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 an organisation

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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Galileo Group Pty Limited

SUBMISSION TO THE DRAFT MELBOURNE INDUSTRIAL AND COMMERCIAL
LAND USE PLAN
1.

INTRODUCTION

Galileo Group Pty Ltd represents the landowners of the Casey Fields South Precinct Structure Plan
(PSP) area.
This letter puts forward our submission to the draft ‘Melbourne Industrial and Commercial Land Use
Plan’ prepared by the Department of Environment, Land, Water and Planning (DELWP). Thank you for
the opportunity to provide feedback.
We believe the assumptions that underpin the approach to identifying suitable locations for industrial
land should be re-examined. We are concerned that the locations identified are not supported by a
detailed assessment of the locational merits and / or the area’s ability to viably support a large-scale
industrial precinct.
We have engaged with the Victorian Planning Authority (VPA) and the City of Casey since early 2018
regarding the Casey Fields South area. The Market Research assessment and Economic Analysis
reports we have put forward (and attached to this correspondence) have concluded that this area does
not fulfil the locational requirements for large scale industrial infrastructure and users, and there are
superior locations in nearby Officer, Packenham, Cranbourne west and Hastings where industrial land
can be accommodated.
The Casey Fields PSP area is more suitable for a flexible mixed use precinct, combining residential,
employment and some industrial space for the jobs of tomorrow that delivers government’s policy of
20 minute neighbourhoods.

2.

BACKGROUND

The Casey Fields South Precinct Structure Plan (PSP) is located in Clyde. The land is comprised of 17
land parcels totalling approximately 220 hectares. It is bounded by Ballarto Road to the north, Clyde
Five-Ways Road to the east and South Gippsland Highway to the South.
Whilst no commencement date has been set for the PSP, the South East Growth Corridor Plan
(SEGCP) identifies the site as potential industrial land. Industrial areas within the SEGCP are
identified to ‘achieve greater local job self containment’ in the South East.
We commissioned Urbis to provide advice to us in relation to the suitability of the Casey Fields South
PSP area for industrial uses, and the likely industrial demand requirement in this area. We have
engaged with the City of Casey and the Victorian Planning Authority (VPA) regarding this issue since
mid 2018.
The draft Melbourne Industrial and Commercial Land Use Plan appears to have transposed land
previously nominated future industrial to represent the future land that must be quarantined over the
next 30+ years. As such, the Casey Fields South PSP is identified as a regionally significant industrial
land use in the draft document.
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3.

OUR POSITION

The research undertaken by Urbis has identified that the Casey Fields South PSP will not be
commercially viable in the long-run if it was entirely designated for industry, particularly as ‘regionally
significant’ industry. We believe that approximately 20 to 30 hectares of the 220 hectares should be
nominated as industrial employment land with the remainder available for residential and mixed-use
purposes (including some commercial and retail). This allocation takes into account the 35 hectares
contained within the Ballarto Road Employment Precinct adjoining the Casey Fields South land to the
west.
We have attached the reports prepared by Urbis to our submission. Their detailed assessment has
driven our understanding and conclusions about the site and its overall viability as an industrial
precinct. The reports include:
•
•

Appendix A – Casey Fields South Industrial Land Demand Study
Appendix B - Market Research, Casey Fields South Industrial Research Report As At May
2019

The sections below provide a summary of our concerns with DELWP’s draft report.

3.1.

USE OF PREVIOUS STRATEGIES

The South East Growth Corridor Plan (SEGCP) was prepared in 2012 and identifies the site as
potential industrial land. The SEGCP concluded that the South East region only required a modest
increase in the future industrial land supply. The Officer-Pakenham Employment Corridor is identified
as the key focus of industrial land supply in the region. The SEGCP recognised that designating land
for employment purposes within the Growth Corridor Plan will not in itself ensure the provision of an
appropriate level and mix of employment opportunities in each growth area. The viable level and mix
of land uses will depend upon future decisions made by a diverse and large number of individual
businesses and public sector agencies. The designation of the land was not backed by a detailed
assessment of the merits of the location or its ability support a large-scale industrial precinct.
Plan Melbourne highlights the significance of regions rather than municipalities as a more strategic
focus when considering the provision of employment. The subject site, as part of the broader South
Gippsland Highway Industrial Node, is not identified in Plan Melbourne as a state-significant industrial
precinct. Rather, it is simply designated as an “Industrial Area – Future”.
It appears that the draft Melbourne Industrial and Commercial Land Use Plan accepts the status quo
without further interrogation or challenge. Rather than clearly assessing the ability of sites/precincts
and locations to serve their intended role under the new ‘significance’ designations, the document has
simply transposed land previously nominated future industrial or commercial land to represent the
future land that must be quarantined over the next 30+ years.
There has been no consideration of whether other land (not previously identified for industrial
purposes) would be more suitable for large scale industrial infrastructure and users, than the areas
previously designated.

3.2.

CONCERNS ABOUT DELWP’S METHODOLOGY

The Casey Fields South PSP is identified as a regionally significant industrial land use in the draft
document. Our concerns regarding the methodology used to reach this outcome may be summarised
as follows:
•

The Draft Plan provides a new framework for categorising industrial and commercial
land, but it appears to be inconsistently applied. Industrial land is now classified as either
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State-Significant, Regionally-Significant or Local. The State-Significant precincts are broadly
consistent with the designation in Plan Melbourne, although the Regionally-Significant
classification is new, with a set of criteria detailed to identify these precincts with the intention
of protecting them from encroachment into the future. However, some of the RegionallySignificant Industrial Precincts identified do not meet the criteria outlined. Please refer to
Appendix C for a detailed assessment against the criteria.
•

There appears to be no assessment of, or justification for, the proposed industrial
precincts, with the criteria for many Regionally-Significant Industrial Precincts
seemingly ignored. The exhibited designation of industrial precincts of regional significance
still largely follows the direction set in previous strategic planning documents, such as the
Growth Corridor Plans. There appears to be no assessment of the merits of individual areas
as potential industrial land within their local context. As discussed previously, the draft
appears to accept the status quo without challenge, which was not the intention of the Growth
Corridor Plans.

•

The Draft Plan has miscalculated the supply of unzoned industrial land supply in the
Southern Region. As illustrated below, the Region has an estimated 11 years of future
unzoned supply, instead of 7 years identified by the Draft Plan (para. 3, pg. 89), based on
consumption level observed in 2017-18. This indicates the Region has around 32 years of
supply in total, above the 30-year supply target set out in the Draft Plan (Principle 1, pg. 32).

3.3.

IMPACTS OF THE DESIGNATIONS

The miscalculations within the methodology affect the conclusions of the document. Of note, we are
concerned with the following:
•

No conclusion appears to have been provided as to whether industrial land supply is
adequate across Melbourne or within each region. The Draft Plan identifies the need to
maintain at least 15-years supply of zoned land, with a further 15-years of unzoned supply to
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meet demand over the long-term (30 years). According to the Urban Development Program
(UDP), across Melbourne, this requirement is met with 23 years of zoned land and 15 years of
unzoned. It is also met in the Southern Region (21 years zoned, 11 years unzoned) among
other regions. However, across Melbourne and in each region, the conclusion appears to be
to protect all previously nominated industrial land areas, regardless of the extent of the supply
pipeline or whether that land is suitable.
•

Findings in the background study for the Southern Region that suggest a reducing role
for the Southern Region as an industrial area have been ignored. We note curiously that
the Southern Region was the only region where a background study on the current and future
state of industrial sector development was undertaken (i.e. Southern Region Industrial Land
Study - Stages 1& 2 Reports). However, the extensive commentary, including the points
below relating to the future role positioning of the Southern Region as an industrial area have
not been reflected in the Draft Plan.

•

Anecdotal feedback from large national industrial owners such as Frasers, Logos, Goodman,
Charter Hall and GPT suggesting national head-office investment decisions will likely target
Melbourne’s north and west in the future as these areas will be the focus for future
infrastructure and distribution centre locations to service the largest share of Melbourne’s
future population growth.
With ready access to major supply routes and infrastructure across Melbourne’s western
suburbs, including areas such as Geelong and regional Victoria, this location is clearly
preferred for new large-scale industrial occupiers/ employers.
Feedback from these groups and local real estate agents suggests large scale industrial
owners are less likely to make further investments beyond the Southern SSIP into areas as far
east as Officer/Pakenham and are more likely to invest in Melbourne’s northern and western
growth fronts. This shift in focus will have implications for future investment levels within the
Southern Region, particularly considering forecast land availability within the Southern SSIP.
(pg. 75, Stage 2 Report).

•

The exclusion of the Casey Fields South PSP land from future supply calculations will
have a limited impact on the ability of the region to meet industrial demand. In the
unlikely event that the entire Casey Fields South PSP land is excluded from future supply, the
reduction of 245 hectares of industrial land would only reduce the timeline of supply by around
2 years (refer Table 2), even based on higher demand levels observed in recent years.
Overall, the Region would still have sufficient land for an extended period over the next 30
years or so. The Casey Fields South PSP which is not focussed entirely on industrial
development can still set aside areas for employment uses.

•

Inappropriately designated land does not assist in the achievement of employment or
industrial development goals. It must be remembered that setting aside land that remains
vacant as it is not attractive for its designated use does not create jobs, nor economic activity.
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4.

RECOMMENDATION

Casey Fields South would be more suited as a commercial and mixed use precinct supporting local
businesses and employment opportunities.
The PSP area does fulfil the requirements for a Regionally-Significant Industrial Precinct. The subject
land and surrounding precinct will not be a preferred location for industrial users relative to much
larger competitive locations.
The area lacks major transport infrastructure and access, which is critical for large scale industrial
users. The location on the edge of the urban area is not proximate to suppliers and other businesses
who are more likely in the larger and better located precincts. There is unlikely to be a sufficient critical
mass of industrial activity to act as an attractor for potential occupiers or multiple large-lot users. This
reflects the area’s role as a potential Local Industrial Precinct, which could support around 20 to 30
hectares of industrial zoned land.
A more mixed use and commercial precinct, with some components of residential is the preferred
development outcome. Given the demand for industrial use in Casey Fields South will likely only
support a smaller industrial area, the area of land designated for industrial purposes should be
reduced and consolidated around the existing employment land to the west (Ballarto Road
Employment Precinct).
A much smaller employment precinct, comprising around 20 to 30 hectares of local industrial land, and
some commercial and retail, would be sufficient to serve the local role. With continued strong
population growth and a looming residential land supply shortage within the Casey LGA and across
the Southern Region, the site lends itself to a mixed use outcome as the highest and best use.
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INTRODUCTION & KEY FINDINGS
PURPOSE OF ANALYSIS
Urbis have been engaged by Galileo Group Ltd Pty to investigate the appropriateness of the future Casey
Fields South Precinct Structure Plan (PSP) in the City of Casey for industrial purposes. The proposed PSP
encompasses approximately 222 ha of land, which has been set aside in the South East Growth Corridor
Plan as land to be retained for future industrial supply.
This report presents a preliminary analysis of this matter, reviewing the planning history that has led to the
land being designated for potential industrial use, and whether there is likely to be a need or demand for the
land to be retained for industrial use. The analysis draws on past and anticipated future trends in industrial
land take-up as well as the location’s suitability for industrial purposes.
The remainder of this report is structured as follows.
Section 1 reviews the development context of the future Casey Fields South PSP.
Section 2 presents a high-level overview of the planning history for the PSP area and assesses planning
considerations for setting aside this area for future industrial use.
Section 3 summarises the key employment characteristics and trends within the Southern Region, based on
the latest 2016 Census data.
Section 4 presents an analysis of the supply of and demand for industrial land within the Southern Region to
determine the potential impact on the level of industrial provision, should the PSP be excluded from future
industrial land supply.
Section 5 assesses the suitability of the subject site for industrial developments, drawing on implications
from the above sections and other studies commissioned that led to the designation of the precinct for
industrial use, followed by a brief discussion on the potential best and highest use of the site.
Section 6 concludes the research and summarises the key findings.

