Bunnings, Masters), liquor (Dan Murphy’s and 1st Choice 
Liquor) and bulky goods (Harvey Norman etc). 

Likewise, evolution in work practices and economic shifts are changing the nature of 
commercial activities, such as the popularity of home-based businesses, growth of e-
commerce, and the shift in consumer preferences towards organic foods and products 
considered environmentally friendly. 

Activity centre policy therefore needs to reflect these changes and be sufficiently flexible to 
adapt to other changes that are emerging.  

Convenience Centres 

Small convenience centres and retail nodes – which traditionally provided a limited range of 
day-to-day convenience retailing to a local catchment – have come under increasing levels of 
competition from larger centres over recent years, with the number of small centres declining 
over the past twenty years or so.  
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Consumer preference for convenient, multi-purpose trips and greater reliance on the motor 
vehicle has increased the popularity of modern convenience stores attached to petrol stations. 
Petrol stations continue to increase the breadth of in-store product, with chains such as Coles 
Express and BP introducing new store formats, including café and bakery sections in some 
instances. Customer loyalty programs with affiliated supermarkets and incentives of cheaper 
petrol also contribute to the popularity of these convenience stores.  

At the same time the level of shopping convenience experienced at supermarkets has also 
increased, with the advent of express lanes, self-service check-out, extended opening hours, 
and convenient on-site free parking. Supermarkets are the dominant retail format for 
attracting a share of spending on convenience groceries, with industry data showing that up to 
75 per cent of all spending on food, liquor and groceries is captured by supermarkets (ABS 
Retail Industry Survey). 

Online Sales 

The nature of retailing has changed substantially in some sectors due to the growth of online 
retailing that does not require a ‘bricks and mortar’ presence. The embrace of internet and e-
commerce is seen as a significant challenge to existing retail operations, and has potential to 
significantly change the retail landscape further over coming years.  

The total size of the online shopping market is inherently difficult to calculate, and is made 
even more so by the popularity of purchases for consumer goods on sites such as eBay where 
sellers are not necessarily commercial enterprises. 

A range of estimates have been prepared by various private companies and analysts in recent 
times. A best estimate is that at present approximately 6 per cent of total retail sales are 
undertaken online in Australia, with a higher share of sales in the following categories:  

 computers and electrical goods 

 published media, including books, magazines, music, video and ringtones 

 jewellery and fashion accessories 

 software and apps 

 cosmetics, fragrances and personal care products 

 clothing, sporting equipment and toys 

Data compiled in the National Australia Bank Online Retail Sales Index indicates that 
approximately 73 per cent of all online purchases made by Australians are at local retailers, 
with the balance of purchases made online internationally. 

The overall expectation is that online retailing will continue to account for an increasing share 
of total consumer spending on retail goods and services. 
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Importance of Hierarchy 

A feature of activity centres is that they typically form part of a ‘hierarchy’ of centres, with 
different levels of the hierarchy performing different roles and functions – larger centres 
perform higher-order functions in the delivery of regional and sub-regional services, while 
smaller centres further down the hierarchy perform functions that are typically focused at the 
neighbourhood or local level.  

The application of a hierarchy plays an important role for councils, developers, investors and 
the wider community in guiding the location of investment, economic activity, employment 
and transport infrastructure. 

1.5  Key Issues Raised by Stakeholders  

Engagement with key stakeholders and the community was undertaken to inform the 
preparation of this report. Targeted consultation with key stakeholders was aimed at 
identifying potential issues, options and solutions around specific activity centres, while 
community consultation – both online and in person – presented the opportunity for the 
community to express their views on the key issues and opportunities faced by activity centres 
in Hobsons Bay. 

As part of the community consultation for this report, an awareness campaign was conducted 
by Council. This included public displays and advertisements on community notice boards, and 
the Council’s website to inform landowners and residents of the ‘drop-in-sessions’. 

Consultation activities included presentations and discussions at four drop-in sessions, with 
the public also having access to an online community survey, thus providing an opportunity for 
the community to provide further insight. Sessions were held in September 2014 at the Altona 
North Library, Altona Meadows Library, Williamstown Town Hall and Hobsons Bay Civic Centre.  

The following considerations were identified during consultation:  

 bulky goods outlets on Cabots Drive have positively diversified the retail offer in 
Hobsons Bay 

 centres with a highly specialised provision of traders (eg, The Circle) mean that multi-
centre shopping visits are sometimes required 

 potential exists for innovative design of inviting spaces or squares for people to stop, sit 
down and socialise in activity centres 

 the design of residential development and areas around activity centres is considered 
important to the community 

 increased-density living around activity centres could improve a centre’s economic 
viability, and the appropriate location and design will be important considerations 

 commercial viability of apartment development in high-value residential areas provides 
varying degrees of opportunity across the municipality 
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 parking and travel implications associated with increasing residential densities around 
activity centres requires consideration 

 implications of nearby existing industrial activity in Hobsons Bay should be considered in 
particular activity centres 

 implications of heritage aspects on urban design outcomes are important considerations 
in particular activity centres 

In total, approximately 70 people attended the four drop-in sessions and 26 online 
submissions were received. The feedback from these participants has been taken into 
consideration in preparing this report. 

1.6  Implications for a Strategy  

Activity centres are an important part of the urban landscape in Hobsons Bay, and careful 
planning will be required to ensure that the roles and functions of these centres are 
maintained and, where possible, further enhanced. Many social, economic and environmental 
benefits flow from an efficient hierarchy of centres.  

Although Hobsons Bay has 37 activity centres, local residents also visit centres in other 
municipalities, including Highpoint, Yarraville, Footscray, Point Cook, and the Melbourne CBD.  

A number of factors influence the roles and functions of activity centres, including dynamic 
trends in the retail industry and changes in consumer behaviour, urban design considerations, 
new technology, transport accessibility, the Internet and new locational patterns in 
commercial, professional and other activities. Residential development in activity centres and 
the importance of integrated land use and land use planning is encouraged through State and 
Local planning policies. 

The roles and functions of activity centres, as well as the various factors that influence the 
location and development of centres, will be important considerations in preparing an Activity 
Centres Strategy for Hobsons Bay. 
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2  P LA N N I N G  A N D  U R BA N  D ES I G N  F O R  AC T I V I T Y  
CE N T R ES   

This chapter outlines the planning and urban design considerations relevant to managing the 
growth and development of Activity Centres in Hobsons Bay. 

2.1  Strategic  Policy Object ives  for Activ ity Centres  

The objectives of the Planning System in Victoria are set out in Section 4(1) of the Planning & 
Environment Act 1987, and are: 

 To provide for the fair, orderly, economic and sustainable use and development of land. 

 To provide for the protection of natural and man-made resources and the maintenance 
of ecological processes and genetic diversity. 

 To secure a pleasant, efficient and safe working, living and recreational environment for 
all Victorians and visitors to Victoria. 

 To conserve and enhance those buildings, areas or other places which are of scientific, 
aesthetic, architectural or historical interest, or otherwise of special cultural value. 

 To protect public utilities and other assets and enable the orderly provision and 
coordination of public utilities and other facilities for the benefit of the community. 

 To facilitate development in accordance with the objectives set out in the points above. 

 To balance the present and future interests of all Victorians. 

These overarching planning objectives are broadly enshrined in the Victoria Planning 
Provisions (VPPs), the State Planning Policy Framework (SPPF), Local Planning Policy 
Framework (LPPF) including the Municipal Strategic Statement (MSS), local polices, and 
applicable zones and overlays. However, more broadly planning objectives involve the 
balancing of competing interests including commercial activity, residential development, social 
inclusion/access and principles of quality of the amenity of the public and private realm. 

Accordingly, it is usually through the preparation and drafting of specific strategic studies that 
competing and conflicting land use and development interests are identified.  

In the context of activity centre planning, there is a need to manage a wide mix of activities, 
including:  

 Commercial – including office, showroom, general business activities   

 Residential – including increased residential development within centres  

 Retail – including everything from major shopping centres to small corner shops 

 Community uses – such as parks, community centres, cultural facilities 
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In some instances, an activity centres policy is required to develop a balanced policy outcome 
which ensures that possible conflicts between these uses are minimised, and that the positive 
synergies which planning policy seeks to achieve are maximised. The solution to this will often 
vary significantly, based on factors including the size, scale and locational attributes of 
individual Activity Centres. 

2.2  Metropolitan Strategy  

Plan Melbourne 

Plan Melbourne sets out the State’s vision for the metropolitan area to 2050. Note that the 
new Labor Government in Victoria has committed to “refreshing” Plan Melbourne (“Plan 
Melbourne refresh”) to ensure it accurately reflects community and expert priorities and 
advice. 

Plan Melbourne, the current Metropolitan Planning Strategy, has introduced a hierarchy of 
commercial classification, as follows:  

 Metropolitan Activity Centres – the highest classification for centres other than the 
Melbourne CBD. These centres are major locations of commercial and community 
activity with metropolitan significance  

 Activity Centres – are centres identified in Plan Melbourne that are significant to the 
region which they serve, but have a lower-order role relative to metropolitan activity 
centres  

 Neighbourhood Centres – are other centres not identified specifically in Plan Melbourne 
but which are of significance to their local communities 

A total of 11 ‘Metropolitan Activity Centres’ are also nominated in Plan Melbourne as centres 
of particular strategic importance, and those of most relevance to Hobsons Bay are located at 
Footscray and Sunshine. 

Three ‘Activity Centres’ are identified, namely Altona Gate (Altona North), Altona Beach 
(Altona) and Williamstown, with the remaining centres classified (for the purposes of Plan 
Melbourne) as ‘Neighbourhood Centres’. 

Other activity centres not identified in Plan Melbourne (known in the metropolitan strategy as 
‘Neighbourhood Centres’) provide neighbourhood access to local goods, services and 
employment opportunities, and will be designated, planned and co-ordinated by local 
governments. The Hobsons Bay Activity Centres Strategy will be a key part of this process. 

Under recent changes to the State Planning Policy Framework (as part of the implementation 
of the new metropolitan strategy ‘Plan Melbourne’), ‘Activity Centres’ identified in the 
metropolitan strategy will play a much greater role than in previous strategies in 
accommodating urban growth and development.  
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The emphasis in the Plan is on supporting growth in the Activity Centres, although their 
planning will now be undertaken primarily by Council. However, a shift has occurred in State 
Planning Policy to allow greater ‘protection’ of Neighbourhood Centres, and the ability for 
Councils to now identify mandatory height limits for these centres.  

Plan Melbourne also contains strategic directions relating to Activity Centres and 
Neighbourhood Centres, as follows: 

Activity Centres – Strategic Direction:  

Enable 20-minute neighbourhoods by providing access to a wide range of 
goods and services in centres that are planned and coordinated by local 
governments. The centres will provide employment and vibrant local 
economies. Some will serve larger subregional catchments. Through the 
removal of retail floorspace and office caps, activity centres may grow 
unrestricted. (p32) 

Neighbourhood Centres – Strategic Direction: 

To provide neighbourhood access to local goods, services and employment 
opportunities. Planning in these locations will help to deliver 20-minute 
neighbourhoods across Melbourne. (p32) 

The imperatives of Plan Melbourne need to be carefully balanced with policy to protect the 
built-form outcomes in all activity centres. 

20-minute Neighbourhoods  

One of the key underpinning strategic directions introduced as part of Plan Melbourne is the 
concept and principle of the ’20-minute neighbourhood’. 

Plan Melbourne defines the 20-minute neighbourhood concept as follows: 

20-minute neighbourhoods are places where you have access to local 
shops, schools, parks, jobs and a range of community services within a 
20-minute trip from your front door. Creating a city of 20-minute 
neighbourhoods relies on creating the market size and concentration 
that can support a broad range of local services and facilities. (p11). 

The concept of the 20-minute neighbourhood means that activity centre policy needs to have 
careful consideration of the accessibility of the community to the full range of facilities and 
services which are located in centres. That is, the activity centre hierarchy needs to be defined 
in a way that ensures the principles of the 20-minute neighbourhood are taken into account.  

A diagram explaining the concept of the 20-minute neighbourhood is shown in Plan Melbourne 
and is also shown in Figure 2 on the following page. 



 

2 2  

Figure 2: The 20-Minute Neighbourhood 

 
Source:  Department of Transport, Planning and Local Infrastructure: Plan Melbourne (2013). p115 

Plan Melbourne and Structure Plans  

Plan Melbourne provides some limited context for the principle and process of Structure 
Planning through the following statement:  

All structure plans and housing strategies (already approved and 
yet-to-be-done) will need to demonstrate how they will deliver a 
greater diversity of housing, attract more jobs and help deliver the 
20-minute neighbourhood (p74). 

Other Directions from Plan Melbourne 

Plan Melbourne identifies the three key ingredients which contribute to a vibrant centre as: 

 sufficient population to attract businesses and services 

 a good walking environment 

 a centre to which people are attracted 
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Plan Melbourne also reflects changes to the Commercial and Industrial Zones that increase the 
potential for ‘out-of-centre’ development; in this regard, the implications for activity centres 
will need to be considered carefully. 

2.3  Municipal Policy Context  

Activity centres in Hobsons Bay are defined in the Hobsons Bay Planning Scheme at both 
Clause 21.02 and Clause 21.03.  

Clause 21.02 identifies the broad framework of the municipality, including the Major Activity 
Centres at Altona Beach, Altona Gate and Williamstown.  

Clause 21.03 contains a specific local policy relating to activity centres. This Clause spatially 
identifies a further network of Neighbourhood Activity Centres, including a number of 
objectives and related policy which are summarised as follows: 

 Protect business uses from residential and industrial encroachment so as to maintain 
an appropriate mix of activity and support active frontages 

 Strengthen centres by discouraging out-of-centre retail investment and by investing in 
public art, cultural activities, signage and community facilities in the centres 

 Appropriately manage car parking and access in centres within the context of an 
integrated transport system (noting major centres have separate car parking policies)  

 Maintain and enhance Williamstown Activity Centre through protection of heritage 
places, support for tourism, links to other activities, and management of car parking 

 Maintain and enhance Altona Beach Activity Centre through developing a ‘sense of 
place’ and greater connections to the foreshore, broadening the mix of uses including 
residential and tourism uses, and improving visual amenity and access, as well as 
improving links to other related areas 

 Maintain and enhance Newport Activity Centre through a focus on culture and the arts, 
intensification of residential development, and improvements to visual amenity, access 
and connectivity 

 Improve the mix of uses at Central Square to include community and health facilities 
and additional residential and retail uses 

 Improve the functionality and development of the Aviation Road Activity Centre to 
enhance integrated transport outcomes 

 Support coordinated and sustainable development of the Cabot’s site on Millers Road 
and to protect the core industry from commercial encroachment. 

Providing clear direction for activity centres in the municipality, forms one of the key guiding 
documents to achieve Goal 2 (‘A Well Planned, Vibrant and Sustainable Place’) of the 
Community Health and Wellbeing Plan 2013-2017. 
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Other important policies that will be considered or that relate to the Activity Centres include: 

 the Disability Access and Inclusion Strategy 2013-2017, which addresses physical barriers 
for people with a disability 

 the Economic Development Strategy 2015-20which will align with the Activity Centres 
Strategy 

 the Community Service and Infrastructure Plan which is currently being prepared and 
will align with the Activity Centres Strategy 

 the Integrated Transport Plan which is currently being prepared and will align with the 
Activity Centres Strategy 

 Problem Gambling on Electronic Gaming Machines 2015 

2.4  Planning Zones  

Commercial, Mixed Use and Industrial Zones 

In July 2014, the suite of commercial zones in the Victorian Planning System underwent a 
process of reform. These changes have important implications for activity centres policy and 
the nature of future retail and commercial development in the City of Hobsons Bay. 

The original five Business Zones (B1Z, B2Z, B3Z, B4Z & B5Z) were consolidated into the new 
Commercial 1 and Commercial 2 Zones (C1Z and C2Z). These zones typically accommodate the 
majority of land uses contained in activity centres in suburban areas of Melbourne, including 
Hobsons Bay.  

In addition, modifications were made to existing Mixed Use Zone and Industrial Zones to 
increase the range of allowable commercial activity, either ‘as of right’ or via Planning Permit. 

The general purpose of the commercial zone reform is to increase the ‘flexibility’ in regard to 
where commercial development can locate. This is achieved through making more commercial 
uses (such as retail and office) ‘as of right’ in the planning scheme, and removing existing 
floorspace caps. Furthermore, the potential for small supermarket-based developments to be 
developed in a wider range of planning zones has been implemented. 

Additional flexibility is also applied to allow large offices to locate outside activity centres and 
in industrial/ business precincts. 

A summary of the key aspects of the recent reforms to the commercial zones is as follows: 

 The Commercial 1 Zone (C1Z) replaced the former Business 1, 2 and 5 Zones. Similar to 
the previous B1Z, the C1Z is the primary commercial/ business-focused zone and is most 
closely associated with activity centres. In the C1Z, shops and dwellings do not require a 
permit and are deemed ‘as of right’ uses. 
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 The Commercial 2 Zone (C2Z) replaced the Business 3 and 4 Zones. ‘As of right’ uses in 
the C2Z include:  

- bulky goods (restricted retail) 

- offices 

- some light industry 

- small supermarkets up to 1,800m2 in size, with up to 500m2 of speciality shops 
(provided the site adjoins or is within 30 metres of road in a road zone and within 
metropolitan Melbourne’s Urban Growth Boundary) 

The Commercial 2 Zone also allows a Planning Permit to be issued for shops and 
supermarkets greater than 1,800m2. 

 All previous floorspace caps for retail and office use have been removed and are not 
applicable in the C1Z and C2Z (within the Urban Growth Boundary). 

 The Mixed Use Zone (MUZ) has been amended to allow small shop uses ‘as of right’ (up 
to 150m2), in addition to removing existing floorspace caps for larger shops and offices. 

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

 The previous 500m2 floorspace cap on office development in all Industrial Zones has 
been removed, noting that Hobsons Bay City Council had not opted to use the schedule 
to impose a specific floorspace cap on office development. 

In the context of the current Activity Centres Strategy, the activity centres currently operating 
in the identified hierarchy of centres involve land in the Commercial 1 Zone, with some 
instances of the Mixed Use Zone. 

The Commercial 2 Zone is associated with homemaker or bulky goods retailing (termed 
restricted retail in the Planning Scheme), with the most prominent example being at Cabot 
Drive. 

Although the Commercial 1 Zone and Mixed Use Zone will continue to guide land use and 
development in Hobsons Bay’s activity centres, the Commercial 2 Zone and the Industrial 3 
Zone reforms could also have major implications. As an example, specific areas exist in 
Hobsons Bay (C2Z or IN3Z) where a supermarket of up to 1,800m2 combined with as much as 
500m2 of speciality shops could be located ‘as of right’ (provided the site adjoins or is within 30 
metres of road in a road zone and within metropolitan Melbourne’s Urban Growth Boundary). 
These areas are shown in Figure 3.
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Figure 3: Commercial 2 Zone (C2Z) and Industrial 3 Zone (IN3Z), City of Hobsons Bay 

 
Source: Produced by Essential Economics using MapInfo, Google Earth and StreetPro  
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In the C2Z and IN3Z, the ‘use’ of a supermarket (no more than 1,800m2) with speciality shops 
(no more than 500m2) would not require planning approval. This means the primary matter of 
the use of the land for a supermarket with speciality shops could not be brought into question 
in any consideration of a development application. However, the construction of any buildings 
and works would still be subject to a Planning Permit, and would also be potentially triggered 
for any applicable parking dispensation. 

It is possible that applications for retail or commercial development in the C2Z or IN3Z could 
impact on the Activity Centres hierarchy as identified in this report. For this reason, the careful 
consideration of possible retail and commercial development in the C2Z and IN3Z, and the 
implications of this for the Activity Centres hierarchy, warrants careful examination. 

Potential for Office Floorspace Cap 

Potential exists within the Schedule to the Commercial 1 Zone to implement an office floor 
space cap. 

However, recent State Government-led planning zone reforms focussed specifically on 
providing greater flexibility for the development of commercial land uses (including office), by 
removing all floor space caps. Accordingly, it is considered likely that any proposal to 
reintroduce an office floor space cap would be resisted by the Department of Environment, 
Land, Water and Planning (DELWP), and that extremely strong and detailed strategic 
justification would be required to facilitate the implementation of such a proposal into the 
Planning Scheme. 

Regardless of the scenario outlined above, the potential to implement an office floorspace cap 
in Hobsons Bay is not recommended, noting there is a need to actively encourage additional 
office floor space. In Hobsons Bay approximately 69 per cent of the current local resident 
labour force works in white collar jobs, yet only around 55 per cent of local jobs could be 
classified as white collar employment. Thus, the need exists to implement polices to encourage 
and support the creation of additional white collar jobs locally, noting that the Economic 
Development Strategy currently being prepared has highlighted demand for more office space 
locally. 

Conversely, it is also important to ensure that any policy position to increase office space in 
Hobsons Bay should not be at the expense of displacing blue collar workers, as the jobs 
provided in the industrial area of Hobsons Bay are of regional benefit. 

Residential Zones 

Significant changes to the suite of residential zones have also recently been implemented by 
the Victorian Government. The previous Residential 1, Residential 2 and Residential 3 zones 
(R1Z, R2Z, R3Z) have been replaced with three new zones, namely the Neighbourhood 
Residential Zone (NRZ), the General Residential Zone (GRZ) and the Residential Growth Zone 
(RGZ). 
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In summary, the purpose of each residential zone is as follows: 

 Neighbourhood Residential Zone: to restrict housing growth in areas identified for 
urban preservation and allow for predominantly single dwellings with some dual 
occupancies 

 General Residential Zone: to facilitate the development of moderate housing growth 
and diversity by allowing a mix of single dwellings, dual occupancies and town houses (in 
limited circumstances). This zone contains provision for a discretionary 9.0 metre (three 
storeys) maximum height control 

 Residential Growth Zone: to support housing growth and diversity by allowing a mix of 
townhouses and apartments. This zone contains a height control (13.5 metres) which 
can be varied to be higher or lower within the Schedule to the zone 

In the example of Hobsons Bay City Council, on the 13 June 2014 a default translation of the 
existing Residential 1 Zone was undertaken to introduce the General Residential Zone within 
the municipality. 

Context for Residential Design and Character Review 

Hobsons Bay City Council is currently undertaking a Neighbourhood Character Study and 
Housing Strategy to specifically inform the application of the new residential zones in the 
municipality, including potential modifications to zone schedules to tailor outcomes.  

