
 
 
15 November 2019 
 
 
 
 
 
Paul Cassidy 
Director – Outer Melbourne 
Victorian Planning Authority 
By online lodgement 
Also by email:  paul.cassidy@vpa.vic.gov.au  
 
 
 
 
Dear Mr Cassidy, 
 
AMENDMENT C241 TO THE WHITTLESEA PLANNING SCHEME 
PROPOSED SHENSTONE PARK PSP 
 
Donnybrook JV Pty Ltd (DBJV) owns the land at 960 and 1030 Donnybrook Road, 
Donnybrook (“the DBJV Land”).  
 
This letter is DBJV’s submission in relation to Amendment C241 which proposes to 
incorporate the Shenstone Park Precinct Structure Plan (September 2019) (“the PSP”) 
into the Whittlesea Planning Scheme.   
 
Whilst DBJV welcomes the progression of Amendment C241 to the Whittlesea 
Planning Scheme, it raises the following issues for consideration by the Planning 
Authority and Panel which it considers should be resolved before the Amendment is 
adopted.  
 
1 Extent of Quarry Operations 
 
The PSP Future Urban Structure Plan sets aside 11.25 hectares of quarry land within 
the title of 960 Donnybrook Road.   

 
There is no strategic justification within the Shenstone Park PSP or background reports 
in relation to the designation of this land as quarry.  
 
The GHD Quarry Impact Addendum (2019) assumes the quarry expansion area forms 
part of the quarry. It is noted in the Addendum that: 

 



Specific information regarding the possible expansions and existing 
operations of Woody Hill Quarry were not available nor provided by 
stakeholders at the time this report was prepared.  

 
The PSP should reflect the current approved Work Authority area for the quarry.  
 
DBJV does not support the designation of any of its land at 960 Donnybrook Road for 
future quarry operations.  The 960 Donnybrook title does not possess any work 
authority, and there is no intention for it to ever be quarried.  In fact, the land is subject 
to a contract of sale to a residential developer.  The contract was entered into based 
on the December 2017 draft of the Shenstone Park PSP which provided for 
approximately 100 hectares of net developable residential land at 960 Donnybrook 
Road.  

 
2 Buffers 
 
The PSP proposes buffers for the following operations:  
 

 Current and proposed future operations of the Woody Hill Quarry;  
 Proposed operations at the Phillips Quarry; and 
 Proposed Yarra Valley Water Recycled Water Plant. 

 
The buffers proposed in the PSP are based on assumptions that are untested. In 
addition, the buffers do not comply with the EPA’s Separation Distance guidelines.  
 
DBJV are currently working with the Barro Group who own the subject to determine 
accurate buffers. 

 
In terms of the proposed buffer associated with the water treatment plant, the VPA is 
requested to provide full details of the water treatment plant including evidence 
confirming that Yarra Valley Water has an interest over the land where the plant is 
proposed, and the necessary authorisations to enable it to be developed in this specific 
location.  Ordinarily, water authorities locate these type of facilities in locations where 
they are in full control of their own buffer.  
 
3 Woody Hill Quarry Buffer 
 
The GHD Addendum notes that the assessment of the Woody Hill Quarry buffer is 
“based on the [Exhibited] Future Urban Structure Plan working backwards from the 
extent of the industrial/business land”.  
 
This method of calculating the buffer is not in accordance with relevant guidelines.  
 
 
 
 



4 Phillips Quarry & Agreement between Land Owners  
 
Phillips Quarry abuts the PSP area to the south. Phillips Quarry is a basalt quarry that 
is not currently operating and does not have an active Work Authority.  
 
There is currently no road access to the quarry. 
 
Barro Group Pty Ltd, DBJV, and 960 Blueways Pty Ltd (the purchaser of 960 
Donnybrook Road) have entered into a term sheet which provides for DBJV to transfer 
a road access area to be provided within the 960 Donnybrook Road title to Barro Group 
Pty Ltd. If all the conditions of the agreement are satisfied, Barro Group has agreed 
with DBJV to surrender Work Authority 6437 enabling DBJV to realise further 
residential net developable area within the title of 960 Donnybrook Road.    
 
Figure 1 to this letter sets out a plan detailing the Road Access Area location and the 
area of land within 960 Donnybrook Road currently affected by WA 6437 which will 
become available for residential development if WA6437 is surrendered. DBJV 
otherwise supports WA6437 and agrees that residential development should not be 
permitted within 500 metres of WA6437 unless and until it is surrendered in 
accordance with the term sheet. 
 
In order to comply with the conditions of the term sheet, the realignment of the road 
access area land from the 960 Donnybrook Road title to the 870 Donnybrook Road is 
currently the subject of a subdivision application with the City of Whittlesea which has 
been referred to relevant authorities for comment. In addition, an application for 
development and use of the access road including construction of an earthen bund, 
conveyors, and haulage road within the road access will shortly be submitted to the 
City of Whittlesea.  
 
The Planning Authority is requested to amend the exhibited PSP to reflect the 
agreement that has been reached between the Barro Group, DBJV and 960 Blueways 
to reflect the road access area.  
 