KEY FINDINGS OF ASSESSMENT
Key findings from this research are summarised as follows.
Lack of strategic justification - It appears there has not been any strategic justification for the area covered
by the future Casey Fields South PSP to be set aside for industrial use. While some State planning
documents have made allowance for future industrial use in this area, no rigorous supply and demand
assessment has been undertaken to establish the need for industrial land in the PSP, nor to identify the
appropriateness of the location for the proposed land use.
PSP area only a secondary location for industrial use with limited demand - The area covered by the
future PSP would only be a secondary location for industrial tenants within the Southern Region. The
location is less accessible and lacks critical mass to compete with other major industrial destinations within
the Region, such as in Dandenong, Officer/Pakenham or Hastings. Consequently, the Casey Fields South
PSP is expected to serve a role meeting local service business demand. Local demand will not require the
full 222 ha that is currently indicated.
No impact on extensive regional supply - There is more than sufficient provision of industrial land across
the Southern Region to satisfy the Region’s demand for industrial development over the next 40 to 50 years.
The exclusion of any industrial land would hardly have any impact on such provision. Even the exclusion of
the Casey Fields South PSP from future industrial supply would only reduce this provision by up to 2 years.
Residential use the preferred development outcome with a reduced employment area - Given the
demand for industrial use in Casey Fields South will likely only support a smaller employment area, the land
area should be reduced and consolidated around the existing employment land to the west. With continued
strong population growth within the Casey LGA and across the Southern Region, the site lends itself to
residential development as the highest and best use.
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1.

DEVELOPMENT CONTEXT

The proposed Casey Fields South PSP area is located in Melbourne’s southeast Local Government Area
(LGA) of Casey, approximately 47km from the CBD. As shown on Map 1.1 overleaf:
•

According to the Victorian Planning Authority (VPA), the future PSP occupies a gross land area of
approximately 233 ha. Our own measurement, however, shows that this figure should be 222 ha,
excluding the triangle land around the corner of South Gippsland Highway and Clyde Five Ways Road,
which now forms part of the neighbouring Clyde South PSP.

•

The area has frontages to South Gippsland Highway, Ballarto and Clyde-Five Ways Roads.

•

To the immediate northwest of the PSP lies the planned Cranbourne East Employment Area and the
Adrian Street Local Town Centre, where local retail and commercial uses are expected to be
accommodated, primarily for the rapidly developing residential areas in Cranbourne East. This
employment area of around 34 net developable hectares, combined with the proposed Casey Fields
South PSP area, forms what has been designated as the South Gippsland Highway Industrial Node in
the South East Growth Corridor Plan.

•

The South Gippsland Highway Industrial Node sits at the south-eastern extremity of Melbourne, adjacent
to the Urban Growth Boundary.

•

Further northwest at the junction of High Street and Sladen Road is the existing Cranbourne Town
Centre, including the Cranbourne Park Shopping Centre, a sub-regional level retail offer servicing the
broader Cranbourne area.

•

As part of the State’s infrastructure commitment to the area, the Cranbourne Rail Line service which
currently ends at the Cranbourne Station, is to be extended further southeast along the historical rail
corridor, with the future Clyde Station being proposed at the corner of Twyford and Ballarto Roads, to the
north east of the PSP.

While the land covered by the PSP is currently farming land and yet to be zoned as part of the future PSP for
any uses, various existing state planning documents, including the South East Growth Corridor Plan, have
identified the area as reserved land for future industrial purposes. This will be discussed shortly in Section 2.
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2.

HISTORY OF PLANNING FOR CASEY FIELDS SOUTH

This section provides an overview of the various planning documents which have identified the use of the
Casey Fields South area as an employment precinct, in order to assess whether there has been any
strategic justification for the area to be set aside for future industrial purposes.

2.1.

GAA REPORT ON INDUSTRIAL LAND FOR GROWTH AREAS (2011)

In preparation for the Growth Corridor Plans, the then Growth Areas Authority (GAA), the statutory body
preceding the Victorian Planning Authority (VPA), conducted a comprehensive audit of the demand and
supply status of industrial land across Melbourne’s metropolitan area, with key findings summarised in its
October 2011 report Planning for Employment and Industry in Melbourne’s Growth Areas.
The GAA report recognises the importance of ensuring adequate provision of well-located industrial land in
the growth areas in maintaining Melbourne’s competitiveness as Australia’s major manufacturing and
logistics hub, as well as in accommodating additional job growth over the horizon until at least 2040.
The report was informed by three specialist reports that considered the broad magnitude of industrial land
required across the regions of Melbourne. However, these specialist reports did not address the
specific locations for industrial and other employment land that were designated ultimately in the GAA
report and subsequently the Growth Corridor Plans.
It was concluded that the South East region only required a modest increase in the future land supply of less
than 500 hectares of the total 5,000 hectares allocated across Melbourne:
This proposed distribution reflects both forecast demand for industrial land in each region, with major
influences being the superior access of the western and northern growth corridors to the Port of Melbourne,
Melbourne Airport and to interstate freeway and rail links and also the relatively greater number of years
supply that already exists in the south ‐eastern growth corridor.
Source: Pg. 4, Planning for Employment and Industry in Melbourne’s Growth Areas, 2011
A distinction is also made between larger and smaller industrial precincts and their role:
The larger (typically at least 200 + hectares and in some cases substantially more) industrial estates have
been located to have very good freeway and arterial road access and are designed to provide for the
industrial land requirements of firms that serve metropolitan wide, national or international markets.
Smaller (typically around 20 hectare) service trades areas will be designed to provide for the needs of
smaller business serving more local markets.
The larger industrial areas are identified in the draft Growth Corridor Plans. The smaller local
industrial/service trades areas will be identified through the subsequent precinct structure planning process.
Source: Pg. 12, Planning for Employment and Industry in Melbourne’s Growth Areas, 2011
For the South East region more specifically, the report identifies the Officer-Pakenham Employment Corridor
(marked No. 1 on Figure 1 overleaf) as the key focus of industrial land supply in the region. In addition, it
proposed two future areas for employment development in the South East, including:
•

The Thompsons Road Employment Corridor (No. 2), with some 380 gross hectares of commercial and
170 gross hectares of mixed-use land along Thompsons Road in Casey; and,

•

Around 260 gross hectares of manufacturing and logistics land at the South Gippsland Highway
Industrial Node, shown as No.3 on Figure 1 overleaf.

From the distinction between large and small industrial precincts, clearly the GAA envisaged the South
Gippsland Highway Industrial Node, within which the subject site sits, to be a larger industrial precinct
capable of serving metropolitan-wide, national or international markets.
Also, while the report discusses the attributes required for larger industrial precincts, there appears to have
been no explanation of why the proposed industrial areas were selected, nor is there any assessment of the
precincts against the identified needs of such precincts. This is considered further later in this report.
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Finally, discussion in the report did point to the fact that the broad-based allocation of industrial land to
various precincts would need to be tested by the market in future:
It has to be recognised that designating land for employment purposes within the Growth Corridor Plan will
not in itself ensure the provision of an appropriate level and mix of employment opportunities in each growth
area. The actual level and mix of employment that develops will depend upon future decisions made by a
diverse and large number of individual businesses and public sector agencies. However it is important that
the Growth Corridor Plans facilitate land use opportunities for business and employment development to
occur over time.
Source: Pg. 6, Planning for Employment and Industry in Melbourne’s Growth Areas, 2011
Figure 1 – Proposed Employment Areas in the South East Growth Area (2011)

Source: Pg. 31, Planning for Employment and Industry in Melbourne’s Growth Areas (2011)
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2.2.

SOUTH EAST GROWTH CORRIDOR PLAN (2012)

Following the identification of the South Gippsland Highway Industrial Node in the GAA’s 2011 report, it was
subsequently retained in the final release of the South East Growth Corridor Plan in 2012. The land area
was identified as 250 hectares gross, relative to the 260 hectares identified in the earlier report.
Within the Plan, the South Gippsland Highway Industrial Node, which is to be covered by the future Casey
Fields South PSP, was recognised as only being supplementary to the Officer-Pakenham area. The
Dandenong Central Activities Area was identified to remain as the core employment destination in the South
East, whilst the Officer-Pakenham Employment Corridor was highlighted as the main area of future industrial
land supply. As the Plan states:
The South East Growth Corridor will continue to have a strong relationship to the Dandenong Central
Activities Area (CAA) and other major employment destinations in the broader south east metropolitan area.
This will continue to drive the need for improved transport connections between the Growth Corridor and
major job locations.
Source: Pg. 88, The South East Growth Corridor Plan (2012)

This corridor [Officer-Pakenham Industrial/Business Corridor] has good freight and public transport
connections, and will be an attractive location for a wide range of advanced manufacturing and commercial
enterprises, as well as the more traditional manufacturing, warehouse and logistics, commercial and some
high density residential uses.
A new 250ha (gross) industrial precinct is identified along the South Gippsland Highway. This precinct will
also enjoy excellent freight access to the metropolitan area and the Port of Hastings, the South Gippsland
Highway and Western Port Highway. It will be serviced by a new railway station, and Major Town Centre at
Clyde.
Source: Pg. 89,. The South East Growth Corridor Plan (2012)

While the discussion above appears to be justification of the merits of the location as a major industrial
precinct, it remains a superficial response which has not adequately established the appropriateness of the
industrial node at the scale proposed.
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Figure 2 – The South East Employment Concept Plan

Source: The South East Growth Corridor Plan
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2.3.

PLAN MELBOURNE 2017-2050

To facilitate strategic planning and co-ordinated action on a State-wide and local level, Plan Melbourne
2017-2050 (March 2017) has taken a regional approach to metropolitan planning. It divides Greater
Melbourne into six metropolitan regions (Figure 3), with Casey Fields South and the broader Casey LGA
being contained within the Southern Region. The other five municipalities that form parts of the Southern
Region are Cardinia, Frankston, Greater Dandenong, Kingston and Mornington Peninsula.
Figure 3 – Melbourne’s Regions and Jobs Growth, 2015-2031

Source: Pg. 21, Plan Melbourne 2017-2050
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As shown in Figure 3, the Southern region in Plan Melbourne is anticipated to see only modest employment
growth of 105,000 jobs to 2031 at a rate of 0.5% per annum. As discussed in subsequent sections, the
region already has a strong supply of jobs. Importantly, in producing the forecasts in Figure 3, the
Department of Economic Development, Jobs, Transport and Resources have concluded that there will
continue to be a loss in manufacturing jobs, with the loss in the Southern region one of the highest across
Melbourne. The shift away from manufacturing will reduce the need for industrial land.
Plan Melbourne also introduced the principle of 20-minute neighbourhoods where every-day needs should
be readily available within 20-minute walk, ride or public transport trip of where people live. However, it also
recognises that many residents of an area will always have to leave the area to access a broader range of
employment opportunities:
“Principle 5: Living locally—20-minute neighbourhoods
Creating accessible, safe and attractive local areas where people can access most of their everyday needs
within a 20-minute walk, cycle or local public transport trip, will make Melbourne healthier and more inclusive.
Due to the specialised and diverse nature of work, many people will still need to travel outside of this 20minute neighbourhood for their jobs.”
Source: Pg. 10, Plan Melbourne 2017-2050

Previous council-based planning in Melbourne has predominantly been focused on providing an increased
range of jobs within a municipality to service the employment needs of residents in that municipality.
However, the 20-minute neighbourhood concept removes the focus on municipalities as the area of analysis.
The key consideration following the release of Plan Melbourne is the ability of people to access some jobs
and all every-day needs within 20 minutes of their home. This highlights the significance of regions rather
than municipalities as a more strategic focus when considering the provision of employment as well as other
services.
The focus on where jobs are to be located through Plan Melbourne has moved to be around key
employment clusters, centres and state-significant industrial precincts rather than small local precincts. As
shown on Figure 4 overleaf, within the Southern Region, residents have access to multiple major
employment nodes including Dandenong South, the broader Dandenong National Employment and
Innovation Cluster (NEIC), Officer/Pakenham and the Port of Hastings, all of which of either national or state
significance. The Monash NEIC is another significant employment precinct just to the north west of the
Region.
The subject site, as part the broader South Gippsland Highway Industrial Node is not identified in Plan
Melbourne as a state-significant industrial precinct. Rather, it is simply designated as an “Industrial Area –
Future”. It is surrounded by growth area land.
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Figure 4 – Plan Melbourne Southern Region Implementation Plan
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2.4.