Activity centre-based studies, and centre-specific Structure Plans, will also guide and designate 
appropriate locations for the application of the new residential zones. This will be achieved 
through their influence on: 

 the actual location of centre boundaries (as reflected in the application of planning 
zones), and 

 the nature of development in areas immediately adjacent to activity centres 

On this basis, activity centre analysis is also closely related to considerations of the design and 
character of residential areas in Hobsons Bay.  

2.5  Local Planning Tools  

In addition to Plan Melbourne and the metropolitan planning objectives that are determined 
by the State Government, Hobsons Bay City Council also has an important role to play in 
influencing activity centre planning and development outcomes. 

The Hobsons Bay Planning Scheme – including polices, zones and applicable overlays – is the 
most direct influence on land use and development in the municipality’s activity centres. 
However, a range of strategic and statutory planning tools are also available to specifically 
assist in influencing future outcomes and to inform the planning scheme. 
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Activity Centres Strategy 

As identified in Section 2.2, an activity centres strategy will provide the overarching strategic 
direction for the planning and development of centres in a municipality. This includes 
identifying a hierarchy of centres and setting in place an integrated policy framework that 
ensures activity centres evolve and develop in a complementary manner.  

In general terms an activity centres strategy will need to identify all activity centres within a 
municipality, and will categorise these centres into an activity centre hierarchy. The activity 
centre hierarchy will effectively identify those centres expected to experience future growth 
and change, and the strategy will provide high-level guidance on how this change is to be 
implemented. However, it will be the primary role of centre-specific studies, such as Structure 
Plans and Urban Design Frameworks, to determine detailed planning policy settings for 
individual centres. 

Structure Plan  

A Structure Plan considers and documents the range of land use, development and physical 
realm aspirations and upgrades sought for an individual Activity Centre. 

In general terms, a Structure Plan will map out existing and future land use, activity and 
development within a defined area, and will usually result in recommendations for 
amendments to existing zones, overlays and polices contained in the Planning Scheme. The 
Structure Plan can also advocate for public realm upgrades which can be facilitated by Council 
or potentially jointly with traders associations via a special rates scheme and the like.  

Structure Plans are typically the principal strategic planning tool applied to the most important 
activity centres located in a municipality. 

Urban Design Framework 

An Urban Design Framework (UDF) can apply to a sub-precinct within a broader Structure Plan 
area. In this instance, a UDF will map and provide more specific detail on potential 
development initiatives and/or public realm upgrades. 

A UDF is also often prepared in the absence of an overarching Structure Plan, where an Activity 
Centre is relatively small and does not warrant a comprehensive structure planning process. 

Influence on Planning Scheme 

Once a strategic study such as a Structure Plan or UDF has been completed, the strategic 
direction of the study is often translated into statutory planning mechanisms to guide planning 
scheme controls. Usually, this involves the preparation and implementation of specific 
planning policies, zones and overlays. 

For example (illustrative only), a Structure Plan that recommends major residential growth in 
residential areas surrounding an Activity Centre would require new planning polices to be 
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drafted and zoning changes to be proposed (including potential modifications to the Zone 
Schedule and/ or a Design and Development Overlay Control).  

This proposed change to the planning scheme would specifically reflect and facilitate the 
development aspirations of the Structure Plan. Any such change to the planning scheme would 
then typically be tested through a planning panel before approval of the amendment by the 
Minister for Planning.  

2.6  Housing in Activity Centres  

Planning for new housing development in activity centres is an increasingly important strategic 
direction for activity centre policy. This situation reflects the increased focus of metropolitan 
planning on creating opportunities for infill housing in close proximity to a wide range of 
commercial services, public services, public transport options and jobs.  

Additional housing within, and where appropriate on the fringe of activity centres, adds to the 
vitality and vibrancy of an activity centre in a number of ways:  

 the creation of a permanent population that generates customer patronage for local 
businesses  

 enhanced opportunities for social interaction  

 increased use of community infrastructure located in activity centres 

 the delivery of ‘passive’ surveillance of streets and public spaces that increases the 
usability of activity centres outside normal business hours 

However, the location and design of housing in activity centres also needs to be carefully 
integrated with existing and surrounding built form, including interfaces with sensitive 
residential neighbourhoods. 

An Activity Centres Strategy will play a role in identifying those centres with opportunity and 
justification to accommodate additional housing. Likewise, centre-specific studies, such as 
Structure Plans, provide the detailed vision and guidance for the type, location and scale of 
housing development which is to be encouraged in an activity centre. 

For the smaller activity centres, which are not large enough to warrant or justify a specific 
planning study, potential exists for generalised built form guidelines to be drafted and 
developed. This would be in order to provide a policy position and general design and built 
form guidance for any future Planning Permits for use and development in these smaller 
Activity Centres. 

2.7  Urban Design and Activity  Centre Planning  

Urban design initiatives for activity centres generally seek to integrate the wide range of 
activities that occur in a centre into an accessible, sustainable, pedestrian-focused and, above 
all, pleasant urban environment that promotes activation of public spaces and connectivity.  
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High-quality public streets and public realm form the principal elements for urban design in 
activity centres. Streets are particularly complex from an urban design perspective given their 
role in accommodating traffic (pedestrian, cycle and vehicle movements), and as the primary 
location for commercial activities in street-based activity centres. 

No singular urban design response can be applied to all activity centres; rather, design must be 
fully informed on the basis of an individual centre’s locational, functional and physical context. 
It is therefore the role of strategic studies such as Structure Plans and Urban Design 
Frameworks to analyse the relevant urban and public realm characteristics and to identify 
appropriate urban design concepts and initiatives. 

Critical urban design matters typically addressed in activity centres include: 

 existing urban/ public realm structure 

 streetscape layout and design 

 location of public spaces 

 building and design guidance (incl. Environmentally Sustainable Design principles) 

 shopping mall / major retail tenants 

 land uses 

 public transport  

 bicycle infrastructure (including cycle paths and storage facilities) 

 pedestrian permeability 

 car parking access and management 

Ultimately, an activity centre should form the anchor and focal point for its local community. 
As such, the principal aims of urban design initiatives for activity centres can be summarised as 
follows: 

 Public realm: A high-quality public realm that is accessible, comfortable and engaging 
for the community 

 Street-based: Multiple and user-friendly connections and access that ensure the centre 
is integrated into the surrounding urban area 

 Safe: Ensuring the safety of the community through a mix of active measures such as 
provision of pedestrian crossings at appropriate locations, and passive design measures 
such as activation of space ensuring surveillance of areas, public lighting, and trading 
hours which can support increase the real and perceived level of safety 

 Mix of uses: Encourage a diversity of uses in Activity Centres so as to create vibrancy 
and extended hours of activity, which also intensifies the use of existing infrastructure 
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 Transport: Support high-quality integrated access by all forms of transport, including 
walking, cycling, private vehicles and public transport 

 Accessibility: Ensure that the centre is a focus for the entire community by being 
accessible for all ages and abilities 

 Environment: Encourage environmental sustainability through the efficient use of 
existing infrastructure, promote energy efficiency, and encourage water and resource 
conservation 

Through the achievement of the above urban design themes (as applicable to the scale and 
context of an individual activity centre), the importance of activity centres as a focus for the 
achievement of economic, social and environmental outcomes will be realised. 

2.8  Implications for a Strategy  

A wide mix of activities will need to be managed in activity centres in Hobsons Bay, including 
commercial, retail, residential and other uses. While the Hobsons Bay Planning Scheme is the 
most direct influence on land use and development in the municipality’s activity centres, a 
range of other planning tools such as Structure Plans and Urban Design Frameworks will be 
required to specifically assist in influencing future outcomes and to inform the planning 
scheme.  
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3  T R A N S P O RT  A N D  AC CES S I B I L I T Y   

This chapter summarises the existing transport and access network for activity centres in 
Hobsons Bay, and identifies the emerging transport challenges that need to be addressed by 
an Activity Centre Strategy. Guiding principles and objectives to promote best practice 
transport planning are then addressed, and will be used to formulate specific transport actions 
in the Strategy. 

3.1  Exist ing Transport  Network in Hobsons Bay  

The municipality of Hobsons Bay is currently served by a wide range of transport services and 
infrastructure, including: 

 three passenger rail lines (Laverton, Werribee and Williamstown lines to the City) and 10 
rail stations  

 a total of 10 local bus routes which service the local activity centres 

 a Smartbus route between Altona and Mordialloc 

 cycle links including the Federation Trail, Coastal Trail, Kororoit Creek Trail, and the Punt 
across the Yarra River 

 various pedestrian links and trails 

 a Council-managed community bus service 

 water-infrastructure, such as piers and jetties, that have potential for adaptation for 
water-based transport subject to feasibility 

This infrastructure is combined with an extensive arterial and local road network to provide 
access to activity centres in the municipality. 

Importantly, although the transport infrastructure network appears to be extensive, the level 
of public transport service could be improved, with the Werribee and Laverton rail lines 
experiencing issues with crowding and reliability respectively. Bus routes and timetables could 
also be improved to provide a more integrated public transport network.  

Issues for the northern areas of the municipality include the adverse effects associated with 
the freight network, and considerations around road safety, particularly for cycling and 
walking. The West Gate Freeway also acts as a significant physical barrier to north-south access 
into and from the municipality.  

3.2  Transport  Principles for Hobsons Bay Activity Centres  

It is appropriate to consider a number of issues related to transport that are specifically 
relevant to centres in Hobsons Bay. These are summarised as follows. 
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The 20-minute Neighbourhood 

As identified in chapter 2, the concept of the 20-minute neighbourhood is applied to activity 
centre planning. This policy goal reinforces the importance of developing strong transport 
networks that support the operation of the activity centres hierarchy in Hobsons Bay. 
Implementation of this policy helps to ensure that residents can maximise the provision of 
services located within the 20-minute time target. 

For this reason, planning for transport integration is closely related to activity centres policy. 
That is, activity centres policy has a role to play in ensuring transport networks minimise traffic 
congestion, travel times and travel costs for the community. Where this outcome is being 
achieved, the principles of the 20-minute neighbourhood are also being met.  

In addition to the specific objectives for transport and activity centres applied through the 
planning system, an increasing awareness is present in the community of the positive triple 
bottom line impacts (social, economic and environmental) of a reduced reliance on private 
vehicles and increased transport choice.  

The provision of a strong and sustainable transport network, and the adoption of effective 
integrated transport and land use planning principles, will encourage a higher proportion of 
trips by cycling, walking and public transport modes. In turn, this higher sustainable transport 
mode share will result in decreased trips by private vehicles and help to reduce traffic 
congestion on the local street network. Encouraging residents to take up walking and cycling 
to access local shops, schools and other services has a wide range of social, economic and 
environmental benefits. 

Activity Centres and Railway Stations 

The City of Hobsons Bay has a relatively strong degree of integration between activity centres 
and the metropolitan railway network. Two of the three Major activity centres (Altona Beach 
and Williamstown) have train station access, while other centres such as Harrington Square, 
Newport, and Spotswood also have direct integration with passenger train services.  

Activity centres serviced by train stations provide enhanced connections to employment, retail 
and leisure opportunities outside the municipality, as well as contributing to a higher level of 
pedestrian and on-street activity and business opportunities.  

However, these centres also tend to dedicate a significant amount of space to free public 
transport parking which, based on observation, appear to be operating at full capacity during 
the working week (for example Market Street, Newport). The land adjacent to railway stations 
has a high net worth and the availability of large capacity free car parks discourages more 
active links with railway stations - for example by cycling and walking. 
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Changes in Travel Demand 

Analysis of the latest available demographic data for Hobsons Bay highlights the following (see 
also chapter 4): 

 population growth 

 an increasing older age profile  

 declining average household sizes 

As a result of these changes, it is anticipated that the need for improved access to public 
transport, community transport networks and alternatives to private motor vehicle travel, will 
occur over coming years. 

An important opportunity is the development of pedestrian networks which focus on providing 
priority for pedestrians wherever possible. Historically, pedestrian access and planning was 
viewed as an afterthought to promoting improved motor vehicle traffic flow.  

This view in transport planning has changed significantly over time to embrace the pedestrian 
as a primary road user and to prioritise their needs accordingly. 

An important tool to help prioritise transport planning in activity centres is the road user 
hierarchy set out in Figure 4 below: 

Figure 4: Road user hierarchy 

 
Source:  Premiers Council for Active Living NSW (2010) and adopted from Department for Transport UK 

“manual for Streets’ (2007) 
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Integration of Different Transport Modes 

A transport system is an integrated network; its efficiency depends on the quality of modes 
and the links between them.  

For example, a person’s ability to commute without a car may depend not only on the quality 
of public transport services, but also on the perceived safety of bus stops and train stations, 
the quality of walking and cycling conditions, the ease of obtaining information about these 
travel options, the cost of a fare, and community attitudes towards commuting on public 
transport. 

Because transport demands are diverse (different people, areas and trips have differing travel 
needs and abilities), increasing transport system diversity can increase efficiency and equity by 
allowing each mode to be used for what it does best. For example, it is inefficient if people 
who enjoy walking and cycling are forced to drive for short trips due to poor active travel 
conditions.  

For these reasons, it is important that transport modes are not considered in isolation from 
activity centre planning in Hobsons Bay. 

Transit Oriented Development 

Transit Oriented Development (TOD) is the functional integration of land use and transit 
through the creation of compact, well-connected, mixed use communities within walking 
distance of transit corridors or nodes. TOD brings together people, jobs, and services and is 
designed to both reduce the need to travel and make it efficient, safe, convenient and 
attractive to use public transport services. 

Where possible, TOD principles need to be applied when considering activity centre planning 
and development. A recent example of TOD is the higher-density housing formats that have 
been developed in the Altona Beach activity centre, in close proximity to the railway station.  

Pedestrian Oriented Design 

Pedestrian Oriented Design (POD) relates to the design and presentation of public spaces as 
being pedestrian-friendly, as well as the provision for associated facilities to encourage walking 
and cycling to access activity centres.  

The key objective of POD is to reduce the volume of trips made in private vehicles, and limit 
the impacts associated with these short trips, such as congestion, increased parking provision 
and greenhouse gas emissions.  
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Summary of Pedestrian Oriented Design Principles 

The following design principles can help achieve strong pedestrian and transit oriented activity 
centres: 

 recognise that all activity centres are not the same, that each has its own unique context 
and serves a specific purpose in the larger context  

 ensure compatibility and connectivity with surrounding neighbourhoods 

 include high quality civic spaces (e.g. small parks or plazas) as organising features and 
gathering places for the neighbourhood 

 plan a safe, coordinated and multi- modal transportation system on the basis of existing 
and future development needs and travel patterns 

 provide equity of access and transport choice to all users and an environment where 
developed areas, recreational areas and pedestrian/ bike paths are accessible to all 

 design from the user perspective, prioritising safety and connectivity to encourage 
sustainable transport uptake  

 identify opportunities for complimentary services to cluster around transit hubs 

 foster human scale development that emphasizes pedestrian and cyclist rather than 
vehicular features by incorporating consistent and active urban street frontages 

 promote pedestrian oriented buildings, pedestrian amenities and landscaping that 
contribute positively to an appealing streetscapes 

 promote pedestrian safety by increasing the visibility and vitality of pedestrian areas 

 provide a connected network of footpaths and multi- purposed paths 

 encourage street activity to support liveable neighbourhoods and vital commercial areas 

 encourage designs that promote crime prevention, personal and community safety 

Transport Choice 

Transport choice refers to the ability that people have in regard to their choice of transport 
modes (including private vehicles) by which to access jobs, recreation and other facilities and 
services.  

Providing communities with transport choice helps to ensure equity of access to opportunities 
and minimise or avoid the adverse social and economic effects associated with exclusive 
reliance upon private car ownership and use.  

For activity centres, it is therefore important to ensure that all relevant forms of transport are 
considered in a manner that encourages choice and accessibility across the community.  
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Protecting Existing Access and Servicing Arrangements 

It is important to recognise the existing arrangements that provide an effective means of 
access to the Hobsons Bay Activity Centres.  

The Activity Centres Strategy should not disrupt current transport access patterns which 
operate in an efficient manner through existing infrastructure investment or best practice 
operations. However, it should identify and promote opportunities where potential exists to 
improve transport efficiency and encourage sustainable travel behaviours to benefit Activity 
Centres. 

SmartRoads Network Planning  

SmartRoads is VicRoads’ approach to managing Victoria’s arterial road network that strongly 
links transport decisions with land use. This means that decisions that affect arterial roads and 
road users will better consider the effects on the surrounding community, city structures and 
the environment. 

The primary objective of SmartRoads is to manage the many competing demands for limited 
road space. Depending on the time of day, some roads will be given bus or tram priority, while 
other roads provide an alternative route for through-traffic.  

A similar local network approach setting out the hierarchy of users and priority by mode, place 
and time around Hobsons Bay Activity Centres will enable the most effective and efficient use 
of limited road space resources.  

3.3  Implications for a Strategy  

The guiding principles and objectives set out above will provide a basis for formulating 
particular transport actions that reflect the specific requirements of activity centres in Hobsons 
Bay.  

It is anticipated that although individual centres will present different issues and opportunities, 
actions will be required to prioritise the need to support development and improve amenity, 
protect existing servicing arrangements, improve access for all members of the community, 
and promote a shift to more sustainable transport modes. 



 

3 9  

4  D E M O G R A P H I C  A N D  S O C I O - E CO N O M I C  
T R E N D S  

This chapter provides a summary of key features of the demographic and socio-economic 
profile of the City of Hobsons Bay. The analysis is important as it provides the backdrop to 
subsequent assessments of activity centres in the municipality and the steps involved in 
planning for the future of these centres. 

4.1  Study Area Precincts  

The distribution of centres in Hobsons Bay is related to the broader land use patterns in the 
municipality that include significant areas of industrial land and open spaces. As a result, the 
municipality can be considered to comprise a number of distinct urban segments or precincts.  

For the purposes of this report, a total of four precincts have been identified, as shown in 
Figure 5. They include: 

 North Precinct – this is generally bounded by the West Gate Freeway in the north, 
however this Freeway does cut Altona and Brooklyn; residential areas from Spotswood 
in the east to around Grieve Parade in the west; and by the railway line in the south. The 
eastern part of the precinct with its well-established residential areas is beginning to 
gentrify, while the western areas retain their traditional ‘working family’ feel. This part 
of Hobsons Bay has a comprehensive network of both smaller and larger activity centres 

 South-East Precinct – this is focussed around Williamstown and includes those areas 
generally located south of the Newport railyards that tend to have a higher-income 
socio-economic profile than the municipal average 

 Central Precinct – this includes the urban area of Seaholme, Altona and Westona that 
are relatively self-contained and ringed by open space, the Western Industrial Precinct 
and Port Phillip Bay 

 West Precinct – this is a relatively self-contained area, however cut by the Princess 
Highway. It also integrates with urban areas in the adjoining municipality of Wyndham 
(Point Cook) and the adjoining industry areas of Laverton North. This precinct is 
generally characterised by more recent urban development compared with the balance 
of Hobsons Bay. The former Laverton airbase is located on the northern edge of this 
precinct 

The subsequent economic analysis in this report is based on these defined precincts and 
provides an understanding of the factors in Hobsons Bay that are influencing activity centre 
performance and development.  

The overall direction is intended to ensure that activity centres across all four precincts further 
develop and evolve in an integrated policy framework that benefits all interests in the 
municipality. 
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Figure 5: Study Area Precincts, City of Hobsons Bay 

  
Source: Produced by Essential Economics using MapInfo and StreetPro  



 

4 1  

4.2  Population Trends by Precinct  

Historic 

In 2014 the resident population in the City of Hobsons Bay totalled approximately 88,990 
persons, having increased from approximately 83,370 persons in 2001 at a moderate growth 
rate of +0.5 per cent pa. This compares to an average growth rate of +1.9 per cent pa for 
metropolitan Melbourne as a whole. 

The municipality’s net population growth over the period 2001 to 2014 involved +5,620 new 
residents, with 83 per cent of this growth (or +4,670 residents) occurring in the North and 
South-East precincts. These two precincts combined have a resident population of 46,800 
persons, representing just over one-half of the total population in the municipality, and this 
has driven interest for both retail and non-retail activity centre-type development in these 
areas. 

Over the same period, only moderate population growth occurred in the Central Precinct 
(+790 persons) and in the West Precinct (+160).  

Table 3 shows these population levels and trends over the period 2001 to 2014 for each 
Precinct (and for smaller areas as defined by id consulting), together with forecasts to 2036. 
The forecasts have been prepared by id Consulting.  

Table 3: Population Trends, City of Hobsons Bay, 2001 to 2036 

 2001 2011 2014 2016 2021 2026 2036 

Population        
North Precinct 24,350 25,920 26,720 27,530 30,570 33,890 39,390 
South-East Precinct 17,780 19,790 20,080 20,750 22,490 22,920 22,550 
Central Precinct 12,310 12,260 13,100 13,400 14,280 14,680 15,320 
West Precinct 28,930 29,420 29,090 28,980 29,270 29,350 29,990 
Total Hobsons Bay 83,370 87,390 88,990 90,660 96,600 100,830 107,240 

Metro. Melbourne 3,471,630 4,169,370 4,407,410 4,566,100 5,011,610 5,447,920 
6,269,31

0 

Average Annual Growth Rate (No.)     
North Precinct  160 270 410 610 660 550 
South-East Precinct  200 100 340 350 90 -40 
Central Precinct  -10 280 150 180 80 60 
West Precinct  50 -110 -60 60 20 60 
Hobsons Bay City  400 530 840 1,190 850 640 
Metro. Melbourne  69,770 79,350 79,350 89,100 87,260 82,140 

Average Annual Growth Rate (%)     
North Precinct  0.6% 1.0% 1.5% 2.1% 2.1% 1.5% 
South-East Precinct  1.1% 0.5% 1.7% 1.6% 0.4% -0.2% 
Central Precinct  0.0% 2.2% 1.1% 1.3% 0.6% 0.4% 
West Precinct  0.2% -0.4% -0.2% 0.2% 0.1% 0.2% 
Hobsons Bay City  0.5% 0.6% 0.9% 1.3% 0.9% 0.6% 
Metro. Melbourne  1.8% 1.9% 1.8% 1.9% 1.7% 1.4% 

Source: id Consulting, Forecast id, December 2014; DTPLI (Victoria in Future, 2014) 
Note:  Figures rounded  
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Forecast 

The resident population in Hobsons Bay is forecast to increase from an estimated 88,990 
persons in 2014, reaching 96,600 persons by 2021 and 107,240 persons by 2036, according to 
id Consulting.  