In order to facilitate the road access area, it is also necessary for the wetlands currently 
depicted for siting within the south west corner of the Donnybrook Road title in the 
exhibition PSP to be re-sited further north so it is not within the road access area land. 
Incitus has prepared a stormwater management strategy for the Site which confirms 
that the re-siting of the wetlands will not adversely affect the achievement of Melbourne 
Waters’s best practice in relation to management the quantity and quality of 
stormwater.   
 
In addition, a minor amendment is required to the boundary of Conservation Area 28. 
Biosis has prepared and lodged an application with DELWP for approval of this change 
to the Conservation Area 28.  It is understood that DELWP has no objection to the 
proposed realignment on the basis that the additional land to be added to the 
Conservation Area as a result of the realignment possesses higher conservation 
values than the land to be removed from the Conservation Area.   
 



5 Strategic justification for employment land 
 
The exhibited PSP proposes to set aside a significant portion of land for Industrial Use. 
The proposed Industrial Land is located within the proposed Woody Hill Quarry buffers 
including the area marked as “potential quarry expansion”.  

 
The exhibited amendment material and supporting background reports do not provide 
any strategic justification for the industrial land use designation, other than to provide 
a buffer to the Woody Hill Quarry and the proposed quarry expansion area.  

 
DBJV has engaged Urbis to undertake an economic assessment of the exhibited PSP. 
Urbis has advised that: 
 

 There is already sufficient Industrial Land supply to meet 40+ years demand. 
 

 The background report informing the designation of employment land within 
the exhibited PSP does not set out any strategic justification for the amount of 
land that should be set aside.  
 

 There is already a significant supply of Industrial land at more superior 
locations in the surrounding area. 
 

 The proposed Industrial land would face significant competition from other 
planned industrial areas in the region which are characterised by superior 
locational attributes.  

 
6 Community Infrastructure Planning 
 
The exhibited PSP proposes the same amount of community infrastructure as the draft 
December 2017 PSP yet the exhibited PSP proposes a significant reduction in the net 
residential area compared with the draft December 2017 PSP.   
 
The proposed community infrastructure should therefore be adjusted accordingly to 
reflect the smaller residential population it is proposed to accommodate.   
 
7 Intersection IN03 
 
Amendment GC102 concerns the Donnybrook Woodstock ICP that has recently been 
the subject of a Panel hearing.  DBJV made submissions to the Panel at the hearing 
in relation to the design of the IN03 intersection.  The fourth leg of Intersection Project 
IN03 is to be delivered as part of the development of 960 and 1030 Donnybrook Road 
under the Shenstone Park PSP.   
 



The current provisions of the exhibited PSP are ambiguous in relation to the extent of 
IN03 intersection works that are to be delivered and funded by the Shenstone Park 
ICP. 
 
In the event that Amendment GC102 is approved adopting the whole of government 
compact intersection design for IN03 rather than the intersection with 3.5 metre lane 
widths as advocated by DBJV at the GC102 Panel hearing, the final Shenstone Park 
PSP should clearly set out the extent of works required for delivery of that part of IN03 
triggered by development within the Shenstone Park PSP so that sufficient funding is 
available via the ICP for its delivery. 
 
In addition, it is noted that DBJV and Mirvac are currently discussing delivery of an 
alternative IN03 design to the compact design proposed by the whole of government 
as part of Amendment GC102. This alternative design provides for 3.5 metre wide lane  
 
widths and utilises land to the south of Donnybrook Road within the 960 and 1030 
Donnybrook Road titles.   In the event that agreement is reached to deliver this 
alternative intersection which will be a better outcome in terms of community safety,  
the funding shortfall should be funded by the Shenstone Park ICP. 
 
 
For the reasons outlined above, DBJV does not currently support Amendment C241 
to the Whittlesea Planning Scheme in its exhibited form. DBJV requests the 
opportunity to be heard at the Panel Hearing for the amendment.   
 
 
Yours faithfully, 
 

 
 
Mark Avery 
DIRECTOR 
DONNYBROOK JV PTY LTD  
 
Appendix 1 Figure 1 
Appendix 2 Urbis : Shenstone Park PSP Economic Assessment 
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11 November 2019 

Mr Ingrid Davoli 
Senior Development Manager 
Donnybrook JV Pty Ltd 
80 Dorcas Street 
SOUTH MELBOURNE, VIC 3205 

Dear Ingrid, 

SHENSTONE PARK PRECINCT STRUCTURE PLAN ECONOMIC ASSESSMENT - 
SUMMARY OF KEY FINDINGS 

This letter presents a high-level assessment of the market need, demand and suitability of the 
designated industrial land within the proposed Shenstone Park Precinct Structure Plan (PSP) area in 
Melbourne’s northern growth area suburb of Donnybrook, based on preliminary investigations to date.  
Specifically, this document provides a preliminary assessment of the following: 

 A brief history of industrial land designation in the PSP area 

 Preliminary review of the Ethos Urban economic report in support of the PSP 

 Historical demand for, and supply capacity of, industrial land in the Northern Region 

 Location attributes of designated industrial land in the PSP. 