CASEY FIELDS SOUTH PSP

The Casey Fields South PSP was originally referred by the City of Casey Council as Casey Fields South
Part 2 in its Casey Fields South Precinct Map (Figure 5). Part 1 of the wider precinct just north of Ballarto
Road is expected to be the predominantly residential area of Casey Fields South.
The VPA recently removed the southern triangle of the area bounded by South Gippsland Highway and
Clyde Five Ways Road which is now part of the future Clyde South PSP immediately adjacent to the east.
As a future PSP area, planning for the Casey Fields South area has yet to commence. While no detailed
information is currently available, Council has indicated on its website that the PSP is expected to be
generally in accordance with the South East Growth Corridor Plan.
Figure 5 – Casey Fields South PSP (Casey Fields South Part 2)

Source: City of Casey
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2.5.

CASEY PLANNING SCHEME AMENDMENT C219 PANEL REPORT (2018)

The Planning Panels Victoria report on Casey Planning Scheme Amendment C219 (January 2018) presents
a summary of the debate around the proposed changes to the Cranbourne West PSP where a large piece of
land originally set aside for industrial use is subject to be rezoned to residential land, resulting in a reduced
employment area.
The Cranbourne West land has some similarities to the subject site in that it is a smaller industrial precinct in
the Southern Region facing competition from larger precincts (existing and future), and is surrounded by
residential areas which have impacted on the appeal of the location for industrial users. The need to rezone
industrial land elsewhere nearby should be instructive when considering the scale of industrial land that
needs to be set aside in Casey Fields South.
In the report released in relation to C219, the Panel was generally supportive of the proposal and concludes,
among other things, that:
There is sufficient medium to long term industrial land supply in the Southern region if the Amendment is
approved.
The approval of the Amendment would have only a minor impact on the supply of industrial land in the
Southern region.
The constraints on the land, particularly its proximity to residential land, will make it difficult to attract some
industrial uses.
Source: Executive summary, Casey Planning Scheme Amendment C219, Panel Report, 4 January 2018

In addition, the Panel recognises that a regional rather than local approach is more appropriate in assessing
industrial land supply and demand in cases such as this. Therefore, Urbis have adopted the same approach
for the subject site assessment to follow in this report.

2.6.

SUMMARY

While the future Casey Fields South area has emerged in the State’s various planning documents and has
been designated for potential future industrial land supply, the scale and location of the area lacks any
strategic justification. The 250 ha (now 222 ha) industrial area at Casey Fields South that originally
appeared from the Growth Corridor Planning process is considered a large industrial area serving a
metropolitan-wide role. However, the designation of the land was not backed by a detailed assessment of
the merits of the location or its ability support a large-scale industrial precinct.
A regional approach to employment land planning has been adopted in Plan Melbourne, and subsequently
indicated as being an appropriate approach to considering industrial supply and demand issues in the recent
City of Casey Amendment C219 Panel Report. All analysis undertaken to inform the Growth Corridor Plans
indicated that the vast majority of the additional industrial land supply over the next 40 years was required in
the north and west of Melbourne, with the South East having a large existing supply and inferior attributes for
industrial users.
Subsequent sections of this report will consider the regional need and demand for industrial land, and the
attributes of the Casey Fields South precinct to support a large industrial land supply.
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3.

REGIONAL EMPLOYMENT CHARACTERISTICS &
TRENDS

Consistent with Plan Melbourne 2017-2050, Urbis have adopted a regional approach to reviewing and
assessing the employment characteristics and trends across the wider Southern Region, rather than
focusing on individual municipalities. This section therefore summarises these key characteristics and trends
through a high-level analysis of the latest employment data from the 2016 Census.
Charts 3.1-3.6 present some of the key employment data for the Southern Region. Of note:
•

Job growth higher than population growth. With a total of over 350,000 jobs, the Southern Region is
now the second largest region in Melbourne in terms of employment provision, up from just over 287,000
in 2011, only behind the Inner Metro Region (593,800 jobs as at June 2016). This is equivalent to some
12,600 additional jobs per annum on average between 2011 and 2016. While this was less than the
average annual increase in population (almost 25,000 people annually), in percentage terms, job growth
outstripped population growth at 4.1% versus 2.6% per annum on average during the same period
(Chart 3.1).

•

High provision of Blue Collar jobs. Of the 350,000 jobs in the Region, 35% were in Blue Collar
occupations (i.e. Technicians and Trade Workers, Machinery Operators and Drivers and Labourers), the
highest amongst all regions in both volume and percentage terms (Chart 3.2). 23% were in Community,
Retail and Local Services based occupations (i.e. Community and Personal Service Workers and Sales
Workers), with only 43% of total jobs being in the higher value Office-based occupations (i.e. Managers,
Professionals and Clerical and Administration Workers), the second lowest across all regions just
marginally higher than in the Western Region (42%). While it is common for outer regions to have a
lower proportion of office-based jobs as most of these jobs are concentrated in the inner regions, the
proportion of higher value jobs in the Southern Region is nonetheless low.

•

Continued de-industrialisation. While the absolute provision of Blue Collar jobs remains high, the
Region has witnessed continued decline in industrial-related jobs. Between 2011 and 2016,
Manufacturing and Wholesale Trade sectors saw a decline in resident workers (Chart 3.3), despite an
increase in total jobs for the municipality of around 63,000 jobs over the period. All other industries
experienced positive growth in employed residents within the Region.

•

High job containment within the region. Job containment refers to local residents who live and work
in the same region as a share of total resident workers in that region. As illustrated in Chart 3.4, the
Southern Region has the second highest proportion of residents who live and work in the same region,
with growth in this statistic over the last Census periods (56% in 2011 vs. 61% in 2016). More
specifically, the Southern Region has the highest level of job containment for Community, Retail and
Local Services (Community and Personal Service Workers and Sales Workers) and Blue Collar
Technicians and Trade Workers, Machinery Operators and Drivers and Labourers) occupation groupings
at 69% and 62% respectively (Chart 3.5). The high job containment suggests that most residents can
access jobs within the Region and opportunities to work locally have increased. In this context, it is
considered there isn’t a shortage of jobs. If there was any deficit of jobs, it can only be considered to be
within the office-based occupations.

In summary, there is no deficit of jobs in the Southern Region that needs to be addressed by setting aside
more employment land. This is particularly true in the blue collar jobs provided on industrial land, with
various opportunities in the region for residents of the region to access employment. The amount of land set
aside for industrial purposes within the region should be guided solely by market need and demand. With
key industries requiring industrial land seeing a decline in employment levels, industrial land requirements
are also falling. The need for future industrial land supply in the region is addressed in the next section.
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4.

EMPLOYMENT LAND SUPPLY & DEMAND CONDITIONS

This section presents an analysis of the supply and demand status of the industrial land market in the
Southern Region to determine whether the exclusion of the Casey Fields South PSP for industrial use would
have any impact on adequacy of the industrial land pipeline in the Region.

4.1.

SUPPLY OF INDUSTRIAL LAND

4.1.1. Zoned Supply
The Department of Environment, Land, Water and Planning (DELWP) publishes an annual Urban
Development Program (UDP) report providing information on the supply of and demand for residential and
industrial land across Victoria. The UDP defines industrial land as being either unavailable or
supply/available land based on aerial photographic assessments.
The 2017 UDP indicates the Southern Region contains 8,783 gross ha of land zoned to allow industrial
use without a permit (Industrial 1, Industrial 2, Industrial 3, Commercial 2 or Business 4 (Frankston only), or
with a permit in the case of the large area zoned Special Use 1 near Hastings to allow for industrial uses
associated with the port activities. The land recorded as vacant or ‘available’ supply in the UDP is 2,067
gross ha across the Southern Region.
Maps 4.1 and 4.2 show that the distribution of industrial land in the Southern Region is primarily focused
around Dandenong South, with other large concentrations in the City of Kingston, near Hastings and large
areas of future industrial land near Officer/Pakenham. The Casey Fields South area is isolated and relatively
small compared to the other major precincts in the Southern Region.
Industrial Land Supply in the Southern Region

Map 4.1

Source: Urban Development Program 2017; Urbis.
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Current and Future Industrial Land in the Southern Region

Map 4.2

Source: Urban Development Program 2017; Urbis.

4.1.2. Urban Growth Zone
In addition to the industrial/commercial zones, the UDP also considers land that is within the Urban Growth
Zone (UGZ) and is designated to be used for industrial or commercial purposes. While the maps above
show the UGZ areas in Cranbourne West, Cranbourne South and Officer/Pakenham, Urbis have considered
the applied zones that make up the UGZ land and matched those areas against what the UDP indicates as
either available or occupied. There is a total of 728 ha in the Region that has an applied zone suitable
for use as industrial land, of which 396 ha are considered available.
However, it should be noted that the UDP may have understated the true level of available industrial land in
the region, as the identification of land availability was based on aerial photographic assessment. This is
particularly evident in the UGZ areas which have not yet been developed substantially. On inspection of the
UGZ areas in the Southern Region, including large parts Officer/Pakenham, many areas detailed as
unavailable in the UDP are still being used as farm land. The same applies in the area adjacent to Casey
Fields South at the corner of Ballarto Road and South Gippsland Highway which has seen only a couple of
small sites developed for industrial use, but the whole area of 34 ha is shown as unavailable.
It appears that the presence of farm houses and other out buildings on the sites have led to them being
classified as ‘occupied’ and therefore ‘unavailable’. This is considered a flaw in the methodology of the UDP
that must be kept in mind when considering the absolute volume of vacant land and the level of consumption
of land as reported in the UDP.

4.1.3. Future Proposed Supply
In addition to the existing zoned industrial land and the defined UGZ land, the 2017 UDP makes an
allowance for land in proposed industrial land precincts, primarily based on the 2012 South East Growth
Corridor Plan. In the Southern Region, these proposed areas include the future Casey Fields South
Employment PSP (i.e. the South Gippsland Highway Industrial Node as defined in the Growth Corridor Plan)
and the further expansion of the Officer-Pakenham industrial precinct (Map 4.2). These areas allow for an
additional 1,185 ha of industrial land in total.
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4.1.4. Industrial Land in Other Commercial Precincts
In preparing the Growth Corridor Plans for Melbourne, the GAA provided estimates of the proportion of other
future employment land (commercial and mixed use) that would likely be used for industrial purposes. In
total, there was an allowance for 437 ha of commercial land and 104 ha of mixed use land in the Southern
Region. The allowance made was for 50% of commercial precincts to be used for industrial purposes, and
25% of mixed use precincts1.
Table 4.1 details the level of occupied (unavailable) and vacant (supply) industrial land in the Southern
Region that is either zoned, proposed or allowed for within commercial and mixed use precincts.

