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RECOMMENDATION 

That Council:

Support that further work is required as outlined in this report in order to provide Council with 

information and evidence to: 

 satisfy the actions outlined in the 2017-21 Council Plan

 develop clear policy direction

 provide a framework to guide any future township strategy for Nar Nar Goon and Tynong or

review the existing strategies of Garfield and Bunyip 

 articulate principles that are based on sound evidence and community input that can be used as

an advocate tool where Council does not have the authority to make decisions.  

Advise all submitters be of Council's resolution and Council's webpage be updated to reflect the next 

steps of this project. 

Attachments 

1  The Draft Cardinia Railway Towns - Economic, Social and Land Use Assessment - Nar 

Nar Goon, Tynong, Garfield and Bunyip 

81 

Pages 

EXECUTIVE SUMMARY 

Council engaged Tract Consultants to undertake an economic, social and land use assessment of 

Cardinia Shire's four railway towns (Nar Nar Goon, Tynong, Garfield and Bunyip). A draft document 

was prepared and is titled The Cardinia Railway Towns - Economic, Social and Land Use 

Assessment, Nar Nar Goon, Tynong, Garfield and Bunyip.  

The document is a background report and identifies the following: 

 an assessment of the role and function of each of the towns

 the relationship between the towns and what role they play in supporting one another

 implications of the development of Pakenham and Pakenham East on the towns

 provides recommendations to guide the future development of these towns.

The need for the report was identified in the 2017-21 Council Plan. Specifically the action states: 

 Actions 2017–18 - Commence an economic review of the townships to guide future planning.

Support Nar Nar Goon progress association in developing their township strategy. 

 Actions 2018–19 - Complete economic review of townships and commence land use planning

strategies for priority locations. 

The draft background report document was placed on exhibited from 8 May 2019 and feedback on 

the draft report was due 19 July 2019. A total of 36 submissions were received. Issues raised in the 

submissions have been grouped into the themes and outlined in this report. 
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There are several issues within the background report that need to be addressed or amended to 

ensure that the report: 

 satisfies the actions outlined in the 2017-21 Council Plan 

 provides a clear policy direction  

 can be used to advocate where we do not have the authority to make decisions 

 or set a framework to guide any future township strategy.  

 

The additional work required is identified in this report. 

 

Once the background report has been completed Council can then proceed with part 2 of the action 

detailed in the Council Action Plan, which is to commence land use planning strategies for priority 

locations which would be directed by the background report. 

 

BACKGROUND 

 

All of the townships located outside the growth corridor are located within the green wedge.  

 

Unlike Garfield and Bunyip, Nar Nar Goon and Tynong do not have a township strategy to guide the 

growth and development of these towns, nor do they have an urban growth boundary (UGB). Any 

amendment to the Cardinia Planning scheme that seeks to insert or amend an urban growth 

boundary requires ratification by the Victorian Parliament under Section 46AF of the Planning and 

Environment Act. 

 

Following extensive consultation with the Nar Nar Goon community, Council wrote to the Minister 

for Planning in April 2015 seeking support for the preparation of a township strategy for Nar Nar 

Goon which provided for the growth of the town. A response was received from the Minister in July 

2015 that was unclear in relation to the Minister’s position.  

 

A further letter of clarification was received in November 2015 stated: 
The Victorian Government is committed to protecting Melbourne's green wedges and maintaining the 

Urban Growth Boundary. As such, proposals to expand the Nar Nar Goon Township beyond the existing 

township footprint are unlikely to be supported by government. 

 

I wish you all the best with your ongoing work to develop a township strategy for Nar Nar Goon and 

finalise the Westernport Green Wedge Management Plan. 

 

A report was presented to Council Briefing 4 April 2016 advising of the Minister for Planning's 

advice. Council requested that officers present to the Nar Nar Goon Township Committee regarding 

the residential development options for the town. The Nar Nar Goon Progress Association Meeting 

was held on the 19 April 2016 and was attended by Council’s General Manager Planning and 

Development.  

 

On the 16 May 2016 Notice of Motion 1027 resolved: 
That Council support the Nar Nar Goon Progress Association to prepare a concept plan demonstrating 

the communities preferred option for the growth and development of the town, and that Council assist 

the Progress Association to prepare the concept plan. 