This growth represents an overall increase of +18,250 persons over the 22-year period (or an 
average of 830 persons pa). These forecasts are broadly comparable to those recently released 
by DTPLI (Victoria in Future, 2014) which indicate the municipality’s population is expected to 
expand by approximately +21,910 residents by 2036. 

North Precinct 

The resident population in the North Precinct is forecast to undergo a significant increase from 
an estimated 26,720 residents in 2014, to reach 30,570 residents in 2021 and 39,390 residents 
by 2036. This represents an additional +12,670 persons (or an average of 580 persons pa), and 
is equivalent to two-thirds of the forecast total population growth in Hobsons Bay.  

Altona North and Spotswood/South Kingsville are expected to be key residential development 
areas in this Precinct, accounting for approximately 62 per cent of the total population growth 
in the municipality. The main locations for growth over the period 2014-36 include: 

 Altona North:   +7,830 persons 

 Spotswood - South Kingsville: +3,390 persons 

 Newport West:   +1,180 persons 

 Brooklyn:    +280 persons 

South-East Precinct 

The South-East Precinct population is forecast to increase from an estimated 20,080 persons in 
2014, to reach approximately 22,550 persons by 2036. This represents a total increase of 
+2,470 persons or +110 persons pa. 

Locations where population change is projected over the period 2014 to 2036 include: 

 Williamstown:   +2,070 persons 

 Williamstown North:  +420 persons 

 Newport East:   -20 persons 

Central Precinct 

The Central Precinct resident population is forecast to increase from approximately 13,100 
persons in 2014, reaching 15,320 persons by 2036. This represents a total increase of +2,220 
persons at an average of approximately +100 persons pa. 
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The residential areas of Altona and Seaholme are forecast to achieve population growth over 
the next 22 years, with the mainly non-residential northern parts of the Precinct 
accommodating a range of key large-scale industrial uses.  

West Precinct 

Limited population growth is forecast for the West Precinct, with the resident population 
forecast to increase from approximately 29,090 persons in 2014 to reach 29,990 persons in 
2036. This represents total growth of approximately +900 residents at an average growth of 
approximately +40 persons or +0.1 per cent per annum. 

Locations where population change is projected over the period 2014 to 2036 include: 

 Laverton:   +1,040 persons 

 Altona Meadows:  +260 persons 

 Seabrook:   -410 persons 

4.3  Socio-Economic  and Demographic  Analysis  

A summary of socio-economic and demographic characteristics for the City of Hobsons Bay 
based on data available from the ABS 2011 Census of Population and Housing is shown in 
Table 4. Comparisons are provided with the metropolitan Melbourne average. 

The analysis shows the following patterns:  

Income: Median income levels in Hobsons Bay relating to individuals ($30,170) 
and households ($67,200) are generally in line with the wider 
metropolitan Melbourne area ($30,810 and $69,510 respectively). 

Residents in the South-East Precinct have significantly higher average 
income levels than other parts of the municipality, with the lowest 
averages recorded in the West Precinct. Variations in median 
household income levels are highlighted in Figure 6. 

Age Structure: The median age of Hobsons Bay residents (38 years) is slightly older 
than the Melbourne average (36 years), with residents in the Central 
Precinct having the highest median age (42 years) in the municipality. 

Place of Birth: The proportion of the population born in Australia (67.4%) mirrors the 
Melbourne average (66.8%), although a significantly higher proportion 
of residents in the South-East Precinct (78.1%) were born in Australia 
compared with other parts of the municipality. 

Home Ownership: A higher than average share of homes are fully-owned (37.3%) relative 
to the Melbourne average (33.5%), while the rental market comprises 
a share of housing stock which matches metropolitan Melbourne. 
Home ownership levels are highest in the Central Precinct (45.1%), 
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while the highest proportion of rental accommodation is in the North 
Precinct (31.2%). 

Housing Costs:  The median amount spent on mortgage repayment in Hobsons Bay is 
approximately 2 per cent lower than the metropolitan median, 
although this figure varies significantly across the four Precincts.  

The highest median monthly mortgage repayments are made by 
residents in the South-East Precinct ($2,130), while the lowest median 
is found in the West Precinct ($1,530).  

Overall, median rent in Hobsons Bay ($1,800) is just 2.2 per cent below 
the wider metropolitan median ($1,840).  

Occupation: Residents in the West Precinct have a significantly higher blue-collar 
employment profile (40.4%) compared with the municipality as a 
whole (30.1%) and metropolitan Melbourne (27.8%), while the South-
East Precinct has a notably higher proportion of managers and 
professionals in its resident labour force (83.2%) compared with the 
municipality (70.0%) and metropolitan Melbourne (72.1%).  

In summary, residents of the City of Hobsons Bay tend to be slightly older than the Melbourne 
average, have a slightly below-average income profile overall (noting that significant variation 
exists within the municiaplity), have a typical degree of ethnicity in a metropolitan context, 
and generally own their home. 
  



 

4 5  

Table 4: Socio-Economic Characteristics, City of Hobsons Bay, 2011 

Category 
North 

Precinct 

South 
East 

Precinct 

Central 
Precinct 

West 
Precinct 

Hobsons 
Bay 

Greater 
Melbourne 

Income       

Median individual income (annual) $28,750 $39,680 $29,570 $26,830 $30,170 $30,810 

Variation from Greater Melbourne median -6.7% 28.8% -4.0% -12.9% -2.1% 0.0% 

% of persons (15 years or older) earning $1,000pw or more 29.0% 40.9% 29.2% 22.6% 29.6% 29.2% 

Median household income (annual) $62,440 $91,170 $60,240 $64,260 $67,200 $69,510 

Variation from Greater Melbourne median -10.2% 31.2% -13.3% -7.6% -3.3% 0.0% 

% of Households earning $2,500pw or more 20.1% 35.9% 18.5% 13.8% 21.5% 21.6% 

Age Structure             

0-4 years 7.7% 6.8% 5.8% 6.6% 6.8% 6.5% 

5-19 years 15.1% 20.1% 13.9% 18.3% 17.1% 18.3% 

20-34 years 23.0% 14.5% 18.9% 23.7% 20.7% 22.9% 

35-64 years 37.5% 46.2% 41.7% 41.4% 41.4% 39.1% 

65-84 years 14.2% 10.4% 16.9% 9.1% 12.0% 11.3% 

85 years and over 2.5% 2.0% 2.9% 1.0% 1.9% 1.8% 

Median Age (years) 37 40 42 36 38 36 

Country of Birth       

Australia 64.4% 78.1% 68.3% 62.3% 67.4% 66.8% 

Other Major English Speaking Countries 6.6% 10.4% 11.8% 6.4% 8.1% 7.6% 

Other Overseas Born 29.0% 11.6% 19.9% 31.4% 24.5% 25.6% 

% speak English only at home 60.6% 84.9% 78.8% 61.8% 69.2% 69.5% 

Dwelling Structure (Occupied Private Dwellings)       

Separate house 72.0% 63.9% 73.6% 90.8% 76.3% 72.7% 

Semi-detached, row or terrace house, townhouse etc. 16.8% 21.6% 10.5% 2.8% 12.5% 11.6% 

Flat, unit or apartment 10.5% 12.9% 15.7% 6.3% 10.6% 15.3% 

Other dwelling 0.7% 1.7% 0.3% 0.0% 0.6% 0.4% 

Occupancy rate 91.5% 90.4% 91.4% 93.4% 91.8% 91.0% 

Average household size 2.5 2.5 2.3 2.7 2.5 2.6 

Tenure Type (Occupied Private Dwellings)       

Owned outright 36.9% 35.9% 45.1% 34.8% 37.3% 33.5% 

Owned with a mortgage 31.4% 36.1% 25.7% 37.8% 33.6% 37.7% 

Rented 31.2% 27.3% 28.7% 27.1% 28.6% 28.0% 

Housing Costs       

Median monthly mortgage repayment $2,030 $2,130 $1,840 $1,530 $1,800 $1,840 

Variation from Greater Melbourne median 10.3% 15.8% 0.0% -16.8% -2.2% 0.0% 

Median mortgage as a share of median household income 39.0% 28.0% 36.7% 28.6% 32.1% 31.8% 

Median weekly rents $290 $320 $280 $270 $290 $310 

Variation from Greater Melbourne median -6.5% 3.2% -9.7% -12.9% -6.5% 0.0% 

Occupation             

Managers & professionals 37.3% 52.6% 35.2% 23.8% 36.3% 37.4% 

Clerical & sales workers 33.3% 30.6% 34.9% 35.7% 33.7% 34.7% 

Technicians & trades workers 13.7% 10.2% 15.1% 16.1% 13.8% 13.7% 

Machinery operators & drivers 7.1% 2.5% 6.9% 11.4% 7.4% 6.0% 

Labourers & related workers 8.6% 4.1% 8.0% 12.9% 8.9% 8.1% 

Source:  ABS Census of Population and Housing 2011 
Note:  Figures rounded 
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Figure 6 Median Household Income, City of Hobsons Bay, 2011 

 
Produced by Essential Economics using MapInfo, StreetPro and ABS Census data 
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SEIFA Index 

Socio-Economic Indexes for Areas (SEIFA) is an ABS measure which ranks areas according to 
various measures of socio-economic and positional disadvantage.  

The SEIFA indices are based on an Australia-wide average of 1,000. Therefore a score below 
1,000 represents disadvantage relative to the Australian average, while a score above 1,000 
represents relative advantage compared with the Australian average. The SEIFA is the most 
widely used general measure of socio-economic status (SES) by area, and is shown in Table 5 
for Hobsons Bay and the identified precincts.  

The SEIFA indices broadly show that the City of Hobsons Bay is in line with Australia-wide 
characteristics, although the Index also identifies the South East Precinct as an area of 
particular advantage, while the Index for the West Precinct indicates an area of relative 
disadvantage. 

Table 5: SEIFA comparison, City of Hobsons Bay, 2011 

 
Advantage/ 

Disadvantage 
Disadvantage 

Economic 
Resources 

Education and 
Occupation 

Explanation 
General socio-  

economic index 

Index of socio- 
economic 

disadvantage 

Economic resources 
available to 
households 

Level of 
education and 

occupation-
related skills 

North Precinct 977.8 972.5 968.4 1,009.1 
South East Precinct 1,076.1 1,066.4 1,035.0 1,121.7 
Central Precinct 1,008.6 1,019.0 987.8 1,017.5 
West Precinct 962.0 974.6 974.5 949.3 

Total Hobsons Bay 999.3 1,001.2 988.3 1,016.1 

Greater Melbourne 1,021.1 1,020.3 1,008.5 1,032.0 

Source: ABS Census of Population and Housing 2011 

4.4  Housing Demand  

The number of new dwelling approvals in Hobsons Bay has generally been consistent in the 
period 2008 to 2014, with a peak of 540 new dwellings approved in 2010 compared with a low 
of 250 new dwellings in 2008. Dwelling approval trends have averaged 400 approvals per 
annum over the past five years, but the trend has moderated slightly since the peak in 2010, 
noting that these trends are in line with trends observed in the wider metropolitan Melbourne 
region.  

In general, new dwelling approvals in the municipality 
over the past five years have been increasing slightly as a 
percentage of overall metropolitan Melbourne approvals, 
increasing from 1.2 per cent in 2008 to 2.1 per cent in 
2013, as shown in Table 6. Detailed data from the past 
three financial years shows that the North Precinct has 
largely been the focus for dwelling approvals, comprising 

New Dwelling Approvals 

(2012/13 - 2013/14) 

North Precinct  49% 

South-East Precinct 26% 

Central Precinct  13% 

West Precinct  11% 



 

4 8  

a 49 per cent share of all dwelling approvals recorded in the municipality. 

Information provided by Council indicates that the development landscape in the municipality 
is set to undergo significant change over the next few years, with applications recently 
approved for Williamstown (800 dwellings) and Spotswood (240 dwellings). These proposed 
developments will have implications for nearby Activity Centres, and this aspect will require 
due consideration in the Activity Centres Strategy. 

Table 6: New Dwelling Building Approvals, City of Hobsons Bay, 2008 - June 2014 (No.) 

Year 
City of  

Hobsons Bay 
Metropolitan  

Melbourne 
Hobsons Bay Share 

of Metropolitan Total 

2008 250 19,770 1.3% 
2009 440 37,130 1.2% 
2010 540 43,440 1.2% 
2011 440 34,760 1.3% 
2012 400 30,080 1.3% 
2013 480 22,970 2.1% 
2014 (June)* 270 22,740 1.2% 

Total 2,820 210,890 1.3% 

Source: Victorian Building Authority 
Note:  Figures rounded 
 *6 months to June 2014 

The City of Hobsons Bay is characterised by detached dwellings, accounting for approximately 
76 per cent of all dwellings, excluding ‘not stated’ and ‘other dwelling types’ such as caravan 
and cabin. This information is shown in Table 7. 

However, the dominance of detached dwellings in the municipality is changing. Between 2001 
and 2011, approximately 63 per cent of (net) new dwelling stock in the City of Hobsons Bay 
comprised medium-density development formats, including semi-detached housing or 
townhouses (ABS Census data).  

Specifically, the North Precinct has been the focus of significant intensification in the density of 
dwelling stock, while separate houses have remained a focus of development in the West 
Precinct. 

The increasing share of medium-density dwellings (including units/apartments) indicates a 
shift towards higher density housing formats and increased housing diversity, particularly in 
the eastern portion of the municipality.  
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Table 7: Change in Dwelling Types, City of Hobsons Bay, 2001-2011 

Dwelling Type 
2001 2011 

No. Share No. Share  

Separate house     
North Precinct 7,830 82% 7,619 72% 
South-East Precinct 5,043 69% 5,039 63% 
Central Precinct 3,929 76% 3,980 72% 
West Precinct 8,688 89% 9,932 90% 
Hobsons Bay (C) 25,490 80% 26,575 76% 
Greater Melbourne 1,003,033 75% 1,163,659 72% 

Medium density     
North Precinct 1,666 17% 2,879 27% 
South-East Precinct 1,970 27% 2,586 33% 
Central Precinct 1,197 23% 1,475 27% 
West Precinct 1,106 11% 1,052 10% 
Hobsons Bay (C) 5,950 19% 8,012 23% 
Greater Melbourne 266,570 20% 345,006 21% 

High density     
North Precinct 32 0% 110 1% 
South-East Precinct 346 5% 331 4% 
Central Precinct 15 0% 56 1% 
West Precinct 3 0% 7 0% 
Hobsons Bay (C) 391 1% 503 1% 
Greater Melbourne 70,936 5% 118,402 7% 

Total Dwellings, City of Hobsons Bay 31,831 100% 35,090 100% 

Source:  id Consulting, Forecast id, December 2014; ABS Census of Population and Housing 2011 
Note:  Figures exclude Not Stated and ‘other’ dwelling types such as caravan 

'High density' includes flats and apartments in 3 storey and larger blocks 

Table 8 shows the forecast dwelling numbers for the City of Hobsons Bay based on the 
forecasts prepared by .id Consulting in December 2014. 

Overall, the total number of dwellings is expected to increase from 36,400 dwellings in 2014 to 
44,630 dwellings in 2036, representing an increase of +8,230 dwellings to be accommodated in 
the municipality over the next 22 years. Based on this scenario, an average demand for 
approximately 374 dwellings a year is estimated for the municipality to 2036. 

The forecast data highlights the changing locational patterns of dwelling development to 2036, 
noting the following in particular: 

 the majority of dwelling growth is forecast for development in areas of the North 
Precinct. For example, the suburbs of Altona North and Spotswood/South Kingsville are 
anticipated to be key growth suburbs which are likely to accommodate a significant 
share (approximately 55%) of dwelling growth to 2036 due to the large Strategic 
Redevelopment Areas (SRAs) in these locations 

 the South-East Precinct is anticipated to accommodate 1,360 new dwellings in the 
period to 2036. The long-established suburb of Williamstown is forecast to 
accommodate 1,040 of these new dwellings, accounting for around 13 per cent of the 
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total increase in dwellings in the municipality over the period with the majority of new 
dwellings located in the SRA 

 only limited growth is forecast in the suburb of Seabrook in the West Precinct, as the 
available land for development becomes exhausted 

In addition to the SRAs, activity centres are anticipated to play a key role in accommodating a 
portion of this forecast dwelling growth and the Activity Centres Strategy will need to provide 
an appropriate level of direction and guidance. Dwelling forecasts are investigated in further 
detail in chapter 6. 

Table 8: Forecast Dwelling Growth, City of Hobsons Bay, 2014-2036 (No.) 

Area 2014 2021 2036 
Change  

2014-2036 

North Precinct 11,060 12,640 16,170 +5,110 
South-East Precinct 8,270 9,230 9,630 +1,360 
Central Precinct 5,860 6,250 6,700 +840 
West Precinct 11,210 11,650 12,140 +930 

Total Hobsons Bay 36,400 39,770 44,630 +8,230 

Source: id Consulting, Forecast id, December 2014 
Note:  Figures rounded  

4.5  Tourism and Visitation  

Hobsons Bay provides a range of tourism infrastructure which is predominantly linked to the 
day visitor market. Typically, the business sectors which are most reliant on tourism and 
related activities for revenues and jobs are cafes and restaurants, visitor accommodation, and 
transport. 

The Sustainable Tourism Strategy (2006-2012) provides some insights relating to tourism 
activity in the municipality: 

 most of the 500,000 visitors annually to the Scienceworks museum are families from 
other parts of Melbourne who spend several hours at the museum and return home, i.e. 
the visit to Scienceworks is generally the sole purpose of the trip 

 Point Cook Coastal Park and Cheetham Wetlands attract some 200,000 visitors annually. 
The parklands predominantly meet the open space needs of residents living in the 
Hobsons Bay and Wyndham municipalities, but they also attract visitors from across 
Melbourne and further afield 

 the RAAF Museum at Point Cook (located just outside the municipality) attracts an 
estimated 100,000 visitors annually 

 visitors to the Nelson Place precinct in Williamstown are also largely day visitors, mostly 
drawn from other parts of metropolitan Melbourne. Estimates of visitors using Gem Pier 
are around 375,000 visitors per annum, based on discussions with local industry 
operators and visitor centre staff 
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 Altona Pier attracted in the order of 150,000 visitors, based on historical data and 
adjusted for likely visitation growth 

The importance of day visitors to particular Activity Centres will require specific consideration 
in the Activity Centres Strategy in terms of servicing the needs of both the local community 
and tourists and other visitors.  

4.6  Local Labour Force and Jobs  

Ideally, a region will provide at least enough jobs to match the number of residents in the 
region’s labour force, thus giving a Job Provision Ratio of 1.0. In some circumstances, a region 
(e.g. Melbourne’s CBD) will provide an excess of jobs over resident labour force numbers (and 
therefore attract workers into the CBD for employment), while in other cases a region may 
have a deficit of jobs compared with its resident labour force (and thus resident workers have 
to travel beyond the region to find work). 

While there will always be a degree of labour force movement within and beyond a region, the 
Job Provision Ratio provides a broad indication of the extent to which a particular area 
provides regional-based job opportunities.  

For the City of Hobsons Bay, ABS Journey to Work (JTW) data shows that in 2011 the area had 
a total resident labour force of approximately 41,500 persons and a total of approximately 
31,500 jobs. This is equivalent to a Job Provision Ratio of 0.8. Thus, a deficit exists in the 
provision of jobs in the municipality equivalent to some 10,000 jobs, as shown in Table 9. 

However, Job Provision Ratios across the City of Hobsons Bay vary considerably, with the West 
Precinct having a ratio of just 0.1. Thus, many of that area’s residents must seek employment 
in other parts of the municipality or beyond. 

This indicator is a measure of the extent to which it is desirable to encourage further growth in 
jobs in the municipality, thus providing more locally-based employment opportunities and 
reducing travel-to-work journeys.  

Activity Centres have the potential to make a significant contribution to promoting the 
economic sustainability and self-sufficiency of precincts in Hobsons Bay, and therefore 
contribute to job generation.  

At present, approximately 76 per cent of employed residents of Hobsons Bay are employed 
outside the municipality. While its large industrial precincts are widely recognised as key 
employment locations in the metropolitan region, Activity Centres in Hobsons Bay can create 
jobs which enable resident job seekers in the municipality and the surrounding region to work 
closer to home. This reduces long distance travel to employment locations outside the region, 
including locations outside the western region of metropolitan Melbourne.  

Potential sustainability benefits arising from increased local employment include a significant 
reduction in car usage, congestion and associated exhaust emissions; a reduction in road 
maintenance costs; and a reduction in future transport infrastructure costs. Likewise, local 
employment assists in generating retail and other spending within the municipality. 
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A number of lifestyle benefits are also associated with local job provision. Examples include 
significantly reduced commuting times (allowing more time for personal/family/ 
leisure/recreational pursuits), reduced commuting costs, and the ability for some resident 
employees to walk or cycle to work (and which generates both personal and economic 
benefits). 

Table 9: City of Hobsons Bay – Job Provision Data, 2011 

Precinct No. Jobs Labour Force Job Provision Ratio 

North Precinct 9,070 11,660 0.8 
South-East Precinct 7,660 9,990 0.8 
Central Precinct 11,650 5,850 2.0 
West Precinct 1,860 14,100 0.1 
Not Specified 1,240 0 na 

City of Hobsons Bay 31,480 41,590 0.8 

Source:  ABS Census of Population and Housing 2011 
Note:  Figures rounded 

4.7  Implications for a Strategy  

The Activity Centres Strategy will need to take into account the following aspects: 

 Consideration of future activity centre outcomes in Hobsons Bay requires analysis of 
precincts which reflect variations in socio-economic characteristics and in shopping and 
visitation patterns. Four precincts have been identified and they comprise a North 
Precinct (Altona North, Brooklyn, Newport West, Spotswood - South Kingsville), South-
East Precinct (Newport East, Williamstown, Williamstown North), Central Precinct 
(Altona – Seaholme), and West Precinct (Altona Meadows, Laverton, Seabrook). 

 The increase in resident population of the City of Hobsons Bay from 83,370 persons in 
2001 to 88,990 persons in 2014; approximately 83 per cent of this growth has occurred 
in the North Precinct and South-East Precinct. 

 Forecast population growth of +18,250 persons (and involving +8,230 dwellings) in 
Hobsons Bay into the future, with growth continuing to concentrate in the North 
Precinct. Due to this pattern of growth, in general terms the areas in the north-eastern 
parts of the municipality will be increasingly important for the activity centres hierarchy 
in coming years. 