Industrial Land Supply by Type
Southern Region, as at June 2017

Table 4.1
Southern Region
(gross ha)

Zoned Industrial Land1
Unavailable Land

6,716

Supply

2,067

Total Industrial Land
Applied Zones Under Urban Growth Zone

8,783
2

Unavailable Land

333

Supply

396

Total UGZ

729

Additional Future Supply
1,185

Proposed Areas Future Supply
Allowance for Industrial Uses in Other Zones

3

Commercial Precincts (50%)

437

Mixed Used Precincts (25%)

104

Total Other Industrial

541

1. Industrial Land includes Industrial 1, Industrial 2, Industrial 3, Commercial 2, Business 4 (Frankston only),
Special Use Zone 1 (Mornington Peninsula only) zoned land, but excludes Activity Centre Zone within Casey
and industrial land controlled by the Commonwealth.
2. Area of applied zones suitable for industrial purposes that correspond to areas of unavailability or supply as defined in
the UDP 2017 report. Urban Growth Zone allowed for Industrial uses in the South Growth Corridor includes Urban Growth 1
and Urban Growth 2 zoned land.
3. GAA Report on Industrial Land quoted numbers for Casey, while the remainder of the 1,290 gross ha from
the South East Growth Corridor Report is expected to be located in Cardinia (Officer/Pakenham), assumed to be
two thirds commercial and one third mixed use.
Source: UDP 2017; GAA Report on Industrial Land for Growth Areas, October 2011; The South East Growth Corridor Plan, 2012; Urbis

1

GAA, Planning for Employment and Industry in Melbourne’s Growth Areas, October 2011
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4.1.5. Total Supply
The total future industrial land supply for the Southern Region is summarised in Table 4.2 below. When all
four sources of future industrial land supply are combined (excluding currently occupied land), there is an
estimated 4,189 gross ha of land available across the Southern Region to meet future demand.
This analysis does account for the applied zones within the UGZ that are suitable for industrial use, although
no adjustment has been made for the understatement of available supply that results from the methodology
applied within the UDP. As such, we expect the true supply of industrial land is greater than shown here.

Industrial Land Supply Summary
Southern Region, as at June 2017
1

Industrial Land
Current Supply

Urban Growth Zone

Table 4.2
Southern Region
(gross ha)
2,067

2

396

Additional Future Supply

1,185

Other Industrial (Business Land)

541

Total Future Supply

4,189

1. Industrial Land includes Industrial 1, Industrial 2, Industrial 3, Commercial 2, Business 4 (Frankston only),
Special Use Zone 1 (Mornington Peninsula only) zoned land, but excludes Activity Centre Zone within Casey
and industrial land controlled by the Commonwealth.
2. Area of applied zones suitable for industrial purposes that correspond to areas of unavailability or supply as defined in
the UDP 2017 report. Urban Growth Zone allowed for Industrial uses in the North Growth Corridor includes Urban Growth 5
and Urban Growth 8 zoned land.
Source: UDP 2017; GAA Report on Industrial Land for Growth Areas, October 2011; The South East Growth Corridor Plan, 2012; Urbis

Note: Supply above includes the land that was the subject of the City of Casey Amendment C219 which is now
recommended to be converted to residential use by the Panel. This conversion is not guaranteed as yet. Regardless,
the exclusion of this land (108 ha) will only reduce the future supply marginally.

4.2.

DEMAND FOR INDUSTRIAL LAND

In assessing the demand for industrial land, Urbis have used the UDP information from two time periods
(2007 and 2017) to estimate the past take-up of industrial land in the Southern Region.
In areas outside of the Urban Growth Zones in the Southern Region, average annual consumption of land
zoned for industrial purposes between 2007 and 2017 was recorded in UDP at around 75 hectares (refer
Table 4.3). The absolute majority of this was taken up primarily in the state-significant Dandenong South
area which is attractive to industrial users.
The consumption levels calculated here also overstate the true take up of industrial land, as the 2007 supply
excluded the B4 (mixed use) zone. Some of the increase in unavailable land between 2007 and 2017 was
simply the inclusion of B4 land that may already have been unavailable in 2007 and therefore was not
‘consumed’ during the relevant period.
Given continued strong population growth in the Southern Region, it is reasonable to assume that annual
consumption of land zoned for industrial purposes could increase in the Region in general. As a result, we
have conservatively allowed for increased consumption rates with the release of the UGZ industrial land.
In total, across the Southern Region we have allowed for between 80-100 gross hectares of industrial
land to be consumed annually in future, as shown in Table 4.3. At up to 30% higher than observed levels
over the last decade or so, this is considered a very generous allowance given.
Various research has indicated that demand for industrial land in future will only likely reduce due to the
continuation of de-industrialisation across Australia.
In addition, the advancement of technology has given rise to a continued decline in industrial employment
(particularly manufacturing) which could lead to a reducing annual demand for industrial land. Therefore,
this approach has the potential to overstate the future land requirement.
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Industrial Land Demand
Southern Region

Table 4.3
Southern Region
(gross ha)

Industrial Land1
2007 Unavailable Land

5,966

2017 Unavailable Land

6,716

Net Absorption 2007 - 2017
Total

751

Annual Average (ha/yr)

75.1

Assumed Future Consumption

80-100

1. Industrial Land includes Industrial 1, Industrial 2, Industrial 3, Commercial 2, Business 4 (Frankston only),
Special Use Zone 1 (Mornington Peninsula only) zoned land, but excludes Activity Centre Zone within Casey
and industrial land controlled by the Commonwealth.
Source: UDP 2007 & 2017; Urbis

4.3.

ADEQUACY OF INDUSTRIAL LAND SUPPLY

In the Growth Corridor Plans released in 2012, it was indicated the plans provided sufficient industrial land
for up to the next 40 years (i.e. 33-34 years from now). Having established the future supply of and demand
for industrial land within the Southern Region, we consider whether the supply is indeed adequate to meet
demand over this 40-year time period.
Table 4.4 below summarises the provision of industrial land, measured in the number of years this land is
likely to last before exhaustion. Of note:
•

Based on our estimated historical absorption rate of industrial land between 2007 and 2017, the future
supply of 4,189 ha of industrial land would be able to meet the demand across the Region for the next 42
to 52 years or so, substantially greater than the 40-year benchmark.

•

Under a rather extreme scenario, should the entire 222 ha of land covered by the Casey Fields South
PSP area be removed from industrial land supply, total available supply for the region would only be
reduced by around two years. This level of impact is considered immaterial at the regional level.

Note that our assumed future consumption at 80-100 ha per annum is likely to overstate the actual demand
for industrial land. As the Victorian economy continues to de-industrialise and transitions towards highervalue services, demand for blue collar workers and hence industrial employment land is only likely to
become less. There is more than enough industrial land supply in the Southern Region to meet
demand for at least the next 40 years, with or without the Casey Fields South PSP being set aside for
industrial use.

Provision of Industrial Land
No. of Years of Available Supply, Southern Region
Existing Industrial Land Provision

1

Future Supply (gross ha)
Assumed Future Consumption (gross ha/yr)
Total Available Supply (yrs)

Table 4.4
Southern Region
4,189
80-100
42-52
Excl. Casey Fields
South PSP

Industrial Land Provision
Future Supply (gross ha)
Assumed Future Consumption (gross ha/yr)
Total Available Supply (yrs)

3,967
80-100
40-50

1. Industrial Land includes Industrial 1, Industrial 2, Industrial 3, Commercial 2, Business 4 (Frankston only),
Special Use Zone 1 (Mornington Peninsula only) zoned land.
Source: UDP 2017; GAA Report on Industrial Land for Growth Areas, October 2011; The South East Growth Corridor Plan, 2012; Urbis
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5.

ASSESSMENT OF INDUSTRIAL DEVELOPMENT
POTENTIAL

Simply designating land for industrial purposes does not ensure it will be occupied and provide employment
consistent with the intent of the Growth Corridor Plans. Industrial land users require certain site
characteristics to be met before choosing to occupy land in a particular location. Analysis presented in this
section assesses the suitability of the Casey Fields South PSP for industrial use, and therefore the likelihood
the land will be used for the intended purpose as a large manufacturing and logistics precinct.

5.1.

REQUIREMENTS FOR INDUSTRIAL LAND

In this sub-section, two of the key reports feeding into the preparation of the Growth Corridor Plans and
hence the designation of major employment precincts in other various strategic plans are reviewed. This
provides a context in which the merits of Casey Fields South PSP for future industrial development is
assessed. These two reports are:
•

A Study into The Take-Up of Industrial Land And Future Land Requirements in Melbourne prepared by
Jones Lang LaSalle (JLL)

•

Activity Centre and Employment Planning, Essential Economics

Both reports were commissioned by various State government agencies in 2010. While another report Use,
Zoning, Distribution and Consumption of Industrial Land prepared by Spatial Economics was also taken into
account by the GAA, it is considered less relevant in particular in drawing implications for the
appropriateness of future industrial land.

5.1.1. Jones Lang LaSalle Study Into Industrial Land Demand Drivers
The JLL report A Study into The Take-Up of Industrial Land And Future Land Requirements in Melbourne
(July 2010) was prepared for the Department of Innovation, Industry and Regional Development and fed into
the preparation of the Growth Corridor Plans in 2011. A number of key criteria were determined to assess
the merits of future industrial land in the identified LGAs across Melbourne’s growth areas, including
Brimbank, Cardinia, Casey, Greater Dandenong, Hume, Melton, Whittlesea and Wyndham. These criteria
included:
•

Distance from Port of Melbourne – as the Port is identified as a major driver of industrial land demand
across Melbourne, Growth Area LGAs in relatively close proximity to the Port will likely generate more
demand. This trend was evidenced by a correlation between land value in Melbourne’s western
industrial market and growth in container imports2 In addition, JLL also points out that superior access to
various airports and potentially a second major port at Bay West are of equal significance in determining
the level of demand for industrial land in a region.
It could be argued that proximity to the Port of Hastings is a driver of demand also. However, expansion
of the Port’s capacity is unlikely given the long-term capacity of the Port of Melbourne and Infrastructure
Victoria’s preference for Bay West, while there are large tracts of vacant industrial land around Hastings
already.

•

Principal Freight Network (PFN) – Infrastructure plays a key role in driving demand for industrial land.
Access to PFN, in particular Rail/Intermodal Terminals and Road Network, will have an impact on
industrial land demand.

•

Distance to Major Markets – convenient access to retail locations in major residential markets
especially Growth Area markets is also an important factor for industrial demand.

•

Competing Land Uses – competing uses to industrial, such as residential, retail and office in popular
residential areas or areas experiencing gentrification will place pressure on industrial land due to higher
value/yield these uses could generate.

2

A Study Into the Take-Up of Industrial Land and Future Land Requirements in Melbourne, Jones Land LaSalle, July 2010, page 37-38
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Based on the above criteria, ratings were given on a scale of 1-5 (1 being ‘poor’ and 5 being ‘excellent’) as to
how likely each of these LGAs would generate demand for industrial land over the next 30 years or so. The
results show that:
•

Industrial land demand is more likely to be generated in Melbourne’s North and West, in particular in
Hume and Wyndham (each having the highest score of 18 out of 20), and to a lesser extent Whittlesea
and Brimbank (a score of 16 out of 20 respectively). This has been due to their high ratings in the
relative ease to access major highways (e.g. Hume Freeway, Princes/West Gate Freeway,
Metropolitan/Western Ring Road, etc.).

•

In comparison, LGAs in the North West and South East are rated much lower. Cardinia and Casey, the
two LGAs in the South East Growth Corridor, are the lowest ranking LGAs with an overall score of just
10. Even Greater Dandenong, the highest achieving LGA in the South East, has an overall score of only
13 and ranks fifth across the eight identified study area LGAs. Melton is also scored lower at 12.

Implications from the above JLL analysis for the potential of major industrial developments in Casey Fields
South are as follows:
•

The low scores of the three LGAs across the South East suggest that industrial land demand will only
likely be modest compared with other superior areas in the North and West. Cardinia and Casey are not
as well served as some areas by major highways/freeways on interstate routes, and are a long distance
from the Port of Melbourne.