 

A draft plan for Nar Nar Goon has been developed by MESH Urban Planning on behalf of Parklea 

Developments. It is important to note that the draft plan is not a Council led document nor has the 

draft report been officially submitted to Council for its consideration. It is our understanding that the 

Nar Nar Goon Progress Association and Parklea aimed to utilise this plan to advocate for an 

expansion of the town during the last State Election. 
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Other key milestones for the railway towns are as follows: 

 

2017-21 Council Plan Actions 

 Actions 2017–18 - Commence an economic review of the townships to guide future planning. 

Support Nar Nar Goon progress association in developing their township strategy. 

 Actions 2018–19 - Complete economic review of townships and commence land use planning 

strategies for priority locations. 

 

Current Council Plan Action 

 Our Community - 2.1.5 Work with local communities to review and implement township 

strategies that contribute to meeting the needs of those communities. 

 Proposed Actions 2019-20 through to 2022-23 - Incorporate planning strategies and controls 

into the planning scheme from studies. 

 

Cardinia Planning Scheme Review 

At its meeting on the 10 December 2018, Council endorsed the Cardinia Planning Scheme Review 

submission. Action 46 of the Cardinia Planning Scheme Review submission, identifies:  

 Under further strategic work in Clause 21.03-4 Rural townships, include an action to: 

“investigate the sustainable development of towns within the green wedge, with a priority to 

investigate Nar Nar Goon, Tynong, Garfield and Bunyip”. 

 

Economic review of the townships to guide future planning 

As outlined in the Council Plan Actions above, in June 2017 Council appointed Tract consultants to 

commence work on the Cardinia Shire Railway Towns - Economic, Social and Land Use Assessment 

Project. 

 

The Cardinia Railway Towns - Economic, Social and Land Use Assessment, Nar Nar Goon, Tynong, 

Garfield and Bunyip was submitted to Council 31 October 2018. A copy of the report is provided as 

Attachment A.  

 

The draft Cardinia Railway Towns - Economic, Social and Land Use Assessment, Nar Nar Goon, 

Tynong, Garfield and Bunyip is a background report (for discussion purposes). The report is not a 

township strategy or a ‘plan’ for the towns. 

 

Overview – what is in the report? 

In summary, the report provides: 

 an analysis of historical planning policy which has guided growth within the towns - continues to 

influence the decision making process 

 a snapshot of each town - population & demographics, land use controls, community services and 

facilities 

 an analysis of servicing limitations & potential economic opportunities 

 an implementation plan - provided to guide Council’s next steps to achieve a sustainable level of growth 

 

The report also identifies 6 principles for the rail towns.  

 Principle 1: Separate and distinct towns 

 Principle 2: Retaining the rural character 

 Principal 3: Strong green wedge buffers 

 Principle 4: Connectivity and unity 

 Principle 5: Timely provision of services & infrastructure 

 Principle 6: Planning for growth and size of towns 
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An Implementation Strategy within the report identifies important ‘next steps’ which have come 

about from this assessment (which have also been identified in the assessment in this council 

report). A key message in the report is that sustainably managing the growth of each town will help 

to retain the rural character of the railway townships.  

 

Consultation 

The draft background report document was placed on exhibited from 8 May and feedback on the 

draft report was due 19 July 2019. The draft background report document was exhibited for over 

two months and forms of consultation included: 

 Presentation to the Nar Nar Goon Progress Association on the 30 April 2019 and the Tynong Progress 

Association on 22 May 2019 

 An article for the Garfield and Bunyip Newsletters 

 Notification to community groups, Section 86 Committees and authorities 

 Internal presentation & feedback 

 ‘Have your say’ web page. 

 

At the request of the Tynong Progress Association, officers presented to both the Nar Nar Goon and 

Tynong Progress Association on Tuesday 13 August. The presentation provided a quick overview of 

the Background Report, a summary of the submissions received (how many submissions were 

received and what was the general theme of submissions). Officers advised that it was not possible 

to provide a ‘Council position’ on the submissions or the next steps as these matters were 

scheduled to be considered by Council on the 16 September 2019. 