The implementation of the Hobsons Bay Activity Centres Strategy and the Hobsons Bay 
Housing Strategy will assist in ensuring that housing needs of the municipality are met, and 
that the provision of retail, commercial and other facilities and services meet the needs of the 
forecast growth of +18,250 residents by 2036, as well as meeting the needs of tourists and 
other visitors to the municipality’s activity centres. 
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5  ACT I V I T Y  CE N T R ES  H I E R A R CH Y  

This chapter presents a description of the activity centres hierarchy operating in Hobsons Bay, 
and indicates how these centres provide a variety of retail, commercial, community, 
entertainment and civic facilities and services to the surrounding region.  

5.1  Hobsons Bay Activity Centre  Hierarchy  

In planning policy it is useful to categorise centres according to their place in an activity centres 
hierarchy.  

The activity centres hierarchy is a conceptual tool which recognises that centres have differing 
roles in their provision of retail and other goods and services. In a retail context, for example, 
large centres typically offer a wide range of higher-order shopping facilities and provide 
shoppers with the opportunity to browse and compare goods among a range of different 
shops, thus attracting people from a large catchment in geographic and population terms.  

In contrast, smaller centres and those with a limited retail role are generally confined to selling 
convenience (or day-to-day) and grocery merchandise, and tend to trade more locally from a 
smaller catchment. 

In defining the hierarchy, reference is made to a range of factors, including: 

 the size, scale and diversity of retail, commercial and other activities in a centre 

 the land use mix in a centre, and in particular the type of traders and facilities available 

 the role and function served by a centre to the surrounding community 

 the presence or otherwise of major traders and ‘anchor’ uses such as supermarkets and 
substantial community facilities 

 the physical capacity, market demand and planning support for a centre to experience 
growth and change over time 

Having regard for this listing of features, the hierarchy reflects a balance between the existing 
and future role and function of activity centres, and is not purely determined by the quantity 
of retail and commercial floorspace. 

Broad roles and functions are identified for centres in the hierarchy as a guide for Council 
decision-making with respect to future retail (and other) development at activity centres.  

The hierarchy provides the rationale for future expansion of retail shopping and commercial 
facilities in Hobsons Bay, based on the underlying research in this report (see chapter 7). 
Likewise, the hierarchy reflects a rationale for Council in deciding investment priorities and the 
location of community infrastructure, and in determining the allocation of capital works 
budgets etc. 
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For example, if two potential locations are identified for a major component of Council 
infrastructure (such as a library or recreation centre), a general preference would be for the 
location that best reflects the activity centres hierarchy.  

Hierarchy Definitions 

A review of the activity centres hierarchy serving Hobsons Bay has been undertaken for the 
purposes of this report, with the new five-level hierarchy described as follows.  

Major Activity Centres 

These centres are the highest-order centres in Hobsons Bay, providing the largest provision of 
retail, commercial and community facilities. The Major Activity Centres have been identified in 
metropolitan planning (Plan Melbourne) as an important focus for future investment, and will 
continue to have an important role in serving both residents and visitors to Hobsons Bay.  

Major Activity Centres in Hobsons Bay comprise major retailer anchors (including 
supermarkets) and a substantial range of supporting shops and businesses. These centres are a 
particular focus for a range of community activities and opportunities for interaction. A special 
policy emphasis is placed on ensuring that Major Activity Centres are well-served by integrated 
transport services and provide a high level of amenity for users.   

Neighbourhood Centres 

Neighbourhood centres have a focus on meeting the day-to-day retail needs of the local 
communities which they serve, including a range of commercial and community functions. 
These centres are important locations for providing convenient access to the basic goods and 
services required to support the core needs of surrounding residents.  

To assist in the application of activity centres policy, this report also specifically classifies Large, 
Medium and Small neighbourhood centres in order to distinguish between the different role 
and function of individual centres.  

 Large Neighbourhood Centre: This is a centre with a comprehensive range of retail, 
commercial and community services meeting virtually all of the basic grocery and 
convenience needs of the surrounding community which it serves. Typically, this 
Centre incorporates a full-line supermarket(s) and an extensive range of specialty 
shops across a range of retail and non-retail categories. Total combined retail and 
commercial floorspace is generally in excess of 10,000m2. 

Large neighbourhood centres are a particular focus for future private and public sector 
investment due to the importance of these centres to the surrounding community and 
the diversity of uses accommodated in these centres. 

 Medium Neighbourhood Centre: This is a centre with an important role in meeting the 
basic needs of surrounding residents, but which has a relatively limited range of 
services or may lack a major anchor tenant (generally a full-line supermarket) that 
would otherwise provide the full range of day-to-day requirements. Typically a 
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medium neighbourhood centre will have less than 10,000m2 of retail and commercial 
floorspace. 

Medium neighbourhood centres have a role in accommodating the intensification of 
activity and providing a more diverse range of uses than in a Small centre. However, 
the scale of development is expected to be lower than for a large neighbourhood 
centre. 

 Small Neighbourhood Centre: This is a centre that meets only the basic grocery and 
convenience needs of the surrounding population, but is nonetheless an important 
community focal point and location for business and investment. Some limited change 
and investment in these centres is expected over time. Small neighbourhood centres 
do not contain a major supermarket operator, although they generally contain a 
convenience supermarket or large grocery store, and typically comprise less than 
4,000m2 of retail and commercial floorspace.  

Local Centres 

These are small centres that provide for only basic convenience shopping and other needs of a 
localised area and they complement the role and function of other typically larger Major and 
Neighbourhood activity centres. They can be used as a ‘top-up’ opportunity in place of 
travelling to a larger centre (e.g. for milk and other basic groceries). In the Hobsons Bay 
context, local centres typically comprise between 1,000m2 and 3,000m2 of floorspace. 

Micro Centres 

These centres comprise one or a handful of shops that are intended to serve the most simple 
of convenience shopping and other needs. In some instances, micro centres no longer serve a 
viable role and function, while in other cases they continue to play an important convenience 
role in their local community. 

Enterprise Area 

These are mixed business areas that include a range of homemaker retail, showroom and 
other commercial businesses relying on significant exposure to passing traffic and are 
accessible to the regional road network. 

Activity Centres by Classification 

Using the revised definitions, Figure 7 and Table 10 show the activity centres hierarchy 
currently serving Hobsons Bay. 

Although centres may perform the same or similar role in the hierarchy, all centres are unique 
and provide varying levels of facilities and services.  

Encouraging individual centres to exhibit their own unique ‘local’ characteristics will ensure 
centres provide the full range of essential services, as well as providing a range of experiences 
for residents and visitors. 
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Figure 7 Activity Centre Hierarchy, City of Hobsons Bay  

  
Source: hansen partnership pty ltd 
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Table 10: Hobsons Bay Activity Centre Hierarchy Description 

Level in Hierarchy No. of Centres  Centre 

Major Activity Centres 3 Altona Gate, Altona Beach, Williamstown 

Neighbourhood Activity Centres   
-    Large 2 Altona Meadows, Newport 

-    Medium 3 
Aviation Road Laverton, Borrack Square,     

Rifle Range 
-    Small 3 Harrington Square, Spotswood, The Circle 

Local Activity Centres 5 
Challis Street Newport, Somers Parade Altona, 
Vernon Street South Kingsville, Woods Street 

Laverton, Williamstown North 

Micro Centres 20 

Charlotte Street, Seabrook, Second Avenue, 
Civic Parade, Reed Street, Begonia Avenue, 

Brooklyn Shops, Eames Avenue, Misten 
Avenue, Donald Street, Ross Road, Alma 
Avenue, Ford Road, Bladin Street, Queen 

Street/Victoria Street, South Avenue, Upton 
Street, Williamstown Beach, The 

Esplanade/Millers Road, Melbourne Road 
Overpass 

Enterprise Area 1 Millers Road 

Total 37  - 

Source:  Essential Economics 
Note:  In combination Altona Gate, Borrack Square and Millers Road Enterprise Area form the ‘Millers Road 

Spine’ 
 McLister Street a currently proposed neighbourhood centre with final classification to be 

determined subject to approved development 

Relevant Activity Centres Outside Hobsons Bay 

Although it is useful from a policy context to identify the hierarchy of centres located in 
Hobsons Bay, in reality shoppers and consumers are indifferent to municipal boundaries when 
they visit a centre. 

The activity centre hierarchy defined in Table 10 serves the needs of local residents, as well as 
those people coming to the municipality from further afield, including shoppers, workers, 
students and other visitors. 

However, many Hobsons Bay residents also visit activity centres in other municipalities for 
their requirements in terms of retail, personal, professional and other services. This is 
especially the case in terms of Hobsons Bay residents accessing centres such as Highpoint and 
Pacific Werribee (formerly Werribee Plaza), which are accessed regularly by many Hobsons Bay 
residents for their higher-order shopping needs. 

A high level of accessibility to other large centres means that businesses in activity centres in 
Hobsons Bay are operating in a highly competitive market for retail and other patronage. This 
highlights the importance of activity centre policy in promoting a vibrant hierarchy of activity 
centres which meets the needs of residents and attracts spending from visitors. 
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5.2  Major Activity Centres  

The Major Activity Centres in Hobsons Bay are the highest-order centres and are a particularly 
important focus for a wide range of retail, commercial and community functions. In the future, 
these centres will be a significant focus of both private and public sector investment. A 
summary of each centre (in alphabetical order) is shown below. 

Altona Beach 

General Description 

Altona Beach activity centre is a traditional main street-style centre and the key service centre 
for residents living in the ‘Central Precinct’ of Hobsons Bay. Pier Street forms the north-south 
spine of the centre, although a wide range of associated functions are located in adjacent 
streets. 

The centre is vibrant and successful, with strong levels of street activity, a relatively diverse 
mix of businesses, and only a few vacant tenancies. Given the proximity of the beach and pier, 
Altona Beach has become a popular destination for tourists and day-visitors from across 
Hobsons Bay and beyond, especially in summer. This is reflected in the tenancy mix at the 
southern end of the centre which has a focus on food and dining.  

The Coles supermarket is an important ‘anchor’ tenant for the centre, which also supports a 
small range of fresh food and other shops meeting the basic grocery and day-to-day shopping 
needs of the surrounding population.  

A weekly street market is held every Tuesday in Pier Street and Logan Reserve and offers a 
variety of fresh fruit and vegetables, clothing, jewellery, etc. 

Council’s streetscape works in the centre have improved the overall presentation significantly 
in recent years. The centre has a high level of amenity for centre users and the general 
community.  

Increased-density residential development has recently occurred to the north of the railway 
line (in the Mixed Use Zone), incorporating apartments located above new shops. Despite 
some community concerns, the overall outcome is considered positive in terms of the quality 
of built form and the contribution the development makes to meeting policy objectives 
relating to increasing the provision of residential uses in activity centres. 
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Figure 8: Altona Beach Activity Centre 

 
Source: hansen partnership pty ltd 
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Altona Beach Shopfront Floorspace 

 

Planning Considerations 

Land in the C1Z between the foreshore in the south and the railway line in the north is the 
primary focus for retail and commercial uses in the centre, including the Coles supermarket 
and a relatively diverse mix of shops and other commercial businesses.  

North of the railway line, the MUZ is applied and seeks to facilitate consolidated development 
in that area (see Clause 21.06 Planning Scheme). The MUZ also applies to a small amount of 
land in the west of the centre with frontage to Sargood Street. This intent for the zone has 
been reflected in the recent development of higher-density residential development above 
ground floor shops, including an IGA supermarket. 

A two-storey height limit applies to the flood prone foreshore area. 

An urban design framework (UDF) was prepared for the centre in 2008 and is the key policy 
document influencing built form and development outcomes in the centre. 

Transport Overview 

The Altona Beach Activity Centre is well-serviced by public transport links, including direct 
integration with the Altona rail station that is part of the Altona loop line. Bus routes 411, 412, 
415 service the area, with the SmartBus route 903 terminus located directly outside the Altona 
rail station. Despite the availability of these links, service frequency for public transport at the 
centre is currently below community expectations. 

The Hobsons Bay Coastal Trail, which is a shared path for cyclists and pedestrians, follows the 
coastline past the Altona Beach centre.  

In August 2010, the Altona Activity Centre Parking Study was prepared for Council and 
identified a total of 1,591 parking spaces, including on-street parking, off-street public car 
parks and private parking in the centre. Over half of these parking spaces (842 spaces or 53%) 
are on-street restricted parking (1-2hr parking restrictions).  

 

Category Floorspace

Food, liquor and groceries 4,310 m²

Food Catering 3,150 m²

Non Food 2,350 m²

Retail Services 1,550 m²

Total Retail 11,360 m²

Shopfront Office 3,740 m²

Total Occupied Shopfront 15,100 m²

Vacant Shopfront 690 m²

Total Shopfront Floorspace 15,790 m²

Share of Total Shopfront Floorspace

Food
27%

Food 
Catering

20%
Non-Food

15%

Services
10%

Shopfront 
Office
24%

Vacant 
Shopfront

4%
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Main Features and Issues 

Key insights in relation to Altona Beach that are relevant to the development of an Activity 
Centres Strategy are as follows: 

 trading performance – in an overall sense, the Altona Beach activity centre is trading 
relatively strongly, with a low vacancy rate and moderate levels of customer visitation. 
South of the railway line the primarily retail-focussed shops operate in a vibrant street-
based environment, supported by a successful Coles supermarket as an anchor tenant. 
Visitor spending associated with the foreshore is also an important source of trade. 
North of the railway line the level of activity is lower, although it is anticipated that this 
part of the centre will experience intensification of activity over time. 

 strong community role – the importance of Altona Beach as an activity centre is 
enhanced by the provision of significant community infrastructure associated with the 
Hobsons Bay Civic Centre, Altona Library and the parklands and foreshore area in the 
south. Over time, the community role of the centre can be enhanced through further 
investment in social infrastructure as identified by Council and other relevant 
stakeholders. 

 limited development opportunities – although a relatively small centre in geographic 
terms that is constrained by the surrounding urban form and physical barriers, Altona 
Beach does have some infill development opportunities and these are supported by 
planning policy through the Altona Beach Urban Design Framework (2008). 

 infrastructure constraints – previous studies for the centre have identified 
infrastructure constraints, primarily related to drainage and vulnerability to sea level 
rises. These constraints may impact on the ability of the Altona Beach Centre to 
accommodate future growth, particularly in areas south of the railway line.  

 Urban Design Framework – the Urban Design Framework prepared for Altona Beach 
adopts a sensible land use planning framework for the centre that remains consistent 
with the current objectives for activity centre policy. Those development opportunities 
identified in the UDF need to be explicitly supported by Council to ensure that land use 
change continues to occur in the centre. 

 residential development – recent infill residential development in the Altona Beach 
activity centre demonstrates the value of careful urban design and application of a 
sensible and balanced policy framework (i.e. Altona Beach Urban Design Framework). An 
opportunity exists for increased residential development in this centre within the 
existing policy framework. 

Altona Gate 

General Description 

The Altona Gate activity centre comprises two main components: 

 Altona Gate Shopping Centre 
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 a strip of shops fronting Millers Road to the north of Duosa Road 

Altona Gate Shopping Centre is fully enclosed and incorporates a Kmart discount department 
store and Coles and ALDI supermarkets, as well as a total of 83 specialty shops.  

The trade area served by the Altona Gate Shopping Centre extends well outside the municipal 
boundary of Hobsons Bay, with a high share of customers living in the City of Maribyrnong. 

The centre was developed in 1977 and includes three levels of retailing and a basement 
carpark. In general terms, the centre exhibits design characteristics that are no longer ‘best 
practice’ in terms of both shopping centre design and land use planning. For example, the level 
of integration of the centre into the broader retail and commercial precinct fronting Millers 
Road is relatively limited. Altona Gate presents poorly to street interfaces and has significant 
issues in relation to pedestrian access and amenity. 

Altona Gate shopping is fully tenanted and functions as an important location for comparison 
shopping to residents from across Hobsons Bay. The businesses fronting Millers Road located 
north of the shopping centre are primarily convenience-oriented and benefit from the direct 
exposure to passing traffic.  

Discussions with the shopping centre owner (Novion Property Group) indicate that although 
the overall trading performance is at the lower end of normal expectations, recent investment 
at the centre has had a positive influence on visitation and sales.  

The intent of the owner is for further incremental improvements to the presentation of the 
centre over time that continue to drive improvements to visitation and sales.  

An area is located immediately north of the shopping centre and Duosa Road which is 
currently used for overflow car parking by Altona Gate Shopping Centre. This land is in the C1Z 
and has been identified by Novion as the potential site for a commercial development such as 
a medical centre or, alternatively, a mixed-use development incorporating residential 
development. 

Altona Gate Shopfront Floorspace 

 

 

Category Floorspace

Food, liquor and groceries 8,830 m²

Food Catering 880 m²

Non Food 14,820 m²

Retail Services 1,400 m²

Total Retail 25,930 m²

Shopfront Office 1,270 m²

Total Occupied Shopfront 27,200 m²

Vacant Shopfront 0 m²

Total Shopfront Floorspace 27,200 m²

Share of Total Shopfront Floorspace

Food
32%

Food 
Catering

3%

Non-Food
55%

Services
5%

Shopfront 
Office

5%
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Figure 9: Altona Gate Activity Centre 

 
Source: hansen partnership pty ltd 
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Millers Road ‘Spine’ 

The centre is at the northern end of what has previously been called the Millers Road ’spine’ 
that generally extends between the West Gate Freeway in the north and Ross Road in the 
south to include: 

 Altona Gate  

 Borrack Square 

 Millers Road Enterprise Area 

These three areas are identified individually in the activity centres hierarchy, although in an 
overall sense they combine to form an almost continuous strip of retail and commercial 
activity extending along Millers Road for over two kilometres. 

Planning Considerations 

Altona Gate is in the C1Z which comprises the shopping centre and an area of land to the north 
that includes a row of businesses along the western edge of Millers Road.  

No overlays or specific planning policy apply to this centre under the Hobsons Bay Planning 
Scheme.  

The centre only occupies the western side of Millers Road, although a small number of 
commercial uses (such as consulting rooms) are located in the immediately adjacent 
residential areas.  

At present, no centre-specific planning study is currently applied to the Altona Gate centre.  

In the past, consideration has been given to land use planning for the Millers Road ‘spine’, 
including Altona Gate and areas to the south including Borrack Square.  

Although no major land use change is expected to occur in Altona Gate over coming years, it is 
appropriate that an overarching strategic land use policy for the wider Millers Road corridor 
between the Westgate Freeway in the north and Ross Road in the south is prepared.  

Transport Overview 

Altona Gate is serviced by bus stops on the Millers Road frontage which provide access to: 

 route 232 from Melbourne city centre  

 route 471 from Sunshine or Williamstown  

 routes 411, 412 and 432 which also service other parts of Hobsons Bay and provide 
access to Footscray 

The current provision for pedestrian connections between the centre and bus routes is not 
best-practice in providing a clear and safe passage. Future improvements to public transport, 
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pedestrian and cycling connections and infrastructure will be required over time to meet 
growing demand and contemporary urban design expectations. 

The centre is heavily reliant on private car access, and provides unrestricted free off-street 
parking for 1,780 cars, with 1,130 of these car parking spaces being under-cover. The 
remainder of car parking spaces are located at-grade around the periphery of the centre. 

Main Features and Issues 

An overview of the major issues for Altona Gate which need consideration in the development 
of an Activity Centres Strategy are as follows: 

 importance of Centre for retaining spending and activity – Altona Gate Shopping 
Centre is an important location for comparison shopping and this prevents significant 
levels of escape spending from Hobsons Bay to other centres outside the municipality. In 
addition to retailing, Altona Gate contains a number of services and is an important 
source of local employment, with approximately 1,000 jobs. 

 design constraints – Altona Gate Shopping Centre no longer meets modern expectations 
of centre design, including the degree of integration with surrounding land uses. 
Nonetheless, the centre continues to function as a successful retail destination, with 
incremental changes to appearance and design expected to result in benefits to the 
community.  

 lack of an integrated framework – at present, the Altona Gate centre is not covered by 
an integrated planning framework that considers both the shopping centre and adjacent 
areas such as the shops fronting Millers Road. An opportunity exists for Council to 
undertake a broader study of the Millers Road spine (potentially a structure plan) that 
considers a more integrated framework for development of the diverse range of uses in 
this area between the West Gate Freeway and Ross Road. 

 population growth – for the foreseeable future Altona Gate will be operating in an 
environment of ongoing population growth across its trade area, including those areas 
within and outside Hobsons Bay. This expanding population will continue to demand the 
basic comparison and day-to-day shopping provided at Altona Gate. 

 residential development - potential opportunities for increased residential development 
are apparent for Altona Gate and surrounds, a Structure Plan is required to guide 
housing change in this area including recommendations regarding housing density and 
diversity. 

 evolution – over time the Altona Gate centre will need to adjust in order to meet 
evolving market demand. However, the shopping centre itself is unlikely to undergo a 
major re-development during the next 15-years. 

 key development site – the existing car park located north of Duosa Road is considered 
a key development site that is well-suited to a mixed-use development outcome. This 
could potentially be delivered within the existing C1Z, although Council should consider 
any rezoning request (such as to the MUZ) to facilitate development of the site. 
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Williamstown 

General Description 

The Williamstown Activity Centre comprises two distinct components: 

 Douglas Parade/Ferguson Street – this is the traditional retail and commercial area in 
the Williamstown, meeting the day-to-day needs of the surrounding resident 
population. 

 Nelson Place – this is primarily a café, dining and recreational area that is an important 
leisure destination for Hobsons Bay residents and for visitors from beyond given the 
high-quality amenity and heritage values of the precinct. 

The Coles supermarket located in Douglas Parade is a modern full-line supermarket that is an 
important ‘anchor’ tenant to the balance of shops in that part of the centre. Douglas Parade is 
a vibrant and successful main-street precinct and with a strong range of convenience retailing 
shops. 

Ferguson Street connects the southern end of Douglas Parade with Hobsons Bay in the east 
and has a greater focus on discretionary retailing, including fashion boutiques and specialty 
food outlets.  

Despite their different roles and functions, Douglas Parade and Ferguson Street integrate 
effectively and provide a high-quality environment for businesses, shoppers and visitors. 

