Criteria to identify regionally-significant industrial precincts.
Plan Melbourne identifies state-significant industrial precincts. The draft Melbourne industrial
and commercial land use plan identifies regionally-significant industrial precincts and includes
criteria used as the basis to identify these locations (page 34).

Do you support the criteria developed to identify regionally-significant industrial
precincts?

If no, please let us know why and how they could be improved.

Purpose for regionally-significant industrial precincts and local industrial
precincts.
Plan Melbourne outlines a purpose for state-significant industrial precincts. The draft Melbourne
industrial and commercial land use plan identifies a purpose for regionally-significant industrial
precincts and local industrial precincts (page 35).

Do you support the purpose developed for regionally-significant industrial precincts and
local industrial precincts?

If no, please let us know why and how they could be improved.

Developing local industrial land use strategies.
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Appendix 2 of the draft Melbourne industrial and commercial land use plan proposes guidance
for developing local industrial land use strategies.

Do you have any comments or suggestions to improve the guidance for developing local
industrial land use strategies?

Key industrial and commercial areas.
The draft Melbourne industrial and commercial land use plan identifies and describes key
industrial and commercial areas for each of the six metropolitan regions (refer to Part B of the
plan).

Have the key industrial and commercial areas been adequately identified and described
across the regions?

If no, please let us know which other area we should identify or how the areas can be
better described.

Would you like to comment on any other aspects of the plan?

If you would like to upload a submission, please do so here.

I am making this submission:
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on behalf of a land owner

Email address (Optional)

I agree to receive emails about my submission if required or project updates.
Yes

Privacy Statement - Draft Melbourne Industrial and Commercial Land Use
Plan

What we will do with your submission
The Department of Environment, Land, Water and Planning (DELWP) is committed to protecting
personal information provided by you in accordance with the principles of the Victorian privacy
laws. The submission you provide to DELWP will be used to inform the finalisation of the
Melbourne Industrial and Commercial Land Use Plan.
The information you provide will be made available to DELWP to develop a consultation report.
This report will be uploaded to the Melbourne Industrial and Commercial Land Use Plan page on
the DELWP website.
The contact information you provide may be used to contact you should we need to clarify your
submission or to provide you with project updates.
The submission you provide will be published on the DELWP website. To protect individual
privacy, DELWP will remove your name and address from your submission when we receive it.
If you do not wish to be identified, please ensure there is no other information in your submission
that could identify you or other individuals.
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19 December 2019
The Department of Environment, Land, Water and Planning
PO Box 500
East Melbourne
Victoria 3002
Submission to the Draft Melbourne Industrial and Commercial Land Use Plan on behalf of Growland: 340780 Bulban Road, Mambourin
Ethos Urban acts on behalf of Growland on this matter and hereby make the following submissions in relation to the
Draft Melbourne Industrial and Commercial Land Use Plan (the strategy). Our client, Growland is a diversified
property development company with significant investments in the Victorian market and a number of active projects
across Melbourne and has an interest in the site at 340 -780 Bulban Road, Mambourin.
The subject land is in excess of 360 hectares and is wholly inside the Urban Growth Boundary (UGB) and part of
the Wyndham West Growth Corridor. The subject site is demonstrated below.

Figure 1. Aerial photo of the subject site
The Strategy
The Victorian Government has prepared the Draft Melbourne Industrial and Commercial Land Use Plan (‘the
strategy’), consolidating Plan Melbourne’s policies, strategies and actions for future employment and industry needs
to provide a planning framework to better inform future strategic directions for industrial and commercial land. It
includes the establishment of a classification system to enable land to be categorised as being either of local,
regional or state significance, in part to assist in the identification of which land should be retained for industrial and
commercial purposes, and conversely whether it can be considered for alternative uses, such as residential. For the
implementation of this framework, the plan provides zoning recommendations for industrial land and follows the
existing activity centre classification as a guide for commercial areas.

Smart People,
People Smart

T. +61 3 94197226

E. melbourne@ethosurban com
W. ethosurban.com

Level 8, Collins St
Melbourne VIC 3000

ABN.
13 615 087 931

Context
The western portion of the Growland site is currently designated as a quarry under the West Growth Corridor Plan
and is located within the Special Use Zone to facilitate this land use. Despite the long-term designation of the land
for extractive purposes, very little material has been extracted at the site and save for some minor earthworks and
quarrying (on an area of approximately 20 hectares adjacent to Bulban Road), the land is not affected by this extant
use.
The strategy has identified the subject land to be a part of the “South West Quarries Industrial Node” (Page 53).
This area incorporates approximately 1,400 hectares of land for industrial purposes (although this is exclusive of the
Growland quarry site). The precinct will ultimately benefit from direct access to the Princes Freeway and the Outer
Metropolitan Ring Road (OMR). The strategy makes direct reference to the fact that this area has been set aside to
support the operation of adjacent quarry sites and needs to be carefully planned to ensure that sensitive land uses
do not adversely impact their ability to operate now or into the future. The strategy acknowledges the area as future
regionally significant Industrial land.

Figure 2. Subject site as part of the Western Region in the Draft Melbourne Industrial and Commercial Land Use
Plan
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An innovative design that supports Investment
Evolving discussions with Earth Resources (DJPR) have centred on the potential to enable an early and orderly
transition from the existing quarry uses currently occurring on the land. Ultimately, Growland seek to redevelop the
quarry in a 20 year time horizon in order to facilitate an urban outcome at the site and bring forward the delivery of
$10 billion of investment and create 10,000 jobs in a high quality, high amenity environment that emphasises
activation and liveability. Central to this proposition is the provision of a broad suite of employment uses and higher
order employment outcomes, including industrial, office, commercial, service business, retail and live-work.
Growland is committed to ensuring a guaranteed quantum of extractive resources from the site in the near term,
whilst being mindful of the remediation and redevelopment of the site in the longer term. A key aspect of the
Growland proposal is to concentrate extraction at the quarry site to specific locations thereby ensuring that the land
is not blighted to such an extent that the future redevelopment of the area is hindered or impeded and utilising the
areas that have been the subject of extraction as future permanent water bodies that provide a level of amenity to
the future community and define the transition between sensitive and non-sensitive uses.
The plan below demonstrates this. Appendix 1 provides explicit detail of the proposal that has been discussed with
government.