 

Submissions 

A total of 36 submissions were received, and was made up of the following: 

 5 Government Department/Agencies ((Department of Transport, V/Line, South East Water, EPA, 

Baw Baw Shire) 

 5 NNG residents 

 15 Tynong residents 

 3 Garfield residents 

 1 Bunyip resident 

 7 outside area/unsure (as only an email address was provided) 

 

Table 1 - Issues raised in the submissions - grouped into the following themes 

Theme Issues raised 

Township 

Strategy and 

UGB 

 Support for a township strategy for both NNG and Tynong and the 

introduction of a UGB 

– Identifying a vision for each town was identified as being 

important in the majority of submissions 

 Majority support rezoning of green wedge land 

– suggestions varied as to what direction the towns should or 

shouldn’t extend towards 

– suggestions varied as to what the rezoned land should ‘look like’ 

and what uses should be permitted within the area 

 Support varied for the extent of expansion within the towns 

– Some queried whether a rural character currently exists within 

the towns 

– 5,000 people was considered by some to be too much (would 

change character of the townships) 

– Some felt that 5,000 people was not enough (a suggestion was 

made to allow each town to have up to 20,000 people) 
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Housing  Some identified that if additional development was permitted it 

should be in the form of large lots to retain the character of the 

towns (rail towns should not look like the new suburbs) 

 Others supported a diversity of lot sizes (such as smaller lots within 

proximity of the railway station transitioning to large lots closer to 

the edge of town) 

 Additional lots would: 

– allow more families to live close to the school (in Tynong) 

– allow elderly residents to stay in the area when they can no 

longer look after their large properties 

More information 

required / 

seeking further 

clarification from 

Council 

 Questions and concerns were raised in the majority of submissions 

with regard to drainage issues (south) and the sewer upgrade 

– this was considered to be an issue with or without further 

development of the towns 

 More attention needs to be given to identify and acknowledge the 

environmental opportunities and constraints (such as the southern 

brown bandicoot) 

 More direction is sought with regards to traffic related issues, such 

as: 

– Safety/speed is a concern for Longwarry Road 

– Freeway entrance/exit for Tynong 

– Condition of existing roads and traffic volume on certain roads 

that provide access to key sites 

– How would the existing road network cope with additional traffic 

Further 

justification / 

query rationale 

of the position in 

the report 

 The rationale and logic of the 1 and 2 km buffer was questioned (The 

report suggests that a one kilometre green wedge buffer distance from 

Princes Highway (and NNG) be retained and that an approximate two 

kilometre green wedge buffer be retained between NNG and Tynong) 

– an alternative such as a Visual Impact Assessment was suggested 

– the 'buffer' impacts on the footprint of the town and sends 

development south where the drainage issues exist 

 The logic of the 10 minute walking distance concept for the rural towns 

was queried, with concern raised on the town footprint if this was 

mandated. 

 The population forecasts used for the rural towns was queried (need 

to be more specific to this alternative rural lifestyle, unlikely to be 

the same trends as suburban development). 

 Some submissions raised inaccuracies in the report with regard to 

services and particular elements in the area. 

Green wedge  What uses should be within the green wedge and what should the 

green wedge look like (The report suggests that each town should 

be clearly separate from the next strong green wedge corridors 

between each town) 

– Rural residential with a range of lots sizes was considered to be 

an appropriate land use for the green wedge by some 

 Quality of soil / agricultural capability of green wedge land queried 

and felt it should have been addressed in this report 

 Council should provide direction on what uses Council would 

support in the green wedge (The report states that Council should 
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build upon the actions (Cardinia Western Port Green Wedge 

Management Plan (2017)) in specifying what economically viable 

recreational uses would be supported in the green wedge land 

between each town) 

Support actions 

in the report 
 A walking/cycle track connection between towns (The report 

identifies that the CSC Pedestrian and Bicycle Strategy recommends 

the inclusion of a cycling track which runs parallel to the railway line 

between Pakenham to Bunyip) 

 Each town should be clearly separate from the next – strong green 

wedge corridors between each town.  

 Maintain individual town identities. 