Nelson Place is located along the foreshore to the south-east of Ferguson Street and has a 
strong focus on takeaway food and dining, with a total of 29 cafes, restaurants and takeaway 
establishments identified in August 2014. There is also a strong maritime presence with a 
number of boating clubs established here. Although Nelson Place is an integral part of the 
overall Williamstown Activity Centre, it is a clearly defined precinct in its own right which has a 
relatively low level of integration with the balance of the centre. This is due to the physical 
barrier created by the presence of social housing and a church at the intersection of Pasco 
Street and Nelson Place. 

Williamstown Shopfront Floorspace 

 

Category Floorspace

Food, liquor and groceries 5,610 m²

Food Catering 7,630 m²

Non Food 7,570 m²

Retail Services 2,950 m²

Total Retail 23,770 m²

Shopfront Office 8,070 m²

Total Occupied Shopfront 31,840 m²

Vacant Shopfront 940 m²

Total Shopfront Floorspace 32,780 m²

Share of Total Shopfront Floorspace
Food
17%

Food 
Catering

23%

Non-Food
23%

Services
9%

Shopfront 
Office
25%

Vacant 
Shopfront

3%
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Planning Considerations 

High-quality heritage buildings are a defining physical feature of Williamstown Activity Centre 
and adjacent residential areas. As a result, numerous Heritage Overlays affecting precincts and 
individual buildings are applied in the Hobsons Bay Planning Scheme.  

As a result of heritage constraints, only limited infill residential development has occurred in 
the centre. However, significant renovation and refurbishment of heritage building stock 
continues to occur and this ensures the overall quality of the built environment remains high. 

Residential development at the old Port Phillip Woollen Mills site will provide an opportunity 
for at least an additional 800 dwellings.  

A Design and Development Overlay schedule 4 (DDO4) imposes a two-storey height limit on 
development proximate to the foreshore.  

At present, no structure plan is applied to the Williamstown activity centre. Development of a 
structure plan or other relevant planning mechanism for the centre is considered a high 
priority in view of the wide variety of land uses in the overall centre, and the complex range of 
issues relevant to future planning and development. In particular, a structure plan is required 
to ensure that future development of residential uses which are of a greater level of density 
occurs in a manner that reflects the very important heritage and built form values of the 
centre.  

Transport overview 

The Williamstown Activity Centre is indirectly serviced by Williamstown North, Williamstown 
Beach and Williamstown rail stations on the Williamstown line. All three stations are located 
outside the centre, although they are located within an 800-metre walking distance. An 
important ongoing transport objective is to create strong pedestrian and cycling connections 
between the centre and these stations. 

Williamstown is connected with surrounding suburbs and the Melbourne city centre by the 
415 (Laverton-Williamstown via Altona), 471 (Williamstown-Sunshine via Altona North) and 
472 (Williamstown-Moonee Ponds via Footscray) bus routes. 

The principal road connections from Williamstown are Kororoit Creek Road leading westward 
toward Altona, and two roads which head northward to Newport and Spotswood, namely 
Douglas Parade and Melbourne Road. The latter connects to central Melbourne via the West 
Gate Bridge. 

The Williamstown Activity Centre Precinct Parking Study prepared in February 2009 identified 
two distinct precincts, with car parking provisions as follows: 

 Douglas Parade/Ferguson Street Precinct (1,332 spaces), where the majority of parking 
is short-term (1-2 hour parking restrictions) 

 Nelson Place Precinct (1,525 spaces), where parking is generally medium-term (3-4 hour 
parking restrictions) 
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Main Features and Issues 

In preparing an Activity Centres Strategy, the following issues are of particular relevance: 

 centre performance – the Williamstown Activity Centre trades strongly and this is 
reflected in high commercial property values and a low vacancy rate. Ferguson Street 
typically caters for discretionary retail spending. Convenience-based retail outlets along 
Douglas Parade operate in a vibrant street-based environment supported by the Coles 
supermarket as an anchor tenant. Nelson Place has a focus on providing dining and 
leisure facilities for locals, tourists and other visitors associated with the foreshore 
precinct. Maritime heritage and the activity of the boating clubs along Nelson Place also 
play an important economic role. Seaworks can draw up to 100,000 people in a good 
year and is changing the activity and direction of use along this part of the waterfront. It 
provides a major opportunity to build the focus on this area. 

 need for a policy framework – the development of a structure plan or other relevant 
centre-specific policy framework is urgently required in order to provide an integrated 
land use plan for the centre. The policy will need to carefully balance a wide range of 
sometimes competing interests, although this is necessary to ensure a consistent 
decision-making process is applied by Council and other stakeholders that enhances 
certainty and reduces future land use conflicts. Any policy framework should support 
opportunities for intensification of activity, including residential, behind the existing 
street-based commercial areas in a manner that is sensitive to heritage values.  

 demographics – Williamstown directly serves an area with a relatively high socio-
economic status in metropolitan terms, as measured in income, education and 
occupation. This is expected to continue to have a positive effect on the role and 
viability of the Williamstown Activity Centre in the years ahead, although the centre is 
also accessed by a diverse range of residents and other visitors from across Hobsons Bay 
and beyond. 

 multiple roles – although the diversity of the Williamstown Activity Centre is a strength, 
this diversity means that it’s a challenge to find an integrated strategy for planning and 
development of the activity centre that meets the needs of all stakeholders (i.e., 
residents, tourists, retail, community, etc).  

 centre integration – for the foreseeable future the role and function of Douglas Parade / 
Ferguson Street and Nelson Place will continue to be very different. The limited degree 
of physical integration between these precincts will continue due to the existing church 
and social housing buildings on Nelson Place. These realities need to be recognised and 
accepted in planning for the wider centre. 

 heritage and character – the role of Nelson Place is underpinned by its heritage 
character which, in turn, is fundamental to the activity centre’s identity and economy. 
The unique heritage of Nelson Place has resulted in a number of very specific challenges, 
including aging heritage-listed infrastructure, accessibility issues associated with 
heritage design, modest re-investment in business infrastructure, and some seasonality 
of retail floorspace occupation associated with tourism visitation patterns. 
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Figure 10: Williamstown Activity Centre – Douglas Parade/Ferguson Street 

 
Source: hansen partnership pty ltd 
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Figure 11: Williamstown Activity Centre – Nelson Place 

 
Source: hansen partnership pty ltd 
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5.3  Neighbourhood Activity Centres  

The Neighbourhood Activity Centres in Hobsons Bay have a role in providing surrounding 
residents with a range of facilities and services that meet their day-to-day needs in a highly 
accessible location.  

Neighbourhood Activity Centres have been classified as either large, medium or small, thus 
reflecting the differences in the roles and functions between individual centres.  

The importance of Neighbourhood Activity Centres is reflected in their importance as a focal 
point for the local community that they serve. A summary of each centre is presented below. 

Maps for all Neighbourhood Activity Centres have been included as an appendix to this 
report. 

Altona Meadows 

Classification – Large Neighbourhood Centre 

General Description 

The Altona Meadows shopping centre is located on the southern side of Central Avenue in the 
western precinct of Hobsons Bay (as identified in chapter 2). The centre is privately owned and 
anchored by a Big W discount department store and Coles and ALDI supermarkets, and 
includes an internalised mall, with shops also facing onto the external car  park.  

A Council library and community facility is located at the southern side of the shopping centre. 

Altona Meadows has been defined as a ‘Large’ neighbourhood activity centre for the purpose 
of this report. This classification reflects the relative size of the centre and presence of major 
retail and some community uses. A residential area is located immediately adjacent to the 
centre and comprises primarily of detached houses.  

Although a bus stop is located on Central Avenue, immediately in front of the centre, the 
quality of facilities for public transport users at the centre is relatively poor given its 
importance to surrounding residents. Bus routes 411 and 412 pass the centre and provide 
connections to Footscray and Laverton. 

Altona Meadows was originally developed as a stand-alone shopping centre and this is 
reflected in the centre design that has a central building surrounded by car parking. Walkability 
within Altona Meadows, due to design of suburb as well as lack of footpath infrastructure in 
some areas, is also not high, therefore making this centre even more car dependant. 
Importantly, the recently-developed Council library at the rear of the site means that the 
centre now has a broader role than simply as a retail facility.  

The centre serves an area that has a relatively low socio-economic profile. For local residents, 
the range and quality of facilities available at Altona Meadows has a significant influence on 
their quality of life given the lack of other significant activity centres in the immediate area. 
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The centre is important as a place for social interaction and community identity, as well as 
meeting the retail and other needs of local residents in the absence of nearby alternative 
destinations. 

Altona Meadows Shopfront Floorspace 

 

Main Features and Issues 

Key aspects to consider in the preparation of a Strategy include: 

 competition – Altona Meadows is located in proximity to activity centres in the City of 
Wyndham, namely the Point Cook Town Centre and the developing centre at Williams 
Landing. These centres draw patronage from the suburbs also directly served by the 
Altona Meadows centre. In this context, Hobsons Bay Council should ensure that 
support is provided to appropriate development and re-development of Altona 
Meadows to ensure the future trading success of the centre. 

 intensification – over time, opportunities may develop for intensification of activity at 
Altona Meadows, such as that recently achieved through the Council library complex. 
This could include a mix of additional retail and non-retail facilities.  

 economic and social importance – the importance of the Altona Meadows activity 
centre to the community in this part of Hobsons Bay should be emphasised as it is a 
vitally important source of employment, social interaction and community identity for 
the surrounding residents. 

 residential development – a three storey (and part four storey) apartment development 
is under construction on the corner of Queen Street and Merton Street, this is the first 
higher density development in Altona Meadows. Such development will provide support 
to nearby shops and other businesses and assist in achieving objectives to provide 
diverse housing choice in locations that are close to facilities, services and public 
transport.  

 re-imagining the role of Altona Meadows – at present, Altona Meadows is an activity 
centre that lacks some of the features sought by policy relating to diversity of uses, 
access to public and non-motorised transport, and provision of high-quality urban 
design. Creating change and overcoming the current significant constraints to the centre 
will require collaboration between the owners of the centre, Council and the 
community. On this basis, a process that determines an overarching vision for the Altona 

Category Floorspace

Food, liquor and groceries 4,460 m²

Food Catering 950 m²

Non Food 7,730 m²

Retail Services 490 m²

Total Retail 13,630 m²

Shopfront Office 2,090 m²

Total Occupied Shopfront 15,720 m²

Vacant Shopfront 0 m²

Total Shopfront Floorspace 15,720 m²

Share of Total Shopfront Floorspace

Food
29%

Food 
Catering

6%Non-Food
49%

Services
3% Shopfront 

Office
13%
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Meadows centre, in addition to the corridor of Central Avenue and Queen Street 
between Victoria Street and Bruce Comben Reserve, is appropriate. This Altona 
Meadows Urban Visioning Project may, or may not, include a formal structure plan, but 
must provide a bold long-term assessment of opportunities to increase residential 
density and the provision of retail, commercial and community facilities. As an 
aspirational objective, the possible upgrading of Altona Meadows to Major activity 
centre status could be sought, depending upon the opportunities identified by this 
visioning process.  

Newport  

Classification – Large Neighbourhood Centre 

General Description 

The Newport activity centre is one of the most accessible centres in Hobsons Bay, with direct 
integration to the Newport railway station, and exposure to traffic using busy Melbourne Road 
and Mason Street. 

As a result of street-patterns and the presence of the rail corridor, the centre has a highly 
fragmented layout that includes four key precincts: 

 Mason Street – is a key east-west road link to the west of the railway station and 
includes the recently-developed IGA supermarket (with above-shop housing), as well as 
an extended street-based strip of shops, bus interchange and The Substation community 
facility. 

 Hall Street – is located immediately east of the railway station and includes a number of 
convenience-oriented shops and niche lifestyle retailers in a village atmosphere that is 
physically separated from the balance of the centre. 

 Melbourne Road North – is a mixed-use precinct extending north along Melbourne 
Road from Mason Street. 

 Melbourne Road South – includes a mix of retail and commercial businesses located in 
shopfronts with direct exposure to Melbourne Road. 

In terms of land area, Newport is the largest ‘neighbourhood’ centre in Hobsons Bay and all 
four precincts have opportunities in terms of both re-investment in existing buildings and 
intensification of activity through new development of retail, commercial and/or residential 
uses.  

Development in much of the centre is constrained by heritage overlays. A heritage overlay also 
applies to residential areas located east of the centre.  

The Mason Street and Melbourne Road North precincts are best suited to residential 
intensification, both within the existing commercial areas (subject to relevant planning 
controls) and potentially on adjacent land including in proximity to The Substation. As a 
relatively large centre with excellent transport links (serviced by two train lines and a bus 
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terminus), it is important that appropriate opportunities for residential development within 
the centre are facilitated by Council and supported by planning policies (including heritage 
considerations). 

At present, Council is in the process of developing a Structure Plan that will specifically 
consider all relevant issues in relation to the future of the Newport activity centre.  

Newport has developed a vibrant arts and cultural base, and this influence of theatre, music, 
dance, exhibitions, readings and lectures represents an important community asset. In 
addition, Council is due to open the new Newport Community Hub facility on Mason Street 
which includes a library, youth services, seniors centre and early years services. 

Newport Shopfront Floorspace 

 

Main Features and Issues 

Key aspects to consider in the preparation of a Strategy include: 

 transport interchange – Newport is highly accessible to the CBD and surrounding 
metropolitan transport networks. These transport connections are an important 
competitive advantage for Newport and help the centre retain its role as an important 
attractor for retail and other services Pedestrian safety and access could be enhanced 
through improvements to the existing underpass linking the station with the centre.  

 intensification – opportunities exist throughout the centre to generally increase density, 
having regard for the centre’s low-rise and heritage characteristics, and immediate 
proximity to public transport, commercial centres, facilities and services. 

 residential – in accordance with a well-documented and accepted planning policy 
position, areas which are appropriate for higher levels of residential change should be 
in, or have good accessibility to, activity centres and associated public transport (i.e. the 
Principal Public Transport Network). Newport is well-located for future residential 
development, although built form and heritage constraints means that intensification of 
any residential development will need to be informed by a Structure Plan.  

 structure plan – the Newport Structure Plan will formally identify the opportunities for 
future development in each of the four identified precincts. In particular, the Structure 
Plan will establish an agreed vision for the centre that will reflect the interests of key 
stakeholders and the wider community. 

Category Floorspace

Food, liquor and groceries 1,790 m²

Food Catering 1,880 m²

Non Food 2,820 m²

Retail Services 1,270 m²

Total Retail 7,760 m²

Shopfront Office 3,800 m²

Total Occupied Shopfront 11,560 m²

Vacant Shopfront 260 m²

Total Shopfront Floorspace 11,820 m²

Share of Total Shopfront Floorspace

Food
15%

Food Catering
16%

Non-Food
24%

Services
11%

Shopfront 
Office
32%

Vacant 
Shopfront

2%
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Aviation Road, Laverton 

Classification – Medium Neighbourhood Centre 

General Description 

The Aviation Road activity centre is located at the western edge of Hobsons Bay, between the 
Aircraft railway station in the north and Princes Freeway in the south. Immediately to the 
north is the Williams RAAF base, while to the west is the City of Wyndham and the Williams 
Landing urban development on the former Laverton airfield. 

The Aviation Road level crossing has been identified for grade-separation by the State 
Government, although the potential timing and nature of this change has not been confirmed. 

The centre serves a convenience role for surrounding residents and visitors, with this function 
supported by a medium-sized IGA supermarket (1,100m2) and a range of supporting primarily 
food-based specialty shops. A Bendigo Bank, pub/motel and a small number of professional 
services are also located in the centre. 

Despite being constrained by surrounding uses and being relatively small in geographic terms, 
the centre lacks a sense of integration and this is reflected in a disjointed layout for parking 
and sub-optimal accessibility for centre users. The direct connections to and from the adjacent 
freeway provided by Aviation Road contribute to this outcome.  

Nonetheless, the trading performance of the centre has improved in recent years, with a low 
vacancy rate identified in the latest floorspace survey. Significant investment in the 
streetscape has been implemented in the centre, and this has increased the amenity of 
Aviation Road. 

An urban design framework (UDF) was developed for the suburb of Laverton in 2006 (although 
this is not a reference document to the Planning Scheme), including a specific action plan for 
the activity centre. Key elements of the action plan included measures to support the 
redevelopment of existing buildings to accommodate additional commercial, and potentially 
residential activities.  

Aviation Road Shopfront Floorspace 

 

Category Floorspace

Food, liquor and groceries 2,160 m²

Food Catering 1,610 m²

Non Food 640 m²

Retail Services 330 m²

Total Retail 4,740 m²

Shopfront Office 770 m²

Total Occupied Shopfront 5,510 m²

Vacant Shopfront 0 m²

Total Shopfront Floorspace 5,510 m²

Share of Total Shopfront Floorspace

Food
39%

Food Catering
29%

Non-Food
12%

Services
6%

Shopfront 
Office
14%

Vacant 
Shopfront

0%
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Main Features and Issues 

 proximity to major transport infrastructure – Aviation Road is highly accessible to major 
transport infrastructure, including the Aircraft railway station located to the immediate 
north, and direct access to/from the Princes Freeway and via the Point Cook Road 
overpass. Significant potential exists to improve pedestrian and cycle links to the centre 
and Aircraft Station. Despite its small size and modest role, the centre has potential 
access to a significant regional catchment and passing trade if an appropriate urban 
development outcome can be facilitated. 

 uniqueness – the locational attributes of the Aviation Road centre and its layout is 
relatively unique in the context of Hobsons Bay. This represents an opportunity for the 
centre to potentially accommodate cafés and restaurants, and other niche businesses, in 
a location that is highly accessible to people attracted from across the western suburbs 
of Melbourne.  

 residential –opportunities exist to increase residential development and diversify the 
housing stock within Laverton, particularly around the centres of Aviation Road and 
Woods Street. 

 encourage redevelopment – the existing UDF for Laverton provides some specific 
direction in relation to opportunities for redevelopment and intensification of activity in 
the Aviation Road centre. These directions are supported, and the proposed grade-
separation of the Aviation Road rail crossing may be a further catalyst for this outcome. 

Borrack Square 

Classification – Medium Neighbourhood Centre 

General Description 

Borrack Square shopping centre is located on the north-west corner of Millers Road and 
McArthurs Road in Altona North.  

The eastern end of the centre has direct exposure to Millers Road and incorporates a pub and 
limited-range Woolworths supermarket. To the west is a strip of specialty shops with frontage 
to a shared parking area and an entry point to the Woolworths store. 

The Altona North library, police station and Bayside College are located on the south side of 
McArthurs Road.  

Despite a relatively poor overall level of presentation and issues with parking and accessibility, 
activity levels in the centre appear high. Traders are considered to be performing strongly, 
with no vacancies identified. The centres serves a convenience role for surrounding residents 
as well as those accessing services such as the library and school.  
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Borrack Square Shopfront Floorspace 

 

Main Features and Issues 

 role and function – the Borrack Square centre operates very successfully as a basic 
neighbourhood level shopping facility anchored by a major supermarket operator 
(although it is a limited-range store) and incorporating specialty shops and a number of 
community facilities. Although the centre has a relatively out-dated design from a 
modern activity centre planning context, this is not an impediment to the overall strong 
trading performance of the centre.  

 presentation – the overall presentation of Borrack Square is sub-optimal and reflects in 
part the split ownership structure of the centre. Obvious opportunities exist for ongoing 
improvements to presentation and amenity over time, with Council having a role in 
encouraging and facilitating this outcome as appropriate. 

Rifle Range 

Classification – Medium Neighbourhood Centre 

General Description 

The Rifle Range activity centre is located on the southern side of Kororoit Creek Road, to the 
west of Bayside College.  

Anchored by a limited-range Woolworths supermarket, the centre also incorporates seven 
specialty shops that meet only basic day-to-day needs. 

The small size of the supermarket and limited number of specialty shops means that the centre 
is primarily used for top-up shopping only, with local residents also needing to visit other 
nearby centres that have a more comprehensive range of goods and services, such as 
Williamstown and Altona Gate. For this reason, Rifle Range is nominated as a medium 
neighbourhood centre. 

Category Floorspace

Food, liquor and groceries 2,160 m²

Food Catering 740 m²
Non Food 570 m²

Retail Services 400 m²
Total Retail 3,860 m²

Shopfront Office 850 m²
Total Occupied Shopfront 4,710 m²

Vacant Shopfront 0 m²
Total Shopfront Floorspace 4,710 m²

Share of Total Shopfront Floorspace

Food
46%

Food Catering
16%

Non-Food
12%

Services
8%

Shopfront 
Office
18%
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Rifle Range Shopfront Floorspace 

 

Main Features and Issues 

 retail focussed role – the role and function of the Rifle Range centre is dominated by 
basic convenience retail, with no real mix of retail and non-retail uses with the exception 
of the funeral parlour. The supermarket lacks the product range consistent with other 
larger full-line supermarkets in Hobsons Bay and is primarily used for top-up grocery 
shopping. 

 redevelopment – any significant change to the centre would require a major 
redevelopment to overcome site constraints. Nonetheless, the possibility for additional 
intensity of activity on-site exists through expected growth in demand for retail, 
commercial and residential uses across the municipality.  

Harrington Square 

Classification – Small Neighbourhood Centre 

General Description 

The Harrington Square activity centre is located immediately north of the Westona railway 
station and incorporates a strip of shops primarily oriented towards a shared parking area 
fronting Harrington Street. 

A FoodWorks supermarket is the largest retail tenant, although the store is relatively run-down 
in appearance and has low levels of stock and limited product lines. The balance of the centre 
comprises primarily basic convenience shops, including a pharmacy, hairdresser and fish and 
chip shop. Some limited specialist services and niche retailers are also present in the centre. 

Overall levels of activity are modest outside of peak times, and this is also reflected in a low 
quality of store presentation, with the notable exception of some individual traders that have 
actively invested in shopfronts and store fit-outs. 