•

While JLL assigned a rather high score in ‘Competing Land Uses’ to both Cardinia and Casey (i.e. 4 out
of 5), land use competition across the corridor has changed significantly since the release of the Report
in 2010 and will continue to intensify as residential growth continues to drive up land value, putting
pressure on demand for industrial land across the broader region. Indeed, this trend was also envisaged
by JLL back in 2010:
Whilst the LGAs of the study area are in Growth Areas and have relatively large amounts of residential
and industrial supply (compared to the rest of Melbourne), this situation is expected to change over
time for some LGAs. As competing uses move in to an area, demand for industrial land is expected to
decrease as land values rise.
Source: A Study Into the Take-Up of Industrial Land and Future Land Requirements in Melbourne, Jones
Land LaSalle, July 2010, page 59

•

Casey Fields South and the broader Casey and Cardinia LGAs are in closer proximity to the Port of
Hastings, although removed from Bay West and the Port of Melbourne. However, the region lacks major
road infrastructure to connect major industrial developments to the Port of Hastings. There are no major
road connections from the Port to Casey Fields South or Officer/Pakenham.

•

In addition, as analysed earlier in sub-section 4.1.1 and shown on Map 4.1, there is ample affordable
industrial land supply around the Port of Hastings to meet future demand over the long term, with which
no industrial precincts in the Southern Region would be able to compete.

5.1.2. Essential Economics Research on Industrial Land Demand
Similarly, Essential Economics in their report Activity Centre and Employment Planning prepared to inform
the Growth Corridor Plans for the GAA found:
•

The majority of future employment land needed would likely be provided in Melbourne’s North and West,
with the requirement for the South-East being only around 15-16% of the total future supply needed
across all growth corridors.3

•

The South-East region was estimated to require total employment land of between 600-675ha (low
scenario) and 1,000-1,125ha (high scenario).

•

The factors influencing the appropriate location of employment zones were identified as including the
surrounding transport network and the ability to access the precinct from the major arterial road network;
access to the rail network (where this is a relevant consideration, depending upon the type of
industrial/business use); location with respect to a skilled labour force; the amenity of the area;

3

Essential Economics, Growth Corridor Plans – Activity Centre and Employment Planning, November 2011, page 106
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opportunities for executive housing in the surrounding region; opportunities for synergies to be created
with other uses (downstream and upstream linkages); alternative use of the land (e.g. for residential,
recreation, etc) and linkages with activity centres and supporting business services.
Significant industrial precincts in the South East will still attract a share of industrial/employment land
demand over the medium to long term. However, it is likely that most of the industrial demand will be
focused in the State-Significant Industrial Precincts, including Dandenong South, before shifting to
Officer/Pakenham where there is a much larger supply of land. Officer/Pakenham provides around 1,300
hectares of vacant or future industrial land, when the Essential Economics study found the whole South-East
region would require a maximum of 1,125ha, but possibly as low as 600ha.
The analysis implies that industrial areas such as Casey Fields South that do not have the strategic
advantages of the larger precincts where most of the future industrial land will be concentrated. As such,
Casey Fields South will primarily service local demand. Essential Economics described these small
employment precincts as suitable for a range of locally-based service industry uses and small businesses,
with each precinct only needing to be 15-25ha in size.

5.1.3. Summary of Industrial Land Requirements
Overall, the City of Casey, and Casey Fields South within it, do not provide the locational attributes identified
by JLL as being necessary to support a large industrial precinct. Likewise, Essential Economics also found
that the south-east would only see modest demand for new industrial floorspace, and that the majority of that
would be concentrated within Dandenong South and Officer/Pakenham as state-significant precincts.
If industrial land is to be a part of the Casey Fields South PSP, the evidence presented here suggests that at
best, a small local service industrial offer would be warranted. Although I note that the adjacent area in the
south of the Cranbourne East PSP area is already designated to provide 34ha of employment land serving
this role.
It is important to recall, as detailed earlier in this report, that the GAA in their 2011 report in relation to future
industrial land requirements made specific reference to the requirements of larger and smaller industrial
estates:
The larger (typically at least 200 + hectares and in some cases substantially more) industrial estates have
been located to have very good freeway and arterial road access and are designed to provide for the
industrial land requirements of firms that serve metropolitan wide, national or international markets.
Smaller (typically around 20 hectare) service trades areas will be designed to provide for the needs of
smaller business serving more local markets.
Source: Pg. 12, Planning for Employment and Industry in Melbourne’s Growth Areas, 2011
In this regard, the GAA has had no considerations of land requirements in designating Casey Fields South
as an industrial precinct. Nor does Casey Fields South provide the necessary conditions identified by either
JLL or Essential Economics to support the 222 hectares of industrial land currently under consideration,
which would place it firmly in the realm of a larger industrial precinct. This is discussed further in the
following sub-section.

5.2.

ATTRIBUTES OF THE LOCATION FOR INDUSTRIAL DEVELOPMENT

Based on the above analysis and bearing in mind the locational attributes of Casey Fields South, Table 5.1
across the following three pages details the key considerations of tenants and developers in determining the
appropriateness of a site for industrial development based on Urbis’ experience in dealing with similar sites
in Melbourne’s growth areas. The Casey Fields South PSP area is then assessed and rated against these
criteria.
As can be seen from this assessment, the proposed industrial precinct is unlikely to be an attractive location
for major industrial tenants, now or in future.
•

The location lacks the level of ease of access and proximity to suppliers and logistics chains required for
major industrial developments, particularly with poor access to freeway networks.
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5.3.

APPROPRIATENESS OF A LARGE INDUSTRIAL PRECINCT IN CASEY FIELDS
SOUTH

The above analysis, combined with the assessment of industrial supply and demand in the region, leads to
the following conclusions relating to the appropriateness of maintaining a large land area for the South
Gippsland Industrial Node in the Casey Fields South PSP:
•

There is a large existing and future supply of industrial land supply relative to anticipated demand levels
across the Southern Region. There is up to five decades of supply designated. The assessment in this
report is supported by the findings of the metropolitan-wide Growth Corridor Plans process which found
there was little need for additional industrial land to be set aside in the south-east. Any reduction of the
proposed industrial provision in Casey Fields South will only reduce this supply pipeline by up to two
years.

•

The subject land and surrounding precinct will not be a preferred location for industrial use relative to
much larger competitive locations. It is certainly not suitable as a larger industrial precinct as defined in
the Growth Corridor Plan at over 200 ha that is intended to be used for manufacturing and logistics.
Access via the highway is not ideal, the location on the edge of the urban area is not proximate to
suppliers and other businesses who are more likely in the larger precincts, while there won’t be a
sufficient critical mass of industrial activity to act as an attractor for potential occupiers or accommodate
multiple large-lot users.

•

Other issues with the designation of a large industrial precinct at Casey Fields South relate to conflicts
with other uses existing or proposed in the area. For example, the Lighthouse Christian College is
already located in the PSP area which is incompatible with many industrial uses, particularly large scale
manufacturing and logistics as envisaged for the PSP. Similarly, the employment area is surrounded by
future residential areas. Without adequate buffers and separation of traffic, many industrial users will
see this as a challenging location to do business.

•

The proposed industrial node is small and does not compare favourably to the better located and much
larger precincts in the region such as Dandenong South, Officer/Pakenham, and Hastings given the role
it plays relative to the port there. In circumstances where there is ample supply of industrial land across
the region, the South Gippsland Industrial Node will be a secondary location that could take many
decades to be occupied for the intended purpose. Vacant land does not meet job creation or business
growth goals.

•

It is more likely the precinct will be suitable as a local service industrial precinct, catering to the needs of
residents and business as the surrounding area grows. These businesses do not need access to wider
markets and can operate effectively with reduced accessibility. However, as established by the GAA in
the 2011 background report to the Growth Corridor Plans, smaller, local service precincts only require a
land area typically of around 20 ha, rather than the 200+ ha sites suitable for large precincts serving a
broader role. A much smaller industrial precinct could be set aside to meet local needs, without
sterilising the land for further development. This is discussed further below.
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5.4.

HIGHEST & BEST USE OF THE SUBJECT LAND

Having established the lack of demand for the Casey Fields South precinct to accommodate a large
industrial offer for manufacturing and logistics business, the potential highest and best use of the subject site
and surrounding land is considered here.
As discussed above, there may be some potential for a smaller, local service industrial precinct in this
location. The types of businesses that could occupy land in such a precinct might include local or smaller
businesses needing a small warehouse facility with a complementary office space; storage facilities;
mechanical repair outlets or commercial or community operations looking for cheaper space than in activity
centres (e.g. gyms, other leisure facilities such as yoga or dance studios, education providers, children’s play
centres or care, private swimming school etc.).
However, in our experience, and supported by the findings of the GAA in their 2011 work supporting the
Growth Corridor Plans, these local industrial precincts respond to a smaller local market and only ultimately
require a total land area in the order of 20-40 hectares.
The employment area that is designated adjacent to Casey Fields South (south of Ballarto Road in the
Cranbourne East PSP) is around 34 net developable hectares. Aside from a couple of small sites which
have been developed in recent years, almost all that land is still available for future development. There is
unlikely to be too much demand for much more land than this due to the role as a local service industrial
precinct rather than a location suited to a large manufacturing or logistics precinct.
This puts in question the need for further industrial land in the Casey Fields South PSP, or at least the scale
of land set aside for industrial use.
If it is assessed that there is a need for some of Casey Fields South to remain for employment purposes, it
should logically be reduced in size and consolidated. Land in close proximity to the future Clyde train station
may be more appropriate for local activity centre uses and/or a small employment precinct. As such, sites
near the corner of Ballarto Road and Clyde Five Ways Road may be appropriate for employment uses.
Alternatively, a consolidation of employment closer to the Cranbourne East PSP employment land closer to
the Ballarto Road/South Gippsland Highway intersection could be appropriate.
It is believed that the best and highest use for the balance of the land in the PSP is residential development:
•

Population growth within the City of Casey is very strong and is unlikely to slow significantly anytime
soon. There will be continued demand for housing in the foreseeable future, in particular in outer
suburbs where residential properties remain relatively affordable. If this residential demand is not met,
the City of Casey will likely see increasing land prices.

•

In fact, a recent Urbis research investigating the supply and demand conditions of residential land in the
City of Casey shows that local residential land supply capacity is already under constraint. With less
than 33,000 ‘development ready lots’ (i.e. existing residential land prior to the introduction of the Urban
Growth Zone (UGZ) and UGZ land in an approved PSP, based on the 2017 UDP data) and at a current
land take-up rate of between 2,700 and 3,500 lots per year within the municipality, the City of Casey will
likely see its existing residential land be exhausted in the next decade or so. Therefore, it is imperative
that new residential land be introduced to avert a potential shortage of residential land supply and the
negative consequences associated.

•

New residential development will generate economic activity and employment in a far shorter period of
time than would a secondary industrial precinct. Residential development will also support the delivery
of important community services such as the planned retail and commercial precincts in the vicinity.

•

In addition, development of housing on the land will generate significant developer contributions to fund
much needed community facilities in the area.

•

The proposed industrial area in Casey Fields South is surrounded by existing or future residential
development. As such, the use of at least some of the land in the PSP for residential purposes creates
the opportunity to provide a better interface to other residential areas nearby, while allowing for
appropriate buffers to any industrial precinct which does exist, which we maintain will only ever support
local supplier demand.
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6.