Tynong specific  Relationship with Pakenham Racecourse important 

– Residential development could be used to consolidate the 

racecourse with Tynong 

 Relocation of Tynong Station (The report suggests investigation to 

relocate Tynong Railway Station closer to Tynong Road intersection) 

– Both support and no support for this suggestion 

 Old quarry site is a possible tourist attraction 

Nar Nar Goon 

specific 
 Nar Nar Goon should absorb the most growth 

– Prime for development due to extensive freeway traffic 

management infrastructure (compared to Tynong) 

– Closest proximity to Pakenham/Melbourne 

Government 

Departments / 

Agencies 

 No objection – acknowledgement that it is not a ‘strategy’ or a ‘plan’ 

just a background report at this point in time 

 Outlined issues to be considered if a strategy/plan was to be 

prepared 

 Would like to comment/have input as more information becomes 

available 

 

Feedback has also been provided across the organisation and several issues have been raised with 

regards to ensuring the background report is more closely aligned with the direction of departments 

across Council. Some of the issues raised include: 

 A drainage study for Bunyip, Garfield and Tynong has not been identified or budgeted for in the 

work program (not in the next 10 years). 

 Further consideration needs to be given to environmental elements such as biodiversity, native 

vegetation, the future Environmental Significant Overlay for the southern brown bandicoot. 

 Bushfire risk assessment and the extent of any vegetation removal that would be required to 

satisfy Clause 13.02. 

 Not all facilities and services have been identified in the report. 

 

Where to from here? 

As stated earlier in this report, the relevant 2017-21 Council Plan action that can be broken up into 

two parts: 

1. Complete an economic review of townships and  

2. Commence land use planning strategies for priority locations.  

 

Additional work is required to (1) ‘complete the economic review’, before work can commence on 

(2) land use planning strategies for priority locations. 
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Additional work required - based on initial assessment and in response to submissions received 

There are several issues within the background report that need to be addressed or amended to 

ensure that the report: 

 satisfies the actions outlined in the 2017-21 Council Plan 

 provides a clear policy direction  

 can be used to advocate where we do not have the authority to make decisions 

 or set a framework to guide any future township strategy.  

 

Table 2 provides a snapshot of the issues. The additional work is identified in Appendix A. 

 

Table 2 - Issues that requires further review and why the issue is important  

Issue Why is this important? 

1. Nar Nar Goon and 

Tynong are the 

priority 

 Garfield & Bunyip are located within the UGB (satellite areas) and 

both towns have a township strategy (Bunyip Township Strategy 

(2009) and Garfield Township Strategy (2002)).  

 Nar Nar Goon and Tynong, do not have a UGB or a township strategy. 

2. Understand of key 

infrastructure and 

services – current 

capacity and 

impact future 

expansion occur 

 Understanding the provision of key infrastructure/services (drainage, 

sewer and water) is crucial in moving forward with the background 

report.  

 Elements that need to be considered, understood and clearly 

documented in the report include: 

– the capacity and priority of an agency to deliver the infrastructure 

– the cost of the delivery of new or upgraded infrastructure and who 

pays. 

 Just stating that an investigation or review is required does not put 

Council in a position to make an informed decision on key elements 

such as the principles or make a decision as to whether an expansion 

could be accommodated within the towns within a specified 

timeframe. 

3. Principles – clear 

direction based on 

evidence 

 The principles need to be clearly documented and based on evidence 

to ensure they: 

– provide Council with a set of key ‘positions’ that form the 

framework of what Council does or doesn’t want to see for the rail 

towns and the green wedge.  

– identify key elements that are important to Council that can be 

used to advocate to the State Government if the railway towns are 

in a position to seek expansion outside their current footprint.  

– assist Council in assessing future proposals, such as the NNG 

Mesh Report should an official Council position be sought in the 

future. 

4. Current footprint of 

Nar Nar Goon and 

Tynong – additional 

work required 

 The background report should not only provide Council with the 

necessary analysis to pursue updated policies for the towns with 

regards to land use and development, but it should also provide a 

clear understanding of what is the capacity of Nar Nar Goon and 

Tynong today. 