Category Floorspace

Food, liquor and groceries 2,070 m²

Food Catering 430 m²

Non Food 170 m²

Retail Services 0 m²

Total Retail 2,670 m²

Shopfront Office 0 m²

Total Occupied Shopfront 2,670 m²

Vacant Shopfront 0 m²

Total Shopfront Floorspace 2,670 m²

Share of Total Shopfront Floorspace

Food
78%

Food 
Catering

16%

Non-Food
6%
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Harrington Square Shopfront Floorspace 

 

Main Features and Issues 

 low levels of activity – Harrington Square has experienced low overall levels of 
customer activity and vibrancy over many years, and this is reflected in the performance 
and appearance of the centre. Without practical measures to increase the degree to 
which the centre is used by residents of surrounding suburbs (see below), the overall 
performance of the centre will continue to be modest. More intensive use of the centre 
will also create increased levels of passive surveillance and improved perceptions of 
public safety and amenity. 

 residential – although the centre has limited scope to accommodate residential activity 
above shops, any such opportunities should be supported as appropriate by Council. The 
real opportunity for the Harrington Square centre is associated with intensification of 
residential activity in the areas immediately surrounding the centre. Such an outcome 
would directly contribute to improving the level of sales and visitation at Harrington 
Square. 

 centre-specific plan – consider the development of a structure plan/urban design 
framework to identify opportunities for ongoing improvement to the function of 
Harrington Square centre. In particular, the project should consider: 

- improving connections and synergies with Westona railway station 

- improving synergies with the Somers Parade centre 

- introducing opportunities for shop top housing in the centre (recognising the 
limitations of split ownership) 

- encouraging linkages with the adjacent residential areas (both north and south of 
railway line) 

- improving customer amenity within the centre 

- re-locating the existing toilet block 

  

Category Floorspace

Food, liquor and groceries 510 m²

Food Catering 760 m²

Non Food 420 m²

Retail Services 770 m²

Total Retail 2,470 m²

Shopfront Office 520 m²

Total Occupied Shopfront 2,990 m²

Vacant Shopfront 100 m²

Total Shopfront Floorspace 3,090 m²

Share of Total Shopfront Floorspace

Food
16%

Food Catering
25%

Non-Food
14%

Services
25%

Shopfront 
Office
17%

Vacant 
Shopfront

3%
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Spotswood 

Classification – Small Neighbourhood Centre 

General Description 

The Spotswood activity centre is located to the west of the Spotswood railway station and 
incorporates a range of specialty shops, including a small convenience supermarket, in a main 
street shopping environment. The business mix is characterised by a number of cafes and 
specialty food shops that are well-known and patronised by residents and by people living 
outside the immediate area. 

A substantial industrial and employment area is located immediately east of the railway line 
and this generates some patronage for the centre. This land is anticipated to remain in use for 
employment purposes for the foreseeable future. 

Approximately 300 metres south-west of the Spotswood activity centre is the proposed 
McLister Street development, incorporating supermarkets and specialty shops as part of a new 
neighbourhood activity centre.  

Trading impacts on the Spotswood centre are expected to be moderated by: 

 the proximity to Spotswood train station which is a source of activity and visitation 

 the street-based environment in the Spotswood centre 

 the specialised cafes and food shops in the Spotswood centre 

 the potentially higher-order role to be served by the proposed McLister Street proposal 
(current proposal for major supermarket and a comprehensive grocery and day-to-day 
shopping offer) relative to the convenience focus of the Spotswood centre 

 expected population growth in surrounding suburbs (including within the Spotswood 
centre) 

Spotswood Shopfront Floorspace 

 

Category Floorspace

Food, liquor and groceries 680 m²

Food Catering 630 m²

Non Food 470 m²

Retail Services 200 m²

Total Retail 1,980 m²

Shopfront Office 1,010 m²

Total Occupied Shopfront 2,990 m²

Vacant Shopfront 100 m²

Total Shopfront Floorspace 3,090 m²

Share of Total Shopfront Floorspace

Food
22%

Food Catering
20%

Non-Food
15%

Services
7%

Shopfront 
Office
33%

Vacant 
Shopfront

3%
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Main Features and Issues 

 high amenity – Spotswood is an example of the revival of small activity centres that 
are able to accommodate high-quality food-based retailers in attractive street-based 
environment. It will be important to the future performance of the centre to ensure it 
continues to undergo consistent streetscape enhancements that improve the amenity 
for shoppers and other centre users.  
 

 monitor trading impacts – the potential development of the McLister Street activity 
centre is not expected to undermine the role and function of the Spotswood activity 
centre. Nonetheless, monitoring should be undertaken to identify and respond 
promptly to any significant adverse trading impact that could result in a substantial 
decline in visitation and excessive vacancies. This response could include measures to 
improve the desirability of Spotswood as a place to shop, such as streetscape 
improvements and other relevant capital works. 
 

 residential – recent approvals for apartments (shop top housing) indicates demand for 
higher density development in this centre. A Structure Plan is required to determine 
the appropriate level of housing change for this location, and to identify and co-
ordinate other centre improvement measures. This structure plan has the opportunity 
to consider both the Spotswood activity centre and proposed McLister Street centre in 
a single local policy framework. 

The Circle 

Classification – Small Neighbourhood Centre 

General Description 

The Circle is located in a residential area in Altona North that in normal circumstances would 
have only very limited exposure to people living outside the local area. However, the centre 
plays an enhanced role in the hierarchy in view of the presence of a number of high-quality 
fresh-produce and specialised food shops.  

Due to its tenancy mix, The Circle is a vibrant centre that is regularly accessed by people living 
across most of Hobsons Bay. This is despite existing issues associated with poor pedestrian 
access and safety caused by the unusual curved layout of the centre.  
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The Circle Shopfront Floorspace 

 

Main Features and Issues 

 role and function – the important role of The Circle in providing a range of quality fresh-
food retailers should be supported and protected through careful and only incremental 
changes to the centre. It is important that any changes to the centre do not undermine 
the unique role and function that the centre serves in the activity centres hierarchy. 

 streetscape – undertake appropriate measures to improve the streetscape of The Circle, 
such as footpath improvements, enhanced pedestrian access, and measures to screen 
the rear of shops. 

5.4  Enterprise Area  

The definition of an Enterprise Area in the Hobsons Bay activity centres hierarchy reflects 
those areas that have a role in providing a range of business activities, including retail, but 
which are not suited to, or appropriate for, the provision of significant amounts of so-called 
‘core retailing’. This core retailing typically includes supermarkets and associated shops 
required to meet the day-to-day needs of the population.  

Millers Road  

The Millers Road enterprise area has been defined to include two key precincts: 

 Cabot Drive: including that area in the C2Z located immediately north of the railway line 

 Blackshaws Road: including the area on the south-west corner of Millers Road that 
accommodates a mix of retail and other businesses.  

The Cabot Drive precinct accommodates a recently-developed range of homemaker and other 
retailers, including an expanded Bunnings Warehouse, JB Hi Fi, ALDI and Officeworks. This 
precinct is accessed by residents from across Hobsons Bay and is important in reducing the 
escape spending to alternative locations for homemaker retailing, such as Hoppers Crossing 
and Sunshine. 

The former Bunnings Warehouse is located to the north and is located in the Industrial 3 Zone. 

Category Floorspace

Food, liquor and groceries 1,970 m²

Food Catering 340 m²

Non Food 570 m²

Retail Services 70 m²

Total Retail 2,950 m²

Shopfront Office 100 m²

Total Occupied Shopfront 3,050 m²

Vacant Shopfront 0 m²

Total Shopfront Floorspace 3,050 m²

Share of Total Shopfront Floorspace

Food
65%

Food 
Catering

11%

Non-Food
19% Services

2%

Shopfront 
Office

3%
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Blackshaws Road is in the Commercial 1 Zone and includes a number of fast food outlets, as 
well as an Auto Barn and Chemist Warehouse. A Hungry Jacks is located on the eastern side of 
Millers Road in the General Residential Zone, while to the west an aged-care facility is also 
partly located in the Commercial 1 Zone.  

Main Features and Issues 

 expansion of homemaker retail – the Cabot Drive precinct has significant physical 
capacity to expand the provision of homemaker retailing. This includes the potential re-
use of the former Bunnings store, with the opportunity to facilitate this through a 
rezoning to the Commercial 2 Zone. 

 Blackshaws Road Zoning – at present the retail area at the corner of Blackshaws Road 
does not operate in a manner consistent with the objectives of the Commercial 1 Zone. 
It may be appropriate to rezone this land to the Commercial 2 Zone to better reflect the 
role and function of this precinct, and its status as being located within the Millers Road 
Enterprise Area. 

5.5  Local Centres  

Local activity centres play an important localised service role, particularly for those members 
of the community who do not have ready access to a car or public transport to larger centres. 

Some local centres also have a role in serving the needs of tourists, passing trade and other 
visitors. 

Challis Street, Newport 

The Challis Street local centre comprises a small cluster of 17 shops fronting Challis Street, 
between Woods and Severn Streets in Newport South. The centre currently serves a local 
convenience function, with tenants including a pharmacy, newsagent, grocery with liquor, and 
medical. 

Located in proximity to Newport, and with a location on low-order residential streets, means 
little scope or need exists for the centre to expand.  

Somers Parade, Altona 

The Somers Parade centre is a small retail strip of 15 tenancies located at the corner of Somers 
Parade and Maidstone Street in Altona, approximately 500 metres south of the Harrington 
Square centre. The south-facing centre is located opposite a park, and serves a small, localised 
catchment. Activity is primarily related to food/liquor retailing, although a dentist, a boxing 
gym, a drafting service, a solicitor, and a hairdresser also operate from this small strip. 
Opposite the shopping strip is Latitude (housing support for young people) and Somers Parade 
Kindergarten. 

Proximity to Harrington Square means that it may be appropriate to include the Somers 
Parade Centre in a structure plan incorporating both locations. Any such structure plan would 
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help inform future development opportunities within each centre, and support appropriate 
housing change. 

Vernon Street, South Kingsville 

The Vernon Street centre is a small local strip centre located at the northern end of Vernon 
Street in south Kingsville. Traffic flow through the centre has been significantly improved in 
recent times with the conversion of a section of the street to one-way only. The centre 
includes a small grocery store, medical centre, a chemist, three restaurants and a café, and 
currently provides a small, walkable community hub for the surrounding area, including a near 
by destination park, Edwards Reserve. The centre has some scope for further infill expansion, 
with vacant land currently existing along both sides of the street.  

The Vernon Street catchment is forecast to significantly increase in population over the coming 
years, having regard for its proximity to two significant areas of former industrial land which 
have been earmarked for residential development, namely the Sutton Street area (identified 
as Precinct 16 in the Industrial Land Management Strategy 2008) to the east and the large Don 
site on Blackshaws Road to the west.  

Woods Street, Laverton 

The Woods Street centre, which is also known as Laverton Village, is located on the north side 
of the Laverton Railway Station, close to the Princes Freeway, Aviation Road shopping centre 
and the City of Wyndham municipal border. The strip, which comprises approximately 20 retail 
premises in an “L” configuration around a small park, faces the challenges of a limited local 
population catchment and a very low socio-economic profile which have not been able to 
support the viable operation of the centre.  

Some opportunities are available to diversify the housing stock in this location and to 
regenerate the surrounding urban area and to capitalise on the locational advantages the area 
offers. 

Williamstown North 

The Williamstown North centre, which is bisected by the rail line and is immediately accessed 
from the Williamstown North train station, is predominantly located on Ferguson 
Street/Kororoit Creek Road, on the western side of Melbourne Road. The centre is located in 
close proximity to the Williamstown Activity Centre and currently comprises a mix of 
destination commercial-services uses (such as legal and accounting services, and health care 
services), retail uses and some interspersed residential uses.  

In recent times, the centre has experienced an increase in demand for residential re-
development, predominantly apartments, and therefore a new planning framework is required 
that will guide development of the Williamstown North local centre over the next 20 years. 
Potentially, this planning framework could be prepared in association with similar work for the 
Williamstown and/or Rifle Range activity centres. 
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5.6  Micro-Centres  

Micro-Centres are typically small group of shops which serve a local walk-in catchment, and 
typically provide for the most basic daily convenience and ‘top up’ needs (e.g. milk, bread, 
newspaper) of local residents and passing motorists. Some of these small centres contain a 
limited number of community facilities and other uses.  

Having regard to their role in the activity centres hierarchy, only limited development potential 
is typically identified for micro-centres or shops, although some re-development is encouraged 
where appropriate and commercially viable. 

Micro-centres are an issue for Hobsons Bay in that some of these centres are performing 
strongly, while others have experienced a significant decline over past years. The decline in 
small corner stores and groups of shops is not unique to Hobsons Bay, and reflects changes in 
the shopping patterns and preferences of consumers, as well as increased competition from 
convenience stores attached to petrol stations and the popularity of express lanes in 
supermarkets. 

A total of 20 micro-centres are identified in Hobsons Bay, as shown in Map 5.6. These 20 
micro-centres provide a range of shops, services and other related facilities to meet the needs 
of local communities.  

In total, these micro-centres accommodate 125 tenancies and approximately 12,670m2 of 
floorspace, as shown in Table 11. 
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Table 11: Floorspace in Micro- Centres, City of Hobsons Bay, November 2014 

Micro-Centre 
No. Tenancies  
(No. Vacant) 

Floorspace  
(Vacant) 

Notes 

Charlotte Street 6 1,260m2 Peripheral retail cluster 
Seabrook 13 1,260m2 Well-presented food-based centre 
Second Avenue 6 1,080m2 Well-presented with large grocer trader 
Civic Parade 8 920m2 Vibrant food-based centre 
Reed Street 8 850m2 Two street frontages 
Begonia Avenue 8 820m2 Popular convenience retail centre 
Brooklyn Shops 8 (1) 770m2 (70m2) Two busy street frontages 
Eames Street 9 (1) 730m2 (80m2) Food on Millers Rd, services on Eames St 
Misten Avenue 6 720m2 Busy street frontage, poorly presented 
Donald Street 8 700m2 Poorly presented centre 
Ross Road 8 (7) 640m2 (560m2) Dysfunctional centre, largely vacant 
Alma Avenue 8 540m2 Poor presentation, near Altona Meadows 
Ford Road 5 (1) 480m2 (80m2) Poorly presented centre, quiet location 
Bladin Street 5 480m2 Well-presented with FoodWorks tenancy 
Queen /Victoria Street 4 420m2 Well-presented 
South Avenue 3 340m2 Tidy centre, very localised catchment 
Railway Street 4 320m2 Tidy centre, quiet location 
Williamstown Beach 3 200m2 Milk bar and two small tenancies 
Esplanade/Millers 
Road 

2 (1) 140m2 (70m2) Two small tenancies 

Melbourne Road 
O’pass 

3 (1) 0m2 Awkward location, close to overpass 

Total 125 (12) 
12,670m2 
(860m2) 

 

Source: Essential Economics (November 2014) 
Note: Excludes residential uses in centres and Williamstown Hospital 

Direction will be required in the Strategy to ensure that new investment is encouraged at the 
appropriate centres, having regard for the competitive environment in which the centres are 
located and the long-term prospects of maintaining their attractiveness and viability. 
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Figure 12: Micro-Centres Network, City of Hobsons Bay 

   
Produced by Essential Economics using MapInfo, Google Earth and StreetPro 
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5.7  Exist ing Retail  and Commercial F loorspace Provision  

Estimates of the current retail and commercial floorspace provision in the City of Hobsons Bay 
have been prepared for the purposes of detailed analysis in chapter 6, and are based on 
information from floorspace surveys undertaken by the consultant for all centres in August 
2014. 

Retail and commercial floorspace estimates are presented in Table 12 for the current Activity 
Centre hierarchy in Hobsons Bay, including the 20 micro-centres. These figures include both 
shopfront and non-shopfront floorspace. 

Table 12: Retail and Commercial Floorspace in Activity Centres, City of Hobsons Bay, 2014 

Activity Centre Classification Retail Non-Retail Vacant Total 

Major Activity Centres     
Altona Gate 25,930m2 3,500m2 0m2 29,430m2 
Altona Beach 11,360m2 7,980m2 690m2 20,030m2 
Williamstown 23,770m2 10,640m2 940m2 35,350m2 

Total MAC 61,060m2 22,120m2 1,630m2 84,810m2 

Neighbourhood Activity Centres - Large     
Altona Meadows 13,630m2 2,980m2 0m2 16,610m2 
Newport  7,760m2 7,000m2 600m2 15,360m2 

Total NAC - Large 21,390m2 9,980m2 600m2 31,970m2 

Neighbourhood Activity Centres - Medium     
Aviation Road 4,740m2 3,050m2 0m2 7,790m2 
Borrack Square 3,860m2 2,630m2 0m2 6,490m2 
Rifle Range 2,670m2 0m2 0m2 2,670m2 

Total NAC - Medium 11,270m2 5,680m2 0m2 16,950m2 

Neighbourhood Activity Centres - Small     
Harrington Square 2,470m2 650m2 100m2 3,220m2 
Spotswood 1,980m2 1,570m2 100m2 3,650m2 
The Circle 2,950m2 240m2 0m2 3,190m2 

Total NAC - Small 7,400m2 2,460m2 200m2 10,060m2 

Local Activity Centres     
Challis Street 790m2 320m2 0m2 1,110m2 
Somers Parade 1,040m2 700m2 0m2 1,740m2 
Vernon Street 1,800m2 400m2 220m2 2,420m2 
Woods Street 700m2 2,030m2 0m2 2,730m2 
Williamstown North 1,530m2 1,200m2 260m2 2,990m2 

Total LAC 5,860m2 4,650m2 480m2 10,990m2 

Other Centres     
Enterprise Area 19,630m2 990m2 0m2 20,620m2 
Micro-Centres 8,940m2 2,870m2 860m2 12,670m2 

Total – All Centres 135,550m2 48,750m2 3,770m2 188,070m2 

Source:  Essential Economics Floorspace Survey (August 2014) 
Note:  Vacant floorspace includes shopfront and non-shopfront commercial tenancies 

Hobsons Bay has an estimated total provision of 188,070m2 of business floorspace and this 
comprises 135,550m2 in retail floorspace, 48,750m2 in non-retail commercial space and 
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3,770m2 which is currently vacant (2014 data). In terms of office accommodation, businesses 
that service the needs of local residents tend to be the major occupiers of commercial 
floorspace in centres in the municipality. The non-retail role of Hobsons Bay is limited, with 
few examples of regional-serving office activities (which generally rely on access to an 
extensive regional base of professional workers serving regional needs).  

The Major Activity Centres account for approximately 45 per cent of the total retail floorspace 
in the City of Hobsons Bay and also 45 per cent of the non-retail commercial space. This 
pattern reflects the continued importance of the three major centres in the local economy. 

5.8  Approved and Planned Retail, Off ice and Other 
Developments  

In addition to the existing activity centre hierarchy, consideration will be required in the 
Activity Centres Strategy for two proposed centres, which have been identified by Council. 

McLister Street, Spotswood 

A major mixed-use development has been approved for the site on the south-east corner of 
Melbourne Road and McLister Street in Spotswood, approximately 200 metres from the 
existing activity centre on Hudsons Road. The development scheme indicates approximately 
8,300m2 of total floorspace, including approximately 7,700m2 of retail floorspace. Tenants are 
expected to comprise a full-line supermarket (3,300m2), a discount supermarket (1,600m2), a 
mini-major (1,500m2), and approximately 1,400m2 of specialty retail floorspace. The site also 
has VCAT approval for the development of 240 dwellings. 

The McLister Street centre will operate as a Large Neighbourhood activity centre in the 
Hobsons Bay activity centres hierarchy. 

Don site 

The Hobsons Bay Industrial Land Management Strategy 2008 refers to a precinct which is 
generally bounded by Blackshaws Road to the south, the Westgate Freeway to the north, New 
Street to the east, and Kyle Road to the west. The Strategy identifies that the most suitable 
long-term use for the majority of this precinct is residential, having regard for the existing land 
use patterns in the precinct, the available road infrastructure, and proximity to nearby 
residential neighbourhoods. The Altona Gate and Borrack Square activity centres are located 
approximately 1km west of the Don site.  

While it is anticipated that the former Don site could include up to 3,000 new dwellings as well 
as a potentially modest new activity centre (commercial/retail uses), the re-development of 
the site is a long-term project and is in the early planning stages, with no application lodged to 
rezone the site from its industrial use. 

Residential infill in/near Activity Centres 

Hobsons Bay is forecast to experience ongoing population and dwelling growth for the 
foreseeable future, as indicated earlier in chapter 4. Council have received numerous 
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applications for residential development in and around the existing activity centre network. 
These applications include (but are not limited to): 

 31-69 McLister Street, Spotswood:  240 dwellings VCAT Approved  

 Cnr Queen & Merton Streets, Altona Meadows: 80 dwellings Under Construction 

 184-190 Ferguson Street, Williamstown:  40 dwellings Under Construction 

 6 Paine Street, Newport:    39 dwellings  VCAT Approved 

 450 Melbourne Road, Newport:   31 dwellings Approved 

 53 Sargood Street, Altona    14 dwellings Under Construction 

 11 Bent Street, Altona     16 dwellings VCAT Approved 

 25-27 Champion Road, Williamstown North 19 dwellings VCAT approved 

 154 Ferguson Street, Williamstown  11 dwellings Under Construction 

 127-129 Douglas Parade, Williamstown  17 dwellings  Under Construction 

 129 Millers Road, Altona North   11 dwellings Under Construction 

 88 Hudsons Road, Spotswood   28 dwellings Under Construction 

A range of applications have also been submitted for higher-density residential development 
on the former Port Phillip Mills site on Nelson Place in Williamstown. 

Council is seeking through policy, where appropriate, to protect the amenity of the established 
residential areas by maximising the share of new residential dwellings being developed in and 
on the periphery of Hobsons Bay’s activity centres. 

5.9  Implications for a Strategy  

The main strategic implications from this assessment of activity centres are summarised as 
follows: 

 A ‘hierarchy of activity centres’ is an important consideration in defining the roles and 
functions of centres. In essence, larger centres serve larger catchments and provide a 
wider and deeper range of retail and other services compared with smaller centres. This 
hierarchy needs to be taken into account in the planning and development of centres 
over the next 15-20 years. 

 Activity centres located in Hobsons Bay experience competition from centres located 
within the municipal boundaries, as well as competition from outside, including 
Highpoint and smaller centres located in proximity to municipal boundaries. These 
external factors need to be taken into account in planning for the future. 



 

9 1  

 Activity centres in Hobsons Bay also serve the needs and interests of tourists and other 
visitors, especially in places like Nelson Place with its strong heritage values and built 
form. 

 A range of actions can be taken to enhance the operation and performance of activity 
centres, large and small, in Hobsons Bay, and such actions will form part of the Activity 
Centres Strategy. 
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6  ECO N O M I C  O U T LO O K  F O R  A C T I V I T Y  CE N T R ES  

This chapter provides an assessment of the outlook for activity centres in Hobsons Bay, having 
regard for underlying growth in resident population and visitor numbers; growth in retail 
spending; increased demand for retail, office and residential development; and other relevant 
factors. Implications are highlighted for the Activity Centres Strategy. 