Key findings are summarised below: 

 There has been no strategic justification of the need for the amount and nature of 
industrial/employment land in Shenstone Park other than creating a buffer to separate the 
existing quarry operations from other current or proposed sensitive uses. 

 The Northern Region is recognised as having more than sufficient future supply of 
industrial land to meet demand for at least the next 40 years.  Setting aside the subject land 
for industrial purposes appears unnecessary and will not necessarily lead to the creation of more 
employment opportunities. 

 There would be virtually no impact on the extensive regional supply, even if the entire 
Shenstone Park employment area was not delivered.  The employment land set aside is only 
the equivalent of two years of supply. 

 Shenstone Park presents as a secondary location for industrial use with limited demand.  
The Shenstone Park precinct will not be a preferred location for industrial use relative to much 
larger competitive locations nearby.  Access to the highway via Donnybrook Road with high levels 
of future residential traffic 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 
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a sufficient critical mass of industrial activity to act as an attractor for potential occupiers or 
accommodate multiple large-lot users.   

 A local light industrial precinct in this location is appropriate but will not support 100+ 
hectares in the foreseeable future.  In our experience, local level industrial precincts typically 
only require 20-40 hectares. 

 Vacant land does not support jobs.  If a large employment precinct of over 100 hectares is set 
aside, demand will not match supply, and large areas of the PSP will sit vacant.   

 Residential/non-industrial uses should be considered.  If more land is allocated to residential 
uses in appropriate locations in the PSP, from an employment perspective, more tangible benefits 
could be generated through construction related jobs in the short to medium term and supporting 
other town centre and population servicing employment ongoing. 

 

HOW LAND WAS DESIGNATED FOR INDUSTRIAL USES IN SHENSTONE PARK 
The proposed industrial land in the Shenstone Park PSP area generally surrounds the existing Woody 
Hill Quarry site, immediately adjacent to the large future residential areas in the 
Donnybrook/Woodstock PSPs north of Donnybrook Road and within the subject PSP, isolated from 
either current or future major industrial precincts in Melbourne’s Northern Region.  Below I present a 
brief review of key documents that led to the designation of industrial land within the PSP. 

 North Growth Corridor Plan (2012) – the overriding document in which the subject area was first 
identified as part of an ‘investigation area’.  As detailed on page 71 of the Plan, approximately 100 
ha gross of land south of Donnybrook Road was identified as having potential for future industrial 
use.  However, this appears to have been a response to creating separation from more sensitive 
land uses and the Woody Hill Quarry.  Other than that, there is no strategic justification provided 
as to why there is a need for industrial land in this location. 

 Northern Quarries Investigation Area (NQIA) Addendum – this addendum to the Growth 
Corridor Plan identified the 187 ha parcel for employment around the Quarry, although as this is a 
gross area, the addendum suggested about 80% of this could be considered the net developable 
area (equivalent to about 150 ha).  We note most of the proposed employment areas within the 
NQIA were indicated to be around the larger quarry sites further south, where access to future 
infrastructure (including an upgraded Summer Hill Road) would be more convenient.  The 
Addendum also appears to have only provided a cursory review of this issue, much less than the 
Growth Corridor Plan had indicated should be undertaken. 

 Draft Shenstone Park PSP (2017) – the first version of the draft PSP prepared by the Victorian 
Planning Authority (VPA) which designated approximately 154 ha of Employment land (including 
light industrial, bulky goods, utilities and areas with construction restrictions around the quarry 
site).  Note that this is a net developable area, so it has had open space and main roads removed 
to arrive at that number. 

 Draft Shenstone Park PSP (2019) – the recent update to the 2017 draft PSP identified some 131 
ha of Employment land, with over 23 ha of designated ‘Business’ or Commercial Zone 2 (C2Z) 
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land and close to 108 ha of proposed ‘Industrial’ land, including 94 ha of future supply and around 
34 ha of identified land in the longer term post the completion of quarry operations. 

 Draft Melbourne Industrial and Commercial Land Use Plan (2019) – the most recent audit on 
the supply and demand conditions of employment land across metropolitan Melbourne prepared 
by the Department of Environment, Land, Water and Planning (DELWP).  The draft plan 
mentioned the Shenstone Park PSP area as having some 94 ha of industrial land.  While 
employment land within the PSP has now been designated as ‘Regionally Significant Industrial 
Land – Future’ as shown on the Northern Region Future Direction Map – Industrial Land (Map 8), 
there is still no strategic justification for the area being used for industrial purposes in future other 
than providing ‘…an important buffer to existing and proposed quarry operations, a proposed 
sewerage treatment plant to the south, and nearby residential land uses’ (pg. 56 of the draft 
DELWP Plan).   

REVIEW OF THE ETHOS URBAN REPORT 
The Shenstone Park Precinct Structure Plan Retail and Employment Needs Economic Assessment 
(2019) prepared by Ethos Urban provides a review of the employment land supportability proposed in 
the 2019 draft PSP to guide future land use planning.  Of particular relevance, Chapter 4 of the report 
presents an assessment of the opportunity for land designated as ‘Business’ and ‘Industrial’ uses.  
Key conclusions from the