 The implementation strategy within the background report identified 

"Prepare a detailed residential zone review for all four towns to 

determine opportunities for rezoning" as a high priority. 
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5. Requirement of a 

principle identifying 

change - the extent 

and preferred 

location 

 It is important to ensure that if a principle is included in the 

background report that supports expansion of the rail towns, the 

principle should provide direction about the extent and preferred 

location of the expansion as well as the impact of that growth.  

 This information should be clearly documented to help inform any 

future township strategy. 

 

Once the additional work has been completed Council can then proceed with part 2 of the council 

action, that is, to commence land use planning strategies for priority locations. 

 

POLICY IMPLICATIONS 

 

Clause  22.05 Cardinia Planning Scheme Western Port Green Wedge Policy 

This policy builds on the vision, objectives, strategies and actions of the Cardinia Western Port 

Green Wedge Management Plan (May 2017) and guides decision making by implementing the 

findings of the management plan which details a strategic approach to the management and 

protection of the Cardinia Western Port Green Wedge. 

 

Clause 22.05-4 states that applications must demonstrate how the proposal responds to the 

precinct vision and future directions / preferred land uses as detailed in Table 1 of this policy. Table 

1: Vision and future directions / preferred land uses by precinct includes Precinct 3: Railway. 

Clause 22.05-6 identifies the Cardinia Western Port Green Wedge Management Plan (May 2017) 

as a reference document. 

 

The Cardinia Planning Scheme has clear policy to protect both the green wedge and the rail towns.  

 

It is important to note that a background report does not have the same ‘weight’ or ‘status’ as the 

Planning Scheme. The background report's purpose is to review details and findings and provide a 

comprehensive assessment of the issues and opportunities within the rail towns that can inform 

future policy. 

 

In this case, the background report is to provide a clear policy direction that will set the framework 

for the future township strategy of Nar Nar Goon and Tynong and what elements may to be 

considered in any future review of the Garfield and Bunyip strategies.  

 

RELEVANCE TO COUNCIL PLAN 

 

As mentioned earlier in this report, the relevance to the Council Plan is as follows: 

 

2017-21 Council Plan Actions 

 Actions 2017–18 - Commence an economic review of the townships to guide future planning. 

Support Nar Nar Goon progress association in developing their township strategy. 

 Actions 2018–19 - Complete economic review of townships and commence land use planning 

strategies for priority locations. 

 

Current Council Plan Action 

 2 Our Community - 2.1.5 Work with local communities to review and implement township 

strategies that contribute to meeting the needs of those communities. 

 Proposed Actions 2019-20 through to 2022-23 - Incorporate planning strategies and controls 

into the planning scheme from studies. 

 

CONSULTATION/COMMUNICATION 
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Feedback was sought from the railway communities on the information presented in the draft 

background report as the first stage of consultation. A commitment has been given that further 

community consultation will be undertaken throughout the project. 

 

FINANCIAL AND RESOURCE IMPLICATIONS 

 

Staff and financial resources from the Policy, Design & Growth Area Planning Business Unit will be 

required to take the draft report to a final report. 

 

Future actions arising from the background report, in particular proceeding with the townships 

strategies for Nar Nar Goon and Tynong may also impact on future budget allocations and internal 

work plans. 

 

CONCLUSION 

 

Tract consultants were engaged to undertake an economic, social and land use assessment of 

Cardinia Shire's four railway towns (Nar Nar Goon, Tynong, Garfield and Bunyip).  The report 

identifies the role and function of each of the towns, the relationship between them and what role 

they play in supporting one another, implications of the development of Pakenham and Pakenham 

East on the towns and provides recommendations to guide the future development of these towns. 

 

Feedback has been provided from the community, government departments/agencies and across 

council's business units which identified several issues where additional information and clarity was 

sought around the information in the Background report.  

 

It recommended that council  

 That Council support that further work is required as outlined in this report in order to provide 

Council with information and evidence to: 

 satisfy the actions outlined in the 2017-21 Council Plan 

 develop clear policy direction 

 provide a framework to guide any future township strategy for Nar Nar Goon and Tynong or 

review the existing strategies of Garfield and Bunyip 

 articulate principles that are based on sound evidence and community input that can be used 

as an advocate tool where Council does not have the authority to make decisions.  

 

 That Council all submitters be advised of Council's resolution and Council's webpage be updated 

to reflect the next steps of this project. 
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