6.1  Forecast Retail Spending to 2036  

Average Per Capita Retail Spending, 2014 

Estimates of average per capita retail spending by residents in the City of Hobsons Bay have 
been prepared with reference to the MarketInfo micro-simulation model. This model uses data 
from the ABS Household Expenditure Survey, ABS Population and Housing Census, and a range 
of other socio-economic indicators, and provides estimates of retail spending on a small area 
basis.  

As shown in Table 13, average retail spending by Hobsons Bay residents is approximately 
$13,780 per capita pa, and is 2.3 per cent below the metropolitan average for Melbourne of 
$14,100 per capita pa. Larger variations are evident for small area data.  

Table 13: Average Per Capita Retail Spending, 2014 ($2014) 

Retail Category 
North 

Precinct 
South-East 

Precinct 
Central 
Precinct 

West 
Precinct 

City of 
Hobsons 

Bay 

Metropolitan 
Melbourne 

Food $7,040 $7,950 $7,560 $6,970 $7,300 $7,320 

Non-food $5,480 $7,110 $6,060 $5,520 $5,950 $6,230 

Services $490 $670 $550 $450 $530 $550 

Total Retail $13,020 $15,740 $14,180 $12,950 $13,780 $14,100 

Variation from metropolitan Melbourne      

Food -3.8% 8.6% 3.3% -4.8% -0.3% - 

Non-food -12.0% 14.2% -2.7% -11.3% -4.4% - 

Services -11.6% 20.9% -0.7% -18.8% -4.3% - 

Total Retail -7.7% 11.6% 0.6% -8.2% -2.3% - 

Source: Essential Economics with MarketInfo 
Note: Figures rounded 
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Existing and Forecast Retail Spending 

Total available retail spending by residents in Hobsons Bay in 2014 is estimated at 
approximately $1,230 million. This figure includes available spending (in rounded terms) on:  

 Food: $650 million 

 Non-food: $530 million 

 Services: $50 million 

A total of $350m or 28 per cent of available retail spending by the municipality’s residents is 
generated by people living in the North Precinct. With the majority of population growth 
forecast to occur in this precinct, these residents will continue to account for the majority of 
retail spending by Hobsons Bay residents. 

Retail spending forecasts for the South-East Precinct indicate that only moderate growth is 
expected in food spending to 2036, while more significant growth is forecast in the non-food 
and services categories. An implication for the Strategy is that significant additional 
supermarket floorspace is unlikely to be in demand in this Precinct, although opportunities for 
other types of non-food retail floorspace will emerge. 

The West Precinct currently serves a well-established local population, but only limited 
population growth is forecast. This precinct is unlikely to be a candidate for major new retail 
development over the period to 2036. 

Total retail spending by residents in Hobsons Bay is forecast to increase to approximately 
$1,430 million per annum by 2021, and to approximately $1,900 million per annum by 2036 
(and expressed in constant 2014 prices).  

Forecasts of retail expenditure are shown in Table 14, and are based on the following 
considerations: 

 forecast population growth as shown in Table 3 

 average per capita retail spending estimates as shown in Table 13 

 forecast real growth in retail expenditure of approximately 1.1 per cent per annum, 

which reflects historical trends and assumes relatively stable growth in the Australian 

economy over the forecast period 

Forecast growth in total retail spending by residents in Hobsons Bay will support an increase in 
turnover performance for existing traders who continue to meet market demand, as well as 
providing opportunities for new retail development in the municipality’s Activity Centre 
hierarchy. 
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Table 14: Retail Spending Forecasts, City of Hobsons Bay, 2014-2036 

Precinct/Retail Category 2014 2021 2036 
Average Annual Growth, 

2014-2036 

North Precinct     
Food $188.2m $221.8m $302.7m 2.2% 
Non-food $146.5m $189.7m $325.2m 3.7% 
Services $13.2m $16.7m $27.9m 3.5% 
Total Retail $347.8m $428.2m $655.8m 2.9% 

South-East Precinct     
Food $159.7m $184.5m $196.7m 1.0% 
Non-food $142.8m $181.1m $241.3m 2.4% 
Services $13.5m $16.8m $21.8m 2.2% 
Total Retail $316.1m $382.4m $459.8m 1.7% 

Central Precinct     
Food $99.m $111.3m $126.6m 1.1% 
Non-food $79.4m $98.m $139.8m 2.6% 
Services $7.3m $8.8m $12.2m 2.4% 
Total Retail $185.7m $218.m $278.6m 1.9% 

West Precinct     
Food $202.8m $210.2m $228.m 0.5% 
Non-food $160.7m $183.m $249.3m 2.0% 
Services $13.1m $14.6m $19.4m 1.8% 
Total Retail $376.7m $407.9m $496.7m 1.3% 

City of Hobsons Bay     
Food $649.6m $726.8m $855.3m 1.3% 
Non-food $529.5m $650.7m $960.5m 2.7% 
Services $47.m $56.5m $81.4m 2.5% 
Total Retail $1,226.1m $1,434.m $1,897.1m 2.0% 

Source: MarketInfo; Essential Economics (expressed in constant 2014 prices) 

6.2  Retail  Turnover and Market Share of Activity Centres  

Estimated Retail Turnover 

In 2014, activity centres in Hobsons Bay achieved total retail turnover estimated at 
approximately $736 million, representing an average trading level of approximately $5,430/m2 
across the municipality (expressed in 2014 dollars and inclusive of GST). Table 15 provides a 
summary of estimated retail turnover by retail category for activity centres in Hobsons Bay. 

These estimates are based on the application of appropriate average trading levels (turnover 
per square metre) to retail floorspace estimates collected during an audit undertaken by the 
consultant in August 2014, and updated to include the homemaker development at Cabot 
Drive, Altona North. The turnover estimates are based on published sales data (where 
available), and on information on likely trading performance gathered from floorspace surveys 
conducted by the consultant. The retail turnover figures should therefore be regarded as a fair 
and reasonable approximation of existing trading conditions for centres in Hobsons Bay. 
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Importantly, these estimates refer to total retail turnover at activity centres in Hobsons Bay, 
including turnover that is attributable to residents of the municipality and to non-residents, 
including tourists, workers and other visitors. 

Table 15: Retail Turnover Estimates for Hobsons Bay Activity Centres, 2014 

Activity Centre Classification Food Non-Food Services Total 

Major Activity Centres     
Altona Gate $71.0m $56.5m $4.9m $132.4m 
Pier Street $54.3m $9.7m $5.4m $69.4m 
Williamstown $100.8m $30.4m $10.3m $141.6m 

Total MAC $226.1m $96.7m $20.6m $343.4m 

Neighbourhood Activity Centres - Large     
Central Square $46.0m $30.8m $1.7m $78.5m 
Newport  $22.7m $10.9m $4.5m $38.0m 

Total NAC - Large $68.7m $41.7m $6.2m $116.5m 

Neighbourhood Activity Centres - Medium     
Aviation Road $25.9m $2.6m $1.1m $29.6m 
Borrack Square $29.2m $2.2m $1.4m $32.8m 
Rifle Range $24.5m $0.7m $0.0m $25.2m 

Total NAC - Medium $79.7m $5.4m $2.5m $87.6m 

Neighbourhood Activity Centres - Small     
Harrington Square $7.3m $1.7m $2.7m $11.7m 
Spotswood $7.8m $1.7m $0.7m $10.2m 
The Circle $18.2m $2.2m $0.2m $20.7m 

Total NAC - Small $33.4m $5.6m $3.7m $42.6m 

Local Activity Centres     
Challis Street $4.3m $0.5m $0.4m $5.2m 
Somers Parade $5.2m $0.2m $0.8m $6.3m 
Vernon Street $6.7m $1.2m $0.9m $8.8m 
Woods Street $8.4m $0.4m $0.7m $9.5m 
Williamstown North $1.9m $0.2m $1.2m $3.4m 

Total LAC $26.6m $2.5m $4.0m $33.1m 

Other Centres     
Enterprise Corridor $6.0m $66.5m $0.0m $72.5m 
Micro-Centres $29.8m $4.5m $6.3m $40.6m 

Total – All Centres $470.3m $222.8m $43.3m $736.4m 

Source: Essential Economics; industry sources 
Note: Figures are in constant 2014 dollars 

Market Share 

A measure of the relative trading performance of the retail sector in Hobsons Bay is the 
‘market share’ of total retail spending by residents that is directed to activity centres. 

Of the $736.4 million of total retail sales, an estimated $651 million or 88 per cent is derived 
from residents of the municipality. This represents 53 per cent of their total spending or, 
alternatively, 53 cents in every dollar spent on retail goods and services by all residents of the 
municipality is spent in Hobsons Bay. 
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By individual retail category, the market shares are as follows, with the supporting figures 
indicated in Table 16: 

 Food:   65 per cent 

 Non-Food: 36 per cent 

 Services:   85 per cent 

A key objective for the Strategy will be to ensure that in the future, these market shares are 
maximised so that the economic opportunities for activity centres and for the business sector 
in Hobsons Bay are realised. 

Table 16: Hobsons Bay Activity Centres Market Share Analysis, 2014 

Category Food 
Non-
Food 

Services Total 

Total sales attributable to Hobsons Bay residents $421.8m $189.4m $39.8m $651.0m 
 
Total available retail expenditure of Hobsons Bay 
residents 

$649.6m $529.5m $47.0m $1,226.1m 

Market Shares for Hobsons Bay Centres 65% 36% 85% 53% 

Source: MarketInfo 2010; Essential Economics; industry sources 
Note: Figures are in constant 2014 dollars 

Escape Spending 

’Escape spending’ refers to the extent to which retail spending by residents within a particular 
locality or region is directed to retail locations outside that region. A high level of escape 
spending identifies a relative lack of conveniently-located retail facilities in the area, and may 
indicate latent demand for additional retail development. Alternatively, escape spending may 
also indicate that the range and type of retail facilities in a region are not meeting the needs of 
local residents, and that residents are therefore shopping outside the catchment.  

By reducing escape spending (through an increase in local retail sales activity), opportunities 
are created to increase locally-generated jobs, particularly for young people (who make up the 
majority of retail staff), leading to increased wages and salaries and a stimulus to the local 
economy. 

This broad analysis of escape spending is based on estimates of available spending by City of 
Hobsons Bay residents (refer Table 14), and estimates of existing retail sales at shops in the 
City of Hobsons Bay that are attributable to local residents (refer Table 16). 

The escape spending analysis is presented in Table 17, and shows that in 2014 a total of 
approximately $575 million in retail spending by Hobsons Bay residents ‘escapes’ to retail 
facilities located outside the municipality. This represents approximately 47 per cent of total 
available retail spending by the City’s residents. 
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These figures indicate that a significant share of spending by residents escapes to centres 
outside Hobsons Bay, including centres in the City of Maribyrnong (such as Highpoint), 
Melbourne’s CBD, the City of Wyndham and the City of Brimbank. The lack of a regional retail 
facility in Hobsons Bay contributes to this outflow of spending.  

Table 17: Escape Spending in the City of Hobsons Bay, 2014 ($2014m) 

Factor Total 

Total Sales (Table 15) $736.4m 
Sales to City of Hobsons Bay Residents (Table 16) $651.0m 
Available Spending by Residents (Table 14) $1,226.1m 
Escape Spending $575.1m 
Escape Spending as Share of Available Spending 47% 

Source: Essential Economics 
Note: Figures are in constant 2014 dollars 

6.3  Forecast Retail Sales and Market Share for Act ivity Centres  

Forecast Market Share 

An estimated 53 per cent of spending by City of Hobsons Bay residents is directed to activity 
centres in the municipality, based on current market share patterns. 

It is the objective of activity centres policy to ensure that in the future, this market share of 
spending is maximised through the provision of retail facilities that continue to meet the needs 
of consumers across the municipality. This will be associated with: 

 continued improvements to existing centres 

 the provision of new retail facilities and centres associated with urban infill growth 

Under the analysis shown in Table 18, two scenarios are applied in which it is assumed that the 
market share of additional spending generated by Hobsons Bay residents is either 50 per cent 
(Low Scenario) or 65 per cent (High Scenario).  

The presumption in the High Scenario analysis is that – by improving the quantum, range and 
quality of retail provision in activity centres located in Hobsons Bay – residents will direct a 
greater proportion of their available retail expenditure to the municipality's activity centres, 
with an associated reduction in retail spending directed to activity centres located outside the 
municipality. 

However, factors that will serve to reduce the achievable market share of activity centres in 
Hobsons Bay include: 

 improvements to other centres beyond the municipal boundaries, such as Highpoint and 
the CBD, that reduce the need of these residents to visit Hobsons Bay 
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 continued escape spending to higher-order centres located at Highpoint and in 
metropolitan Melbourne that provide a wider and deeper scale and range of retail 
goods and services than can be provided in Hobsons Bay 

 competition from new centres, such as Williams Landing, that will likely attract sales and 
visitation that might otherwise have been directed to Hobsons Bay 

 growth in internet-only spending 

According to this analysis, between $336 million (Low scenario) and $436 million (High 
scenario) in additional annual retail spending is forecast to be retained by retail facilities in 
Hobsons Bay over the period 2014 to 2036.  

Table 18: Scenarios Showing Potential for Increased Retail Spending Retained in City of 
Hobsons Bay, 2014 to 2036 ($2014) 

Item Low Scenario High Scenario 

Retail Spending ($m)   
2014-2021 +$208m +$208m 
2021-2036 +$463m +$463m 
Total Spending Growth +$671m +$671m 
Market Share of Retail Spending Growth 50% 65% 
Retained Spending (Sales $m)   
2014-2021 +$104m +$135m 
2021-2036 +$232m +$301m 
Total Spending Growth Retained +$336m +$436m 

Source: Essential Economics with MarketInfo 
Note: Figures rounded 

Captured Spending 

An opportunity to support additional retail facilities will also arise from spending “captured” 
from tourists and other visitors to Hobsons Bay. Approximately 12 per cent of current retail 
turnover in the municipality is derived from these sources. 

A higher allowance of 20 per cent for captured spending has been applied in the High Scenario, 
with this additional spending potentially generated by outcomes which include: 

 improvements to the retail provision in the current Activity Centre hierarchy that 
increase the level of visitation from non-Hobsons Bay residents (e.g. from the bordering 
municipalities of Brimbank and Maribyrnong) 

 potential increases to tourism visitation and spending levels over coming years 

 continued growth in the homemaker/bulky goods sector that typically draws patronage 
from a wide geographic area 

Based on the analysis shown in Table 19, the increase in total retail sales in the municipality 
over the period 2014 to 2036 is estimated at approximately $380 million under the Low 
Scenario, and approximately $545 million under the High Scenario. 
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Table 19: City of Hobsons Bay Forecast Retail Sales Growth, 2014 to 2036 ($2014m) 

Item Low Scenario High Scenario 

Retained Spending - Table 18   
2014-2021 +$104 m +$135 m 
2021-2036 +$232 m +$301 m 
Total Retained Spending Growth +$336 m +$436 m 
Plus Sales from Beyond City of Hobsons Bay   
Share of Sales from Beyond City of Hobsons Bay 12% 20% 
2014-2021 +$14 m +$34 m 
2021-2036 +$30 m +$75 m 
Total Sales Growth From Beyond City of Hobsons 
Bay 

+$44 m +$109 m 

Retail Sales Growth in the City of Hobsons Bay  
2014-2021 +$118 m +$169 m 
2021-2036 +$262 m +$376 m 
Total Sales Growth (Hobsons Bay and Beyond) +$380 m +$545 m 

Source: Essential Economics with MarketInfo 
Note: Figures rounded 

6.4  Retail  Development Potential  to 2036  

In view of the forecast growth in retailing, the opportunity for new retail floorspace is 
calculated by applying average sales levels that reflect the requirement for new retail 
development – typically, these sales levels are higher than those achieved by established 
retailers, which recognises the additional costs borne by new retail shops (in building costs, fit-
out stock, etc) and therefore the requirement to achieve higher average sales per unit of 
floorspace compared with existing retailers.  

This analysis is intended only to provide an indication of potential supportable retail 
development, as many factors will affect the opportunity to deliver new retail floorspace over 
the next twenty years or so.  

It is also noted that not all new retail sales will necessarily be reflected in new retail 
development. In this instance, an estimated 25 per cent share of the growth in total sales 
shown in Table 20 is assumed to be directed to existing retail facilities where the increase in 
sales will support continuing improvements in retail performance for these existing retailers. 
This is particularly important in view of the relatively moderate trading performance of some 
existing components of the activity centres hierarchy, as indicated by a high level of escape 
spending. 

Total sales to support new retail development over the period 2014 to 2036 is therefore 
estimated at approximately $285 million under the Low Scenario ($380m x 75%), and 
approximately $409 million under the High Scenario ($545m x 75%). 

These calculations are presented in Table 6.8, and show that potential will exist for between 
43,000m2 and 61,000m2 of additional retail floorspace (rounded) in Hobsons Bay over the 
period 2014 to 2036. 
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While the analysis is intended to provide a reasonable expectation of demand for new retail 
development over the next twenty years, particular retail development proposals should 
continue to be assessed on their merits. A performance-based approach is preferable to the 
adoption of retail-economic forecasts as a strict guide to floorspace growth (and which are 
typically coupled with schedules introduced into the planning scheme). Other planning-related 
issues – including traffic management, access to public transport, and urban design, among 
others – also need to be considered when assessing development proposals. 

Table 20: City of Hobsons Bay Indicative Retail Floorspace Growth, 2014 to 2036 ($2014) 

Item Low Scenario High Scenario 

Sales Available to New Retail Facilities, $million (@75% of total growth) 
2014-2021 $88m $127m 

2021-2036 $196m $282m 
Total Retail Sales $285m $409m 
Additional Supportable Retail Floorspace, m2  
2014-2021 +14,100m2 +20,300m2 
2021-2036 +28,500m2 +40,900m2 

Total Floorspace Growth +42,600m2 +61,200m2 

Rounded +43,000m2 +61,000m2 

Existing Retail Floorspace at 2014 135,550m2 135,550m2 

Total Forecast Retail Floorspace at 2036 178,550m2 196,550m2 

Source:  Essential Economics 
Note: Assumed trading levels of $6,250/m2 for new retail floorspace between 2014-2021, and real growth 

in sales of 1% per annum from 2021-2036 

6.5  Commercial  Office F loorspace Provision  

Estimates of current commercial office floorspace provision in centres in Hobsons Bay are 
based on information collected from a land use survey undertaken by the consultants, and 
from real estate websites relating to local commercial office markets. 

The commercial office floorspace estimates are presented in Table 21 for the categories 
‘dedicated office’ and ‘shopfront commercial office’. Dedicated office refers to purpose-built 
office buildings and tenancies located above ground-floor shopfront tenancies, while 
shopfront offices comprise offices located in shopfront tenancies that could otherwise be used 
for retail or other purposes. 

At present, total commercial office floorspace located in activity centres in Hobsons Bay is 
estimated at 27,620m2. Of this total, 72 per cent is located in shopfront office space in activity 
centres, namely in the South-East Precinct (7,180m2), North Precinct (5,600m2), Central 
Precinct (4,460m2), and West Precinct (2,750m2).  

The South-East Precinct is the main location for dedicated office development, and contains a 
total of approximately 3,240m2 of this floorspace, or 42 per cent of the total dedicated office 
floorspace in centres throughout the municipality. Very few vacant dedicated office tenancies 
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have been identified, with an overall vacancy rate of just 4.3 per cent in centres, municipal-
wide. 

The provision of dedicated office development in the West Precinct is significantly lower than 
elsewhere in Hobsons Bay, with a majority of commercial office activity accommodated in 
shopfront tenancies. 

Table 21:  Commercial office floorspace in Hobsons Bay Activity Centres, 2014 

Precinct 
Occupied 
Dedicated 

Office 

Vacant 
Dedicated 

Office 

Total 
Dedicated 

Office 

Dedicated 
Office 

Vacancy 
Rate 

Occupied 
Shopfront 

Office 

Total 
Occupied 

Office 

North Precinct 2,470m2 340m2 2,810m2 12.1% 5,600m2 8,070m2 
South-East Precinct 3,240m2 0m2 3,240m2 0.0% 7,180m2 10,420m2 
Central Precinct 1,560m2 0m2 1,560m2 0.0% 4,460m2 6,020m2 
West Precinct 360m2 0m2 360m2 0.0% 2,750m2 3,110m2 

Total Hobsons Bay 7,630m2 340m2 7,970m2 4.3% 19,990m2 27,620m2 

Source: Essential Economics 

6.6  Commercial  Office Development Potential to 2036  

The ability to accurately forecast the magnitude of commercial office floorspace development 
that may occur in the future is made difficult by the range of factors that influence demand for 
office accommodation. In particular, the locational decisions made by individual businesses are 
subject to a wide range of factors for which accurate forecasts cannot be made. Likewise, the 
introduction of competitive supply in other municipalities is an important consideration, but 
this can also be difficult to assess, let alone forecast. 

As a result, it is inappropriate to prepare specific forecasts of commercial floorspace 
requirements for centres in Hobsons Bay as input to policy, and to then attempt to determine 
how this floorspace should be distributed across the hierarchy. However, it is important to 
ensure that policy reflects overall trends and influences on the commercial office market in 
Hobsons Bay, and provides a framework to support appropriate commercial development over 
time. 

While specific forecasts of commercial office floorspace requirements are difficult to prepare, 
it is nevertheless prudent to plan for commercial office development. On this basis, an analysis 
has been prepared that provides a broad indication of potential demand for commercial office 
development in activity centres in Hobsons Bay over the period 2014-36. The analysis is based 
on an expectation that the current ratio of commercial office floorspace to total available 
floorspace in activity centres in Hobsons Bay will at least be maintained over the forecast 
period. 

In 2014, commercial office floorspace, including both shopfront and dedicated office 
floorspace, accounted for 17 per cent of total retail and commercial office floorspace in 
centres located in the municipality. Having regard for the forecasts of potential retail 
development presented in Section 6.4, and assuming that commercial office will continue to 



 

1 0 2  

account for 17 per cent of retail and office floorspace in activity centres, potential will exist for 
approximately 8,760m2 (rounded) of new commercial office development in centres in 
Hobsons Bay by 2036. 