CONCLUSIONS

Based on the above analysis, the following conclusions can be drawn:
Lack of strategic justification - There appears there has not been any strategic justification for the area
covered by the future Casey Fields South PSP to be set aside for industrial use. While the future Casey
Fields South area has emerged in the State’s various planning documents and designated as an area
reserved for potential future industrial land supply, the scale and location of the area as a major industrial
precinct lacks any strategic justification. The industrial area at Casey Fields South that appeared from the
Growth Corridor Planning process is considered a large industrial area serving a metropolitan-wide role.
However, the designation of the land was not backed by a detailed assessment of the merits of the location
nor its ability to support a large-scale industrial precinct.
The region is recognised as having a large future supply of industrial land relative to demand - All
analysis undertaken to inform the Growth Corridor Plans indicated that the vast majority of the additional
industrial land supply over the next 40 years was required in the north and west of Melbourne, with the South
East having a large existing supply and inferior attributes for industrial users.
No impact on extensive regional supply - The analysis in this report confirms there is more than sufficient
provision of industrial land across the Southern Region to satisfy the Region’s demand for industrial
development over the next 40 to 50 years. The exclusion of any industrial land within the PSP area would
have almost no impact on such provision. Even the exclusion of the entire Casey Fields South PSP from
future industrial supply would only reduce this provision by up to 2 years.
Regional blue collar employment is high relative to population, with key industries reducing jobs There is no deficit of jobs in the Southern Region that needs to be addressed by setting aside more
employment land. This is particularly true in the blue collar jobs provided on industrial land, with various
opportunities in the region for residents of the region to access employment. The amount of land set aside
for industrial purposes within the region should be guided solely by market need and demand. With key
industries requiring industrial land seeing a decline in employment levels, industrial land requirements are
only growing slowly.
Casey Fields South only a secondary location for industrial use with limited demand - The subject
land and surrounding precinct will not be a preferred location for industrial use relative to much larger
competitive locations. It is certainly not suitable as a larger industrial precinct as defined in the Growth
Corridor Plan at over 200 ha that is intended to be used for manufacturing and logistics. Access via the
highway is not ideal, the location on the edge of the urban area is not proximate to suppliers and other
businesses who are more likely in the larger precincts, while there won’t be a sufficient critical mass of
industrial activity to act as an attractor for potential occupiers or accommodate multiple large-lot users.
Residential use the preferred development outcome with a reduced employment area - Given the
demand for industrial use in Casey Fields South will likely only support a smaller employment area, the land
area should be reduced and consolidated around the existing employment land to the west. A much smaller
precinct of around 20-40 ha should be sufficient to serve the local role. With continued strong population
growth and a looming residential land supply shortage within the Casey LGA and across the Southern
Region, the site lends itself to residential development as the highest and best use.
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DISCLAIMER
This report is dated 6 December 2018 and incorporates information and events up to that date only and
excludes any information arising, or event occurring, after that date which may affect the validity of Urbis Pty
Ltd’s (Urbis) opinion in this report. Urbis prepared this report on the instructions, and for the benefit only, of
Galileo Group Pty Ltd (Instructing Party) for the purpose of Industrial Land Demand Study (Purpose) and
not for any other purpose or use. To the extent permitted by applicable law, Urbis expressly disclaims all
liability, whether direct or indirect, to the Instructing Party which relies or purports to rely on this report for any
purpose other than the Purpose, and to any other person which relies or purports to rely on this report for any
purpose whatsoever (including the Purpose).
In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future
events, the likelihood and effects of which are not capable of precise assessment.
All surveys, forecasts, projections and recommendations contained in or associated with this report are made
in good faith and on the basis of information supplied to Urbis at the date of this report, and upon which Urbis
relied. Achievement of the projections and budgets set out in this report will depend, among other things, on
the actions of others over which Urbis has no control.
In preparing this report, Urbis may rely on or refer to documents in a language other than English, which Urbis
may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such translations
and disclaims any liability for any statement or opinion made in this report being inaccurate or incomplete
arising from such translations.
Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its
officers and personnel) is not liable for any errors or omissions, including in information provided by the
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not
made by Urbis recklessly or in bad faith.
This report has been prepared with due care and diligence by Urbis and the statements and opinions given by
Urbis in this report are given in good faith and in the reasonable belief that they are correct and not misleading,
subject to the limitations above.
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2.

MARKET OVERVIEW

2.1.

INDUSTRIAL PRECINCTS

The Melbourne Industrial market can be divided into three main industrial precincts, the south east industrial
submarket, the western industrial submarket, and the north industrial submarket.

The South East Industrial Submarket (SEIM) includes scattered pockets of industrial development in
Moorabbin and in the east with Bayswater, Kilsyth and Croydon however is centred on the State Significant
industrial Precinct of Dandenong South and Keysborough. It includes potential future areas of industrial
development in Hastings and Office/Pakenham.
The SEIM is characterised by shortages of industrial land in currently developed areas. The UDP report
shows land will be exhausted in this precinct in coming years with doubling of land values in Dandenong
South and Keysborough being shown by market activity during the last 18 to 24 months.
Traditionally the SEIM has a stronger manufacturing base than the WIM however with improved transport
infrastructure in the east and south east of Melbourne, logistic and freight business have become more
common. The Casey Fields South PSP is at the outer fringe of the SEIM.
The Western Industrial Submarket (WIM) encompasses an area of approximately 7,686 hectares of industrial
land and forms one of the major industrial precincts within Melbourne. Given the Melbourne industrial
market’s importance and size the WIM also represents a major precinct in national terms.
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The region is generally defined by the Western Highway (Ballarat Road) to the north, the Western Ring Road
to the east and Princes Freeway to the south. It stretches west towards the edge of the city and the Urban
Growth Boundary with current built form industrial stopping at the Deer Park – West Werribee railway line
with vacant land beyond.
The WIM is contained within four local government areas being Hobsons Bay to the south east, Brimbank to
the north, Wyndham to the centre and south, and Melton to the north and west. The majority of further
industrial land supply falls within the Wyndham and Melton regions.
Although the map above shows a wide geographical area stretching from Werribee in the south-west to
Melton in the north-west and to the city fringe in the east, the industrial market is effectively concentrated
within the Derrimut, Altona, Truganina and Ravenhall areas circa 20 kilometres from the Melbourne CBD.
The WIM has a strong manufacturing, logistics and supply chain, freight and distribution base. The region is
dominated by a transport, logistics and distribution sector which is and will continue evolving as result of the
corridor’s plentiful land supply and ‘cheap’ land pricing has historically been the western precinct’s major
tenant ‘draw card’ but recent demand has seen the land pipeline significantly absorbed (taken up). Over the
past five (5) years (2014-2018) Urbis have tracked just over 2,010,000 square metres of Industrial GBA
constructed in Metropolitan Melbourne of which 1,125,000 square metres was built in Melbourne Western
Submarket representing 55% of the total.
The Northern Industrial Submarket (NIM) is the second largest in Melbourne in terms of area and stretches
from Thomastown and Broadmeadows to the south with its current extremes to the north being the Dulux
manufacturing plant in Mickleham. Northwards growth is expected to continue as more central land supplies
are exhausted with abundant industrial land currently zoned in Somerton, Epping and Mickleham with future
supplied planned in Beveridge.
The NIM has been favoured by smaller scale industrial uses in comparison to the other major markets in
Melbourne, often for manufacturing and car industry related uses.
Due to a large land supply base, and relatively low consumption rates land values in the NIM have shown
more restrained growth in recent years than the other major Melbourne precincts.
The major industrial precincts in Melbourne’s metropolitan area are centred on major transport
infrastructure with continuing road construction key to unlocking new areas for development.

2.2.

MARKET OVERVIEW

Melbourne’s Industrial Market remains in one of its strongest historic positions with an active investment
climate, robust tenant demand, falling vacancies, a reducing land supply and increasing land value growth.
With prime yields now generally trading in the high 5.00% to 7.00% range many participants consider a
market ‘peak’ may have been reached yet this consensus has prevailed for almost a year and continued low
cost of debt and investment asset supply (relative to strong purchaser demand) imbalance have meant
there is no evidence of prices softening. If anything, gradual price firming continues.
Foreign investment/capital flows into Australia remain strong in all property sectors and are driving both
direct asset investment and partnering/whole fund investment. Private Investors have also significantly
increased their activity.
Beyond overriding local economic performance and market sentiment we consider the key drivers for the
next direction/movement in yields to be:
•

The level of international capital flows - which remain strong, with the number of new entrants
growing and capital investment targets for these groups significant. When this capital looks to exit
market volatility will considerably increase.

•

The next movement and trend in the cost of debt (short term debt is yet to follow the trend up being
experienced in long term debt). Notably long-term debt, particularly the 10-year Bond rate has fallen
from almost 3.00% in May 2018 down to just under 2.40% in early 2019. Similar Bond rate falls have
been seen since Q3/Q4 2018 in the US, UK and other major economies.
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•

Performance of other asset classes (i.e. equities and bonds) which strongly influence, particularly for
local superannuation and foreign pension funds, the flow of capital to Property. The recent Stock Market
volatility may continue to draw investors to property.

An overview of the Melbourne Industrial market is provided as follows:
•

Existing Building Supply – Whilst the Property Council of Australia (PCA) measure commercial
vacancy rates, no industry measure of Melbourne’s industrial vacancy rate is undertaken.
A vacancy study undertaken by Urbis in Q4 2018, which involved surveying over 790 major Industrial
facilities (10,000m²+), representing over 15,500,000m² of space revealed 24 vacant facilities and a
market vacancy rate of 2.5%. By grade 17 facilities were considered to be ‘Prime’ or ‘Modern’, whilst 7
facilities were graded as ‘secondary’ and ‘tertiary’. Key take outs from this study include:
-

Total vacancy has decreased slightly from circa 405,000m² (Q3 2018) to circa 385,000m² (Q4 2018).

-

The eastern market recorded the highest vacancy at 3.6% (yet also the greatest fall down from
6.1%)

-

The continued fall in vacancy can be attributed to a number of factors including a slowing of
speculative activity (new stock), strong take-up by occupiers and owner occupiers acquiring vacant
buildings.

-

The combined prime/modern vacancy rate is 3.2% (down from 3.1%).

-

The combined secondary/tertiary vacancy rate is 1.6% (down from 2.0%).

•

Market Demand/Take-up – Melbourne’s Industrial leasing market has seen strong activity relative to
recent years contributing to the low vacancy numbers. The volume of speculative activity has also
reduced meaning a greater portion of new supply is pre-committed and tenant led. The most active
occupier sector remains transport and e-retailing businesses who are benefiting from the growth in
online retailing and Melbourne’s shift from manufacturing to distribution with a number of major retail
groups consolidating to new facilities in many instances introducing an element of automation. Against
the trend some manufacturing facilities have, however, been recently developed or are under
construction for Visy, Dulux and D’Orsogna.

•

Land Supply – The supply of serviced industrial land throughout metropolitan Melbourne is not
independently monitored. Development activity by both Institutional and Private Developers has been
strong resulting in high rates of land absorption in most markets and falling supply. Current (land
market) conditions have limited comparability to that post GFC and are very robust. Land supply in most
submarkets is now limited with the south east the most impacted resulting in strong land value growth.
The western corridor has also experienced strong price growth in the past 12-18 months.
Industrial Land Subdivisions currently being actively marketed include: The Crossing, Truganina
(Cadence Property); Alliance, Epping (MAB); Connect North, Epping (McMullin); Canterbury Road,
Braeside (Frasers); Stage 4 Thompsons Base, Cranbourne (MAB); and Biodiversity Business Park,
Somerton (Vaughans). Of the above estates, infrastructure has either commenced or been completed in
almost all of these estates. A number of the major institutional development groups have considerably
developed their land holdings and are actively targeting or have actioned ‘re-stock’ englobo opportunities

•

Rental Levels – Rents in most industrial submarkets of Melbourne are yet to experience noteworthy
growth. Firming capitalisation rates and tenant demand being predominantly incentive led will, for the
short term, limit growth. Locations best placed to achieve rental growth are precincts where land supply
is constrained, most likely within inner Melbourne as part of Port Melbourne (Fishermans Bend)
transitions to alternative uses. Growth in land pricing, which has been significant, is the most likely
impetuous to rental growth. Future rental growth over the ensuing five-year period is forecast by most
participants to be in the vicinity of 2.75% to 3.00% per annum. The prospect of a reducing land supply
(serviced land) and strong land prices plus any softening in yields provides another mechanism for rental
growth. The south east is likely to be the first sub market to benefit. Incentives are certainly showing
evidence of having fallen in the past 6 months.
Melbourne’s industrial rents are well known for being relatively flat but the land supply shift and step up
in land values should see genuine rental growth kick in within a 12-18 month horizon.
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Investment Activity – Reported major investment transactions (over $10M) for the 2018 calendar
year were down significantly at around $560 million compared to the just over $1 billion recorded in
2017 and $1.5 billion recorded in 2016.
We recorded 24 asset sales at an average price of $23 million, the largest and most noteworthy
being the sale of the Kmart DC at 2-12 Banfield Court, Truganina for $119 million comprising
77,000m², currently returning around $6.5 million per annum net with just under 8 years to run,
reflected an initial yield of 5.45%.
In the current market prime assets with long term leases are trading at sub 6.00% with most IRR’s
circa 6.50% to 7.00%.
The recent M&G Real Estate partnership investment with Dexus is excluded from the above
numbers.