Figure 3. Proposed Plan for the Growland site
Alignment with the Strategy
The future redevelopment of the quarry will have the effect of bringing forward the delivery of jobs in the precinct
and drive a high quality level of industrial and commercial development that is not hindered by the extant quarrying
operations at the site. In addition, the redevelopment of the quarry also allows for additional land within the
Growland holding to be developed for industrial and commercial purposes that has previously not been forecast as
part of the industrial and commercial land supply.
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The implication of not facilitating the redevelopment of the quarry will be to stifle any immediate commercial and
industrial development in the area and the ongoing blight of adjacent land holdings, that would otherwise be capable
of developing. We estimate that if the Growland quarry does not transition as proposed in an orderly manner and
instead continues to quarry the broader land holding in situ, then this would translate to at least $5 billion of lost
investment in industrial and commercial development in the immediate locality. Above and beyond this, if the quarry
is to remain in situ, the quality and intensity of future employment in the region is likely to be affected and of lesser
economic value.

Figure 4. Development outcome for the site with quarry remaining in-situ
Interface, transition and land use considerations
A critical aspect of the Growland proposal is ensuring an appropriate and enduring interface between the future
employment land and the broader Wyndham West residential areas. As discussed, the Growland proposal intends
to utilise the former quarried areas as water bodies, providing a level of amenity to both the future residential areas
as well as the employment areas to the south. The lakes themselves will act as the transition from employment uses
to the future residential areas to the north.
It should be understood that at time of the preparation of the Growth Corridor Plans in 2011, the future life of the
quarry was considered to exceed the development of the adjacent urban areas in the Wyndham West growth front.
This is no longer the case. In this sense a proper reassessment of the location of the interface between sensitive
and non-sensitive uses is required.
We also note that when the Growth Corridor Plans were approved, the land to the south of the railway line (that is
now the majority of the 1400 hectares within the ‘South West Quarries Industrial Node’) was at that time outside the
UGB. It was only after the ‘logical inclusions’ process that the land to the south of the railway line was incorporated
within the UGB and provided a windfall of employment based land that had previously not been considered as part
of the quantum of supply. This further reinforces the need to reinterrogate the land uses north of the railway line that
directly benefit from close proximity to the Wyndham Vale South Train Station and will be part of both the Regional
and Metropolitan Rail network.
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The best avenue to explore these outcomes is to enable the commencement of a Precinct Structure Plan (PSP)
process to facilitate the redevelopment of the land.
Key issues in the Draft MICLUP
We support the following statements made in the strategy on page 58, “Future industrial land identified in the
Western SSIP and at Toolern, Plumpton and South of Werribee needs to be retained and protected for future
industrial uses” subject to clear acknowledgement that the Growland Quarry site is unique from this and should be
the subject of a Precinct Structure Plan (PSP) process to facilitate the redevelopment of the land for more general
urban purposes.
In this light, we too are supportive of the strategy’s recognition for the need for more detailed planning to be
provided by precinct structure plans. On page 19, it states,
Building on Growth Corridor Plans, more detailed Precinct Structure Plans (PSPs) guide
development at a more localised level. They typically make provision for employment and
business growth through the development of a network of activity centres that can grow and
change over time, and by setting aside sufficient employment land so that businesses can grow
and expand into the future. They may include mixed-use areas associated with town centres
and smaller industrial areas providing for the needs of local businesses. They may also provide
for larger, regionally-significant employment precincts and industrial areas.
We request that the strategy, when providing discussion of the “South West Quarries Industrial Node” (at page 53 of
the document) makes direct reference to the future redevelopment of the Growland quarry site and the explicit need
for a PSP process to resolve the transition of the land from its current status as a quarry to a future masterplanned
community that has a suite of urban outcomes including residential and higher order employment.
We request that any mapping of the site demonstrating an ‘extractive industries’ designation at the land should also
acknowledge its capability to transition to a higher and better use and that this will be the subject of a future PSP.
As a long-term strategy, the Draft MICLUP should contain provisions that acknowledge that this transition will occur.
We would like to stress that with the cessation of quarry uses, the Growland proposal will not result in any net loss
of employment land. A substantial area of the proposed redevelopment of the site is dedicated to higher order
employment and will deliver a much greater diversity of emloyment uses and job densities and will in fact stimulate
the delivery of employment land much earlier than otherwise forecast.
This forthcoming transition of the Growland quarry to urban outcomes provides the opportunity to resolve the
prevailing future land use of the Growland holding and also its neighbouring properties. The strategy should not
impede or preclude the capacity to deliver these outcomes. The strategy should acknowledge and facilitate
Growland’s proposal that will ultimately deliver significant investment and bring forward employment generation in a
range of sectors for the precinct.
We trust our submission is clear and provides adequate information to enable you to amend the strategy to ensure
the best land use outcomes at our site.
Yours sincerely,

Director, Ethos Urban
03 9419 7226
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Appendix 1

Submission to the Draft Melbourne Industrial and Commercial Land Use Plan on behalf of Growland: 340-780 Bulban Road, Mambourin

7