An alternative scenario is that Hobsons Bay becomes a more significant focus for commercial 
office development as a result of improved public transport linkages, improved presentation of 
centres, and the attraction of regional and public sector office tenants. Assuming commercial 
office accounted for, say, 22 per cent of total office and retail floorspace provision in activity 
centres (representing an increase of five percentage points on the existing ratio), this would 
lead to development potential for approximately 27,820m2 (rounded) of commercial office 
development in activity centres in Hobsons Bay by 2036. 

These forecasts are shown in Table 22. 

Table 22:  City of Hobsons Bay Indicative Commercial Office Floorspace Growth, 2014 to 
2036 

Category 
Total Hobsons Bay 

Low Scenario High Scenario 

2014   

Retail floorspace 135,550m2 135,550m2 

Office floorspace 27,620m2 27,620m2 

Total 163,170m2 163,170m2 

Occupied office space share of total 17% 17% 

2036   

Retail floorspace 178,550m2 196,550m2 

Office floorspace 36,380m2 55,440m2 

Total 214,930m2 251,990m2 

Occupied office space share of total 17% 22% 

Growth, 2014-2036   

Retail floorspace +43,000m2 +61,000m2 

Office floorspace +8,760m2 +27,820m2 

Source: Essential Economics 

6.7  Residential Development Potential to 2036  

Activity centres are becoming popular locations for increased-density residential development, 
with examples occurring throughout activity centres in Hobsons Bay. This trend is adding to 
the supply of residential opportunity and expanding the breadth of choice that in earlier years 
has been limited to shop-top dwellings. The trend to incorporate more residential uses in 
activity centres is supported by the ongoing decline in household sizes and changes in lifestyle 
which are contributing to the popularity of increased-density housing formats in the 
established suburbs of Melbourne. 
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Forecast Household Types in the City of Hobsons Bay, 2014-2036 

Forecasts of household types for the City of Hobsons Bay are shown in Table 23 and are based 
on data prepared by id Consulting. 

Overall, the number of households in the municipality is expected to increase from 34,620 in 
2014 to approximately 42,290 households in 2036, representing an increase of +7,670 
households which need to be accommodated in the municipality over the next 22 years. The 
largest growth in total number by household type is anticipated to comprise lone person 
households (+2,520 additional households) and Couples without dependents (+2,420 
additional households). These household types are typically attracted to higher-density 
housing formats, such as townhouses and apartments. 
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Table 23:  Forecast Household Types, City of Hobsons Bay, 2014-2036 (No.) 

Household Type 2014 2016 2021 2026 2036 
2014-
2036 

North Precinct       
Couple families with 
dependents 

3,100 3,220 3,610 4,020 4,700 +1,600 

Couples without dependents 2,610 2,680 2,960 3,250 3,770 +1,160 
Group households 520 540 590 640 680 +160 
Lone person households 2,830 2,910 3,180 3,470 4,000 +1,170 
One parent family 1,150 1,180 1,290 1,430 1,650 +500 
Other families 310 320 360 400 480 +170 

Total households 
10,52

0 
10,850 11,990 13,210 15,280 +4,750 

South-East Precinct       
Couple families with 
dependents 

2,820 2,880 3,030 3,020 2,880 +60 

Couples without dependents 1,910 2,010 2,220 2,340 2,410 +500 
Group households 230 240 250 260 250 +20 
Lone person households 2,050 2,110 2,310 2,450 2,640 +590 
One parent family 700 720 760 770 760 +60 
Other families 110 110 120 130 140 +30 
Total households 7,820 8,070 8,690 8,970 9,080 +1,260 

Central Precinct       
Couple families with 
dependents 

1,500 1,550 1,670 1,720 1,800 +300 

Couples without dependents 1,610 1,630 1,700 1,750 1,870 +260 
Group households 210 210 220 220 220 +10 
Lone person households 1,610 1,610 1,650 1,670 1,740 +130 
One parent family 510 520 550 560 580 +70 
Other families 130 130 140 150 160 +30 
Total households 5,570 5,650 5,930 6,070 6,370 +800 

West Precinct       
Couple families with 
dependents 

3,740 3,700 3,650 3,580 3,550 -190 

Couples without dependents 2,510 2,580 2,770 2,880 3,010 +500 
Group households 440 440 440 420 410 -30 
Lone person households 2,330 2,410 2,590 2,740 2,970 +640 
One parent family 1,350 1,340 1,330 1,310 1,270 -80 
Other families 350 350 360 360 370 +20 

Total households 
10,72

0 
10,820 11,140 11,290 11,580 +860 

Hobsons Bay City       
Couple families with 
dependents 

11,16
0 

11,350 11,960 12,350 12,930 +1,770 

Couples without dependents 8,640 8,900 9,660 10,220 11,060 +2,420 
Group households 1,400 1,420 1,500 1,530 1,550 +150 
Lone person households 8,820 9,040 9,730 10,330 11,340 +2,520 
One parent family 3,710 3,760 3,930 4,070 4,260 +550 
Other families 890 910 980 1,040 1,150 +260 

Total households 
34,62

0 
35,380 37,760 39,540 42,290 +7,670 
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Source: id Consulting, Forecast id, December 2014 
Note:  Figures rounded  

Forecast Dwellings in the City of Hobsons Bay, 2014-2036 

Forecast new dwelling growth over the period 2014 to 2036 for Hobsons Bay by the household 
type are shown in Table 24 on the following page.  

These forecast dwelling requirements have been prepared with reference to the household 
forecasts presented in Table 23 and take into consideration that not all dwellings are occupied 
at any one time. Dwellings may be unoccupied for a number of reasons (e.g. under-repair, 
awaiting sale, or derelict) and so a vacancy rate is factored into .id Consulting’s forecast 
household requirements (shown earlier in Table 23).  

In total, a forecast supply of +8,230 new dwellings is required to accommodate forecast 
household demand in the City of Hobsons Bay by 2036. This equates to the provision of an 
average of 374 new dwellings a year over the next 22 years. 

Dwelling Type Definitions 

For the purpose of this report, an analysis of dwelling trends has been undertaken based on 
ABS Census data, with the following definitions used by the ABS to classify each broad dwelling 
type. 

 Separate house: This is a house which is separated from other dwellings by at least 
half a metre. A separate house may have a flat attached to it, such as a granny flat or 
converted garage (the flat is categorised under Flat, unit or apartment - see below). 
The number of storeys of separate houses is not recorded. Also included in this 
category are occupied accommodation units in manufactured home estates which are 
identified as separate houses. 

 Semi-detached, row or terrace house, townhouse, etc.: These dwellings have their 
own private grounds and no other dwelling above or below them. They are either 
attached in some structural way to one or more dwellings, or are separated from 
neighbouring dwellings by less than half a metre. 

 Flat, unit or apartment: This category includes all dwellings in blocks of flats, units or 
apartments. These dwellings do not have their own private grounds and usually share 
a common entrance foyer or stairwell. This category also includes flats attached to 
houses such as granny flats, and houses converted into two or more flats. 

Note on Use of ABS Dwelling Type Data 

Discussions with ABS staff indicate that the individual Census collector is responsible for 
classifying each house according to dwelling type. Interpretation of dwelling types can differ 
marginally between Census collectors. For this reason, although the consultant has undertaken 
a detailed assessment of the historical trends in dwelling by type in the City of Hobsons Bay 
based on ABS data, the forecasts of dwelling mix are also informed by a range of other inputs. 
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This approach reflects a strong degree of confidence in the quality of the ABS data in 
understanding dwelling change across Melbourne, but the need for caution in forecasting 
future outcomes solely on the basis of existing trends is highlighted. 

Table 24:  Forecast Dwellings in the City of Hobsons Bay, 2014-2036 (No.) 

 2014 2016 2021 2026 2036 
2014-
2036 

No. Dwellings       
North Precinct 11,060 11,390 12,640 13,960 16,170 +5,110 
Altona North 4,780 4,900 5,220 5,870 7,690 +2,910 
Brooklyn 840 860 900 930 980 +140 
Newport West 3,420 3,520 3,700 3,790 3,970 +550 
Spotswood - South Kingsville 2,020 2,110 2,820 3,370 3,530 +1,510 
South-East Precinct 8,270 8,540 9,230 9,520 9,630 +1,360 
Newport East 1,750 1,770 1,800 1,810 1,840 +90 
Williamstown 4,730 4,940 5,520 5,720 5,770 +1,040 
Williamstown North 1,790 1,830 1,910 1,990 2,020 +230 
Central Precinct 5,860 5,950 6,250 6,400 6,700 +840 
Altona - Seaholme 5,860 5,950 6,250 6,400 6,700 +840 
West Precinct 11,210 11,320 11,650 11,820 12,140 +930 
Altona Meadows 7,520 7,570 7,750 7,830 7,980 +460 
Laverton 1,880 1,930 2,080 2,150 2,290 +410 
Seabrook 1,810 1,820 1,830 1,840 1,870 +60 

Hobsons Bay City 36,400 37,200 39,770 41,690 44,630 +8,230 

Average Annual Growth Rate (No.)       
North Precinct  +170 +250 +260 +220 +230 
Altona North  +60 +60 +130 +180 +130 
Brooklyn  +10 +10 +10 +10 +10 
Newport West  +50 +40 +20 +20 +30 
Spotswood - South Kingsville  +50 +140 +110 +20 +70 
South-East Precinct  +140 +140 +60 +10 +60 
Newport East  +10 +10 +0 +0 +0 
Williamstown  +110 +120 +40 +10 +50 
Williamstown North  +20 +20 +20 +0 +10 
Central Precinct  +50 +60 +30 +30 +40 
Altona - Seaholme  +50 +60 +30 +30 +40 
West Precinct  +60 +70 +30 +30 +40 
Altona Meadows  +30 +40 +20 +20 +20 
Laverton  +30 +30 +10 +10 +20 
Seabrook  +10 +0 +0 +0 +0 
Hobsons Bay City  +400 +510 +380 +290 +370 

Source: id Consulting, Forecast id, December 2014 
Note:  Figures rounded  

Forecast Dwellings by Type in the City of Hobsons Bay, 2014-2036 

A summary of the forecasts of total demand for each dwelling format in Hobsons Bay is shown 
in Table 25. This estimate of forecast dwelling demand is based on the forecast total demand 
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for new dwellings of 8,230 units (refer Table 24), and the propensity for each household type 
(refer Table 23) to be attracted to each dwelling format over the forecast period. 

For example, approximately 87 per cent of Couple families with dependents occupied a 
separate house in 2011, and this figure had decreased from 92 per cent in 2001. These trends 
are forecast to continue over the next 20 years. 

Key outcomes include the following: 

 detached dwelling: between 2014 and 2036, approximately 820 or 10 per cent of net 
new households in Hobsons Bay are forecast to live in detached dwellings. The demand 
for detached dwellings is expected to decline due to several reasons including a lack of 
available supply. 

 semi-detached: between 2014 and 2036, approximately 4,890 or 59 per cent of net new 
households in Hobsons Bay are forecast to live in semi-detached dwellings. The demand 
for these dwellings is expected to increase steadily over the forecast period, primarily 
due to the increasing popularity of this housing format among Lone person households 
and Couples without dependents. 

 units/apartments: between 2014 and 2036, approximately 2,520 or 31 per cent of net 
new households in Hobsons Bay are forecast to live in units/apartments. The demand 
for these dwellings is forecast to experience a significant increase, primarily driven by 
Lone person households over the period to 2036, with Couples without dependents also 
creating demand during that time 

This listing of dwelling demand is provided as an indication only, as many factors will influence 
the actual distribution of dwelling types over the period to 2036. These factors include the 
availability (or lack) of appropriate sites, competition from other major residential locations, 
government policy decisions, affordability, and the general economic climate. 

Table 25:  Forecast Dwellings Requirements by Household Types, City of Hobsons Bay, 
2014-2036 (No.) 

Household Type 
Separate  

house 
Semi- 

detached 
Flat, unit or 
apartment 

Total  
2014-2036 

Couples without dependents 420 1,660 530 +2,610 
Couple families with 
dependents 

820 990 90 +1,900 

One parent family -30 410 200 +580 
Other families 140 90 50 +280 

Total families 1,350 3,150 870 +5,370 

Lone person households -540 1,650 1,610 +2,720 
Group households 10 100 40 +150 

Total dwellings (No.) 820 4,890 2,520 +8,230 
Share of Growth (%) 10% 59% 31% 100% 

Source: id Consulting, Forecast id, December 2014; Essential Economics 
Note:  Figures rounded  
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As the above Table shows, the majority of dwelling types forecast to 2036 are expected to 
involve Semi-detached dwellings (59% of all new stock to 2036), followed by Flats, units and 
apartments (31%); Separate dwellings are expected to account for just 10 per cent of the 
increased dwelling stock. 

A potentially large share of the future supply of flats, units and apartments are likely to be 
located in the municipality’s activity centres, depending on the availability of suitable sites. The 
residential areas surrounding activity centres may also be the location of additional housing 
supply, as determined by the application of Council’s residential policies. 

According to 2011 Census data, detached dwellings accounted for 76 per cent of total stock in 
the City of Hobsons Bay. Should the above dwelling type forecasts materialise, detached 
dwellings would account for 58 per cent of total stock in 2036. 

These forecasts are provided as a guide based on the most up-to-date information. Ultimately, 
the market will determine the actual property outcomes. Nevertheless, the dwelling demand 
projections presented in Table 25 will provide a basis for Council’s policy development. 

6.8  Other Potential Development Opportunities  

A further and important consideration is that strategic land use policies, nationally, 
increasingly recognise that a range of social, environment, economic and cultural benefits can 
be achieved where a wide mix of uses is encouraged to co-locate in activity centres.  

For example, government administrative and support services are now increasingly 
concentrated in activity centres, while a wide range of cultural and recreational facilities which 
in past decades might have been located on standalone sites, are now seeking locations within 
or on the edge of activity centres. 

6.9  Implications for a Strategy  

This assessment of the economic outlook for activity centres in Hobsons Bay highlights a 
number of trends that need to be considered in preparing the Activity Centres Strategy, 
including the following: 

 Continuing growth in population and per capita spending means potential will develop 
over the forecast period to 2036 for growth in retail and commercial development in the 
municipality’s activity centres. A reduction in existing levels of escape spending will also 
mean more potential for retail activity in the municipality. 

 In the period to 2036, Hobsons Bay can expect to experience net growth of between 
43,000m2 and 61,000m2 in new retail floorspace, and this forecast also allows for growth 
in retail sales in existing businesses. 

 Over the same period, commercial floorspace is expected to increase by between 
8,760m2 and 27,820m2, depending on growth in business generally in Hobsons Bay and 
on the potential for the municipality to capture a higher share of private and public 
sector office activity than in past years. 
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 Growth in residential development is also forecast to occur in Hobsons Bay, with an 
expected 8,230 new dwellings in demand by 2036. An estimated 2,520 or 31 per cent of 
these new dwellings are likely to be units or apartments, and a large share of these units 
could be located in activity centres, depending on the availability of suitable sites. 

 All of these growth components will increase the demand for development land in 
activity centres in Hobsons Bay over the period to 2036. Even the low forecast for new 
retail floorspace (43,000m2) would mean demand for approximately 13ha of land to 
accommodate new shops, car parking, ingress/egress and landscaping. 

Anticipated growth in retail, commercial and residential development will also mean growth in 
local employment opportunities and local incomes. This will be important as the forecast 
population growth will generate an increase in the resident labour force and in demand for 
local job opportunities. For example, retail expansion involving some 43,000m2 of new retail 
floorspace (which is the Low Scenario) would involve the creation of some 1,430 new jobs in 
retail, plus the employment multiplier effect involving another 1,290 jobs, a share of which 
would be locally-based. Likewise, the Low Scenario growth of some 8,760m2 anticipated in 
office activities would involve an estimated 440 new office-based jobs, plus the multiplier 
effects involving another 440 or so jobs, some of which would be locally-based in Hobsons Bay. 
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7  I S S U ES  A N D  O P P O R T U N I T I ES  

This chapter provides a summary of important issues that need to be addressed in activity 
centres in Hobsons Bay, having regard for the assessments provided in earlier chapters. 
Consideration of these issues – which relate to potential development in particular retail and 
office activities or in residential development, through to traffic and transport initiatives and 
possible urban design treatments – leads to the identification of opportunities that can be 
pursued for activity centres.  

The Hobsons Bay Activity Centres Strategy will provide the basis upon which these issues and 
opportunities are addressed through appropriate strategic planning and development 
objectives, associated actions, and an implementation plan. 

7.1  Key Issues  

Issue 1: The planning system in Victoria is undergoing a significant process of reform. 
It is important that a policy framework is implemented in Hobsons Bay that 
reflects these changes. 

 Response: The Activity Centres Strategy needs to provide an up-to-date policy 
framework that reflects recent changes in planning zones, the concept of the 
’20 minute neighbourhood’, and a renewed policy focus on activity centres as a 
driver for employment and investment. State Government policy objectives for 
activity centres, such as accommodating a share of residential growth, will 
need to be incorporated into Strategy directions. 

Issue 2:  A coherent hierarchy of activity centres in Hobsons Bay is required to inform 
planning policy and ensure that development occurs in a manner consistent 
with objectives relating to economic, social and environmental outcomes. 

 Response: Historically, retail and commercial development in Hobsons Bay has 
been supported by the application of a coherent activity centres policy that has 
avoided ad hoc development which can have negative long-term 
consequences. The implementation of a revised activity centres hierarchy will 
ensure policy continues to reflect current circumstances and policy objectives, 
while creating a framework that supports the appropriate development of all 
activity centres across the municipality.  

Issue 3: The Major activity centres of Altona Gate, Altona Beach and Williamstown 
have been identified by the Plan Melbourne metropolitan strategy as a focus 
for activity and investment. 

 Response: The activity centres strategy needs to ensure that the Major activity 
centres in Hobsons Bay can accommodate appropriate levels of growth and 
change as required to meet community need, while also reflecting relevant 
heritage and built form considerations. 
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Issue 4 Activity centres in Hobsons Bay have a role to play in accommodating 
additional housing stock associated with the population growth forecast for 
the municipality over coming years. 

 Response: It is estimated that approximately 30 per cent of new housing stock 
in Hobsons Bay over the next 20 years is expected to be in the form of units 
and apartments. Activity centres (particularly those with regular and reliable 
public transport links) are an appropriate location for the development of a 
high share of this dwelling-type. It is appropriate that demand for additional 
dwellings is met across the hierarchy to ensure that development is not 
concentrated in a small number of centres, and that heritage and built form 
requirements can be more easily met. Where this housing development occurs 
it will also be important for activity centres to provide supporting community 
infrastructure, including childcare, libraries, gyms etc.  

Issue 5: Parking and accessibility is very important to local shoppers and visitors. 

 Response: Parking and accessibility are important considerations for both 
shoppers and visitors to activity centres in Hobsons Bay. Where appropriate, 
the Strategy must consider these issues in the context of identifying potential 
areas of improvement. This will include specific considerations of active 
transport modes (walking, cycling) and public transport so as to provide a 
range of transport options delivering a high-quality service as well as ensuring 
activity centres are accessible for all ages and abilities.   

Issue 6: With a large number of centres to manage and maintain, Council must 
ensure that the policy framework for individual centres is up-to-date and that 
priorities for future Structure Plans and other centre-specific studies are 
identified.  

 Response: The activity centres strategy will identify centres that are a priority 
for future strategic analysis and study, including guidance on the key issues 
that need to be addressed from this process. 

Issue 7: The attractiveness and amenity of activity centres is a key influence on their 
ability to generate sales and visitation from the communities which they 
serve, and is critical in creating a sense of community pride. 

 Response: A particular focus for the Strategy will be to ensure that the activity 
centres in Hobsons Bay are high-quality locations for people to visit, shop, 
spend time and do business. The future success of activity centres relies 
heavily on the quality of their built environment, and the safety and enjoyment 
of the general public who visit centres. For this reason, the Strategy will need 
to provide actions and ideas that are aimed at improving the amenity for 
shoppers, workers, residents and visitors.  
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7.2  Opportunities  

Opportunity 1: The City of Hobsons Bay is forecast to experience ongoing population growth 
over the life of the activity centres strategy and this will increase demand for 
a wide range of goods and services provided by activity centres. 

 Response: The Strategy will ensure that the ability of activity centres in 
Hobsons Bay to meet the needs of the community is maintained and enhanced 
through the continued growth and improvement in the range and quality of 
facilities and services available in these centres. This will need to include 
opportunities for increased community interaction and enhanced 
opportunities for collaboration among the business community. Additional 
community infrastructure and services (including public transport) will also be 
required. 

Opportunity 2: The property industry is one of the most dynamic sectors of the Australian 
economy and opportunities will exist for activity centres in Hobsons Bay to 
evolve and meet resident’s changing tastes and needs. 

 Response: Although a strong policy framework is critically important for the 
success of the activity centres strategy, it is also true that a degree of flexibility 
is necessary to ensure that activity centres can evolve and develop in ways that 
may not be envisaged directly by policy, but which nonetheless meet all of the 
relevant policy goals.  

Opportunity 3: The growth of e-commerce and internet retailing has created significant 
challenges for the retail industry; however, opportunities also exist in terms 
of digital marketing and creation of new sales channels for existing ‘bricks 
and mortar’ retailers.  

 Response: As technology develops and as the ease of online purchasing of 
goods and services becomes more user-friendly and seamless, it can be 
expected that the demand for these online goods and services will continue to 
increase. Retailers and other businesses in Hobsons Bay need to adjust to the 
new realities of the internet and maximise their ability to use the internet to 
increase sales volumes. Development of the National Broadband Network in 
Hobsons Bay creates opportunities in this regard. 

Opportunity 4: Successful activity centres in Hobsons Bay will increase the diversity of the 
economy and secure future jobs and investment.  

 Response: Activity centres accommodate a wide range of businesses and 
activities. The delivery of a vibrant and successful hierarchy of activity centres 
in Hobsons Bay has the potential to generate significant benefits to the 
community associated with employment, investment, innovation and business 
development. 
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Opportunity 5: Lifestyle changes in Australia mean that activity centres are increasingly a 
focus for socialisation and a range of leisure activities. Centres are where 
people will increasingly meet and interact in a social setting, often outside of 
traditional business and shopping hours. Typically, this will include dining or 
‘catching up with friends for a coffee’ or using public open space.  

 Response: Activity centres will become places that move beyond being 
locations for retail and business activity, to being locations where communities 
come to meet and interact safely and comfortably outside normal business 
hours. This will be built on a high-quality food and dining offer, supported by a 
range of leisure activities, including those that relate to passive and active 
sport and recreation opportunities. 
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