2.3.

MAJOR INFRASTRUCTURE PROJECTS

The two major drivers of industrial property development are availability of land and access to major
transport infrastructure. Changes in infrastructure influences user demand by reducing logistics/transport
times and increasing access to markets.
Below is a summary of the major infrastructure projects underway or planning that will impact the wider
metropolitan Melbourne industrial market.

2.3.1. West Gate Tunnel Project
The West Gate Tunnel Project, formally known as the Western Distributor, is a five-kilometre road tunnel
currently under construction which links the West Gate Freeway with the Port of Melbourne and CityLink.
The Tunnel provides an alternative river crossing to the West Gate Bridge and aims to remove trucks from
residential areas of the city’s inner west. Works associated with the project also included four additional
lanes from the M80 to the West Gate Bridge.
The Victorian government announced in December 2015 it would proceed with the project. Planning
approvals were granted in December 2017. Major construction of the tunnel and elevated tollway began in
January 2018 and is expected to be completed in 2022.

2.3.2. Port Rail Shuttle Network
The Port Rail Shuttle Network will be an integrated container rail shuttle system operating between the Port
of Melbourne and several suburban intermodal terminals which is hoped to provide an alternative to the
road-based container transfer system in Melbourne.
The State government recently (late 2018) announced a $26 million injection towards assets and project
facilitation with private partners expected to also contribute assets, operate the system and take the
operational risk with expected private sector funding upgrades of $46 million.
The announcement of funding covered the Somerton and Altona locations within the Network. $16.2 million
is being invested at Austrak in Somerton and $9.5 million at SCT Logistics in Altona to connect these major
freight hubs to the Port of Melbourne by rail.
The projects will allow increased movement by rail, reduce road congestion and shift containers from
residential streets onto dedicated routes to the port.
Options to connect Melbourne’s south-east to the Port Rail Shuttle network are still being investigated.

2.3.3. North East Link
The North East link is a proposed, circa 26 kilometres motorway to connect the Metropolitan Ring Road at
Greensborough with the Eastern Freeway at Bulleen. As well the freeway would be upgraded from Bullen
Road to Springvale Road, Nunawading.
Several routes were considered by the State Government however ‘Route A’ has been selected which is
described as a ‘western option via Watsonia and Rosanna’.
The Link will ‘fix’ the missing ling in Melbourne’s freeway network, is planned to provide for 100,000 vehicles
a day and should significantly reduce travel times between Melbourne’s northern and south east.
The North East Link is planned to include:
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•

Victoria’s longest road tunnels: three-lane twin tunnels travelling for six kilometres, protecting
properties and the sensitive Banyule Flats area

•

Interchanges at the M80 Ring Road, Grimshaw Street, Lower Plenty Road, Manningham Road
and Bulleen Road

•

Melbourne’s first dedicated busway with express lanes along the Eastern Freeway from
Doncaster towards the city.

The idea for a North East Link was first considered in 1929. It is now identified as Victoria's priority road
project by Infrastructure Victoria and will be the single biggest investment in road transport infrastructure
in Victorian history.
At the current stage, Planning approvals are being sought with an Environmental Effects Statement
planning to be published during the first half of 2019. Ideally construction works will commence within 2020
with a project budget of $7 to $9 billion of primary works.
The current State government timeline proposes the North East Link will be open to traffic in 2027 in line with
an election promise made during Labor’s 2018 re-election campaign.

2.3.4. Western Intermodal Freight Terminal
The proposed Western Interstate Freight Terminal (WIFT) is planned to include the construction of an
interstate rail freight terminal and warehousing precinct at Truganina in Melbourne’s west and a rail link
to the interstate rail freight network.
At present, interstate containers bound for distribution in Melbourne are railed to terminals at Dynon, next to
the Port of Melbourne, and then trucked to the outer suburbs. The Dynon terminals have limited space and
capacity and can be difficult to access.
The location of the Terminal has not been confirmed but is expected to be located within the area outlines
for the Derrimut Field Precinct Structure Plan (PSP). The proposes PSP covers circa 510 hectares of
undeveloped land bound by Middle Road to the north, Boundary Road to the south, Derrimut Road to the
west and the regional rail link to the east.
The planned WIFT should move freight more efficiently by providing modern terminal facilities closer to the
warehouse precincts in Melbourne's west, reducing the time and length of truck trips. It is also likely to
reduce freight traffic through the inner west by removing the need for trains and trucks to bring interstate
freight into the Dynon precinct.
The WIFT is part of the wider Commonwealth’s Inland Rail project, which is expected to
accommodate longer trains with double-stacked containers, which cannot be efficiently
accommodated at Dynon.
The timeline for the completion of the Terminal is uncertain. The 2018-2019 Victorian State Budget
included funding to commence the business case for the WIFT however similar measures had been
included in previous budgets with little progress having been made in recent years. The Commonwealth’s
Inland Rail project previously included a timeline for an operational WIFT at 2025 however this timeline
now appears optimistic given a location has not yet been defined.
Other estimates from market participants now state a more reasonable completion date of circa 10 years and
for the Beveridge Intermodal Freight Terminal (see below) following that.

2.3.5. Beveridge Intermodal Freight Terminal
The proposed Beveridge Intermodal Freight Terminal (BIFT) is to be located to the east of the Hume
Freeway at Beveridge within what is proposed to be the Northern Freight Precinct Structure Plan
(PSP). This PSP consists of 1,399 hectares of land proposed to be an employment hub.
The BIFT will be designed to enable the transfer of interstate freight between road and rail from the Port of
Melbourne and is a core part of the State Government’s strategy to prove over 100,000 jobs in the North
Growth Corridor. The Commonwealth Government’s Inland Rail project is designed to run via Beveridge, is
due to be completed by the late 2020s and will provide the ability to move containers double stacked from
Melbourne to Brisbane.
The State Government’s North Growth Corridor, published June 2012, described the Terminal as a ‘longer
term freight, logistics and related industry concept’. There is currently no timeframe for the development of
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the BIFT and market expectation is for the Western Intermodal Freight Terminal to take precedence in
terms of timing with the BIFT more likely to be circa 15 years ago. Its development may coincide with
advanced works on the Outer Metropolitan Ring Road significantly improving rail and road access to
Beveridge and surrounding districts.

2.3.6. Outer Metropolitan Ring Road
The future Outer Metropolitan Ring Road will accommodate a 100-kilometre-long high-speed transport link
(70 kilometres in the Ring and 23 kilometres in the E6 extension) for people and freight in Melbourne’s
north and west. It will create the opportunity for new road and rail transport links through the Werribee,
Melton, Tullamarine, Craigieburn / Mickleham and Epping / Thomastown areas to be provided as transport
demand warrants.
The planning for the transport corridor provides options for an ultimate freeway standard road, capable of
up to four lanes in each direction and four railway tracks in the median for interstate freight and high-speed
passenger trains between Werribee and Kalkallo and capable of ultimately being a six-lane freeway
standard road elsewhere.
The Victorian State Government’s listed aim for the project is to:
•

create better connections to key international transport hubs such as Melbourne Airport, Avalon Airport
and the Port of Geelong;

•

improve access to the proposed Donnybrook/Beveridge Interstate Rail Terminal;

•

serve as an important travel and freight route to interstate and regional destinations;

•

link residential and employment growth areas in the north and west of Melbourne; and

•

improve access in this major employment corridor, which includes Avalon Airport, Werribee, Melton,
Melbourne Airport, Mickleham and Donnybrook.

There is currently no timeframe for the construction of the road with the exception of the VicRoads website
stating that the project is at an early stage and construction on the project is unlikely to commence before
2020 (interestingly they had the same message in 2009). Regardless, the development is likely to proceed
on a piecemeal basis perhaps commencing in the south west near Geelong with the majority of construction
more likely in the late 2020s or early 2030s.
Other estimates from market participants now state a more reasonable completion date of circa 10 years
and for the Beveridge Intermodal Freight Terminal (see below) following that.

2.3.7. Summary
In relation to the Casey Fields South PSP, although there appears to be plans to remove the level crossing
within the Cranbourne town centre, there is little in the way of planned infrastructure planning that benefits
any further large-scale industrial precinct located within the PSP boundaries.
To illustrate this point we map the above infrastructure projects and their relative position within the
Melbourne metropolitan area overleaf;
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2.4.

OVERVIEW OF USER CATEGORIES

In the following case studies outlined in Section 5 of this report, we have divided the industrial occupancy
market into three broad categories being small scale uses, medium scale and large scale. We present a
table of criteria and characteristics for each category overleaf;
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3.

CASEY FIELDS SOUTH PSP

3.1.

LOCATION

The subject sites which form the Casey Fields South Precinct Structure Plan (CFS PSP), are located
primarily within the suburb of Clyde, with a small western portion within Cranbourne East, positioned
approximately 46 radial kilometres south east of the Melbourne Central Business District. More specifically,
the site is bound by the South Gippsland Highway to the south-east, Clyde-Fiveways Road to the east and
Ballarto Road to the north.
The Victorian Planning Authority notes that the Precinct Structure Plan will cover an area of approximately
234 hectares, with a mostly regular shape. Generally, the land appears quite level in contour, with a slight
west to east and north to south slope. From aerial photography, there are eight retarding basins across the
site area for flood protection, totalling approximately 5.94 hectares of constrained land.
The Precinct Structure Plan sits approximately 2.9 radial kilometres south east of the nearby town centre of
Cranbourne, which comprises of a Coles, Woolworths and Aldi Supermarket, small retail and commercial
strip with surrounding low-density single dwelling residential establishments.

The area is poorly serviced by surrounding public transportation infrastructure. The closest form of public
transportation is the Bus Station, positioned on the South Gippsland Highway, servicing the 795 Bus Route
which runs between Warneet and Cranbourne. The closest train station is located within Cranbourne,
approximately 4 radial kilometres from the subject area. The Cranbourne station is the end of the line for the
Cranbourne train line and provides access to Melbourne’s South Eastern suburbs and the CBD.
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Major road infrastructure servicing the sites include the South Gippsland Highway, however other
surrounding major arterial roads including the Mornington Freeway and the Princes Freeway, are located
approximately 12 and 15 kilometres respectively from the subject.
Whilst there appears to be little immediate infrastructure linkage development within close proximity of the
site underway, the level crossing at Camms Road in Cranbourne is a priority site for a level crossing
removal, with early investigations underway. There is some evidence of extending and improving the existing
Cranbourne Line. Vic Roads has a plan to extend the service with a new station in Clyde, and several
election promises from both major state government parties are being made, however currently there is no
formal evidence of such works going ahead.
Surrounding uses comprise of a mixture of rural farming zoned properties, including a nursery, egg farm, and
a quarry, and recently developed low density residential dwellings. Furthermore, the Royal Botanic Gardens
Cranbourne are located approximately 2 radial kilometres west of the sites.

3.2.

ZONING

The site is predominantly zoned as Urban Growth Zone (UGZ), and Urban Growth Zone – Schedule 2
(UGZ2) under the Casey City Council Planning Scheme. Furthermore, there is a section of Urban Floodway
Zone running through the south and west of the site. We estimate that approximately 15.1 of the total 234
hectares are zoned Urban Floodway Zoning and would be considered constrained land.

3.3.

IMMEDIATE COMPETITION

In terms of zoned industrial land, the closest competition are the estates to the north west of the Cranbourne
Central Business District. This area, lining the Western Port Highway and Thompsons Road comprises of
circa 255 hectares of land however we understand that a section is likely to be rezoned which leases 130.8
hectares of zoned Industrial land ready for development.
Over the coming years, it is likely this land will be considered to be superior to any industrial supply in the
Casey Fields South PSP area due to its location closer to existing industrial uses and being located on the
city side of the Cranbourne town centre.

3.4.

CONCLUSION

The major road infrastructure servicing the site is the South Gippsland highway. Large scale logistic
industrial users are traditionally access their sites through such large arterial roads, currently however this
road runs through the Cranbourne Central Business District. Unless further road infrastructure is planned
(see Section 2.3), proposed large scale industrial users of the site would be required to navigate through
local roads, or through the Cranbourne CBD, which runs through a level crossing removal, approximately
eight sets of pedestrian and vehicle traffic lights, local retail users and surrounding residential and rural
properties.
In conclusion, given the topography and ongoing population growth, lack of transport infrastructure
and access, it appears the site would be less suitable for large scale industrial infrastructure and
users, and would appear more suitable as a local industrial area for the surrounding Cranbourne
CBD and for local industrial employment for the future population growth.
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Casey Fields PSP is more likely to be considered a ‘local’ industrial precinct supporting employment in the
local area with industrial improvements predominantly sitting in the sub 5,000 square metre market segment.
This is more in line with locations in the south east such as the township of Hastings, Carrum Downs and
Mornington (as discussed in more detail in Section 5 and 6 of this report) and accordingly consumption is
expected to be more in line with these precincts and not areas considered to be State Significant Industrial
Precincts.
A map showing the location of the Casey Fields South PSP in relation to major transport infrastructure, and
other industrial precincts (including the South, Pakenham and Hastings SSIPs) is shown below;

URBIS
P0010474-001

PROPERTY COUNC L REPORT OF UDP INDUSTRIAL SUPPLY

15

5.

LAND SUPPLY CASE STUDIES

5.1.

METHODOLOGY

Urbis has conducted six case studies of existing industrial precincts to establish industrial land take up rates
for areas that may be comparable to any future industrial land located within the Casey Fields South PSP. In
selecting the case studies to run we examined areas with a similar amount of supply as well as
characteristics being a local (rather than current State Significant) precinct as well as similar infrastructure
connections.
In conducting our case studies, we have utilised the following process;
•

Aerial imagery and zoning maps were used to establish the following areas in each study area;
−

The total amount of zoned land in the case study area;

−

The amount of supply of zoned land available at circa five-year intervals; and

−

The supply of zoned land available as at the latest available imagery.

•

From the aerial data we were able to establish total supply and land take up. In converting englobo style
supply to end product (retail) allotments we utilised a factor of 15%. That is a 10 hectares englobo parcel
would be expected to produce 85,000 square metres of allotments that can be developed for end users.

•

Due to the limited transport infrastructure available to the Casey Fields PSP we have focused on
buildings within the sub 5,000 square metre market.

•

From the date we have been able to calculate a rate per hectare per annum of take up and a total life
expectancy of each estate.

•

Census data on population growth in the case study precincts and associated catchment areas has been
utilised to produce a hectare per population growth per annum statistics.

We turn to the result of each case study in turn.

5.2.

CARRUM DOWNS

The Carrum Downs industrial precinct is located north of the suburb of Frankston, being circa 35 kilometres
south east of the Melbourne central business district. It benefits from being located at the intersection of the
Mornington Peninsula Freeway (opened 2013) and Frankton Freeway and enjoys a large catchment area
including Frankston, Seaford and semi-rural areas to the south and east.
The industrial precinct amounts to circa 309 hectares of developable Industrial zoned land. The precinct
commenced construction during the 1980s with the areas to the west being first developed with the precinct
expected to be effectively build out over the coming two to four years. The northern areas are the last to be
developed and the precinct may be extended further north with the local Council understood to be
considering rezoning a portion of the Green Wedge Zoned land immediately north of the precinct to allow
further development.
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A map showing our assessed catchment area for this precinct is shown overleaf:

Although well serviced by Freeways/transport infrastructure this precinct is not included in the UDPs
definition of a State Significant Industrial Precinct and in our view, it has superior, characteristics as the
future Casey Fields South industrial precinct in terms of size, infrastructure and access.
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Due to its location on a major Freeway and the designation as a SSIP with expectations that it will replace
the Dandenong/Keysborough precinct as the major source of industrial supply in the south east over coming
decades, this location is considered to be superior to the Casey Fields South PSP.
A map showing our assessed catchment area for this precinct is shown overleaf:
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In terms of the uses that are dominant with the industrial precinct, it is apparent that this location is a local
town precinct with no buildings greater than 10,000 square metres in area with four premises of 5,000 to
10,000 square metres. The vast majority of premises, circa 300 are of a smaller scale (less than 5,000
square metres of building area).

5.7.

WERRIBEE

The Werribee industrial precinct is located south of the suburb of Werribee, being circa 28 kilometres south
west of the Melbourne central business district. It is adjacent to but without direct access to major transport
infrastructure with access to the Princes Freeway via circa 2.5 kilometres of local road. The catchment area
consists of the local suburb of Werribee.
The industrial precinct, as currently zoned amounts to circa 188 hectares of developable Industrial zoned
land located just north of the Freeway in a single pocket.

This precinct is not classed as State Significant Industrial precinct and in our view, it is likely to be superior to
the development of the Casey Fields South PSP in terms of size, infrastructure and access.
A map showing our assessed catchment area for this precinct is shown overleaf:
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In terms of the uses that are dominant with the industrial precinct, it is apparent that this location is a local
town precinct with no buildings greater than 5,000 square metres in area. The vast majority of premises,
circa 100 are of a smaller scale (less than 5,000 square metres of building area).

28 LAND SUPPLY CASE STUD ES

URBIS
P0010474-001

Factors

Precinct
Casey Fields Carrum Downs Pakenham

Proximity to Major
Road Infrastructure

Limited Competition/
Mature Area

State Significant
Industrial Precinct

Local Housing Bypassed

Proximity to
Melbourne Port, CBD
Consumption per
Annum (Ha)
Consumption per
Population Growth
Size of Precinct (ha)
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7.

CONCLUSIONS

7.1.

PRIMARY FACTORS IN ADOPTED RATES

As described throughout this report the primary drivers of take up of industrial zoned land are as follows;
•

Transport infrastructure. The level of infrastructure determines if a precinct is likely to be a major/State
Significant precinct or a local precinct.

•

The level of supply and competition within surrounding precincts. Melton is an example of where land is
available however due to the proximity to established and major precincts (e.g. Truganina and Derrimut)
take-up of land in the local precinct is low.

In terms of these criteria we assess the subject property as having;
•

A poor level of infrastructure to support a major industrial precinct. In this category the Casey Fields
South PSP area is most comparable to Hastings or Mornington where access will be via a major road,
but not Freeway access associated with major areas such as Pakenham or Dandenong. As such, it
appears destined to be a ‘local’ industrial precinct rather than a major one. It will attract small scale uses,
with buildings of less than 5,000 square metres. The likely lack of significant large-scale logistics, who
can absorb multiple hectares of land in one construction project, limits the speed of consumption.

•

An abundant supply of competition from precincts located with superior established industrial bases and
superior infrastructure to support growth and supply blue collar employment opportunities. As at the
current day there is circa 400 hectares of supply available at Pakenham and Officer with a further 1,600
hectares of supply in Precinct Structure Plans expected to be completed in coming years. Officer
Employment PSP is less than 7 kilometres from the subject PSP with road connection likely to improve
as residential development takes place. As shown by analysis of take up in Carrum Downs, the
existence of significant supply in major industrial precincts within close proximity to ‘capture’ population
growth in the area and lead to blue collar workers bypassing the local employment catchment. There is
also circa 600 hectares of industrial land vacant within the Hastings SSIP which is likely to become
accessible in coming decades as residential city fringe development spreads south. Given this
competition and limited infrastructure for the CFS PSP it is considered likely that uptake of industrial land
will be slowed.

In comparison to the case studies, we would expect the developing subject precinct to achieve consumption
rates per annum above those established local precincts such as Hastings, Mornington or Werribee.
Although these precincts are the most comparable to the subject precinct, they are more mature with lower
population growth and as such a rate above these precincts should apply. However, due to the lack of major
transport infrastructure adjacent to the precinct, rates well below that achieved by Carrum Downs or
Pakenham are to be expected. A rate per annum of between three to four hectares has been adopted.
On a rate per population growth basis, the above factors lead us to adopt a rate in line with the Hastings and
Mornington precincts which show 24.6 and 18.1 respectively. Our analysis is based upon a range showing
circa 15 to circa 25 square metres per population growth, while focusing towards the midpoint of this range,
being 20 square metres per population growth.

7.2.

METRICS APPLICABLE CASEY FIELDS SOUTH PRECINCT STRUCTURE
PLAN

The total Casey Fields South Precinct Structure Plan (PSP) are is estimated to be 234 hectares of englobo
land, which at our standard ratio of 85% equates to circa 199 hectares of developed allotments to be
absorbed by the market.
In terms of population growth within the Casey Fields PSP and associated catchment area, we again
population growth data utilised by the Casey Council and produced by .id. Our assessment of the catchment
area is as overleaf;
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The PSP currently contains 234 hectares of land. Therefore, our conclusion is that the CFS PSP could be
split into two portions. Our analysis suggests that circa 60 hectares of land would provide an appropriate
level of supply for industrial land, with the balance of circa 175 hectares able to be utilised for a Higher and
Better Use. The choice of that use is beyond the scope of this study; however, it may be a combination of
commercial, medical and residential uses.
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DISCLAIMER
This report is dated May 2019 and incorporates information and events up to that date only and excludes any
information arising, or event occurring, after that date which may affect the validity of Urbis Valuations Pty Ltd’s
(Urbis) opinion in this report. Urbis prepared this report on the instructions, and for the benefit only, of Galileo
Five Ways Nominee Pty Limited (Instructing Party) for the purpose of Internal Decision-Making Purposes
(Purpose) and not for any other purpose or use. To the extent permitted by applicable law, Urbis expressly
disclaims all liability, whether direct or indirect, to the Instructing Party which relies or purports to rely on this
report for any purpose other than the Purpose, and to any other person which relies or purports to rely on this
report for any purpose whatsoever (including the Purpose).
In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future
events, the likelihood and effects of which are not capable of precise assessment.
All surveys, forecasts, projections and recommendations contained in or associated with this report are made
in good faith and on the basis of information supplied to Urbis at the date of this report, and upon which Urbis
relied. Achievement of the projections and budgets set out in this report will depend, among other things, on
the actions of others over which Urbis has no control.
Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its
officers and personnel) is not liable for any errors or omissions, including in information provided by the
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not
made by Urbis recklessly or in bad faith.
This report has been prepared with due care and diligence by Urbis and the statements and opinions given by
Urbis in this report are given in good faith and in the reasonable belief that they are correct and not misleading,
subject to the limitations above.
Liability limited by a scheme approved under Professional Standards Legislation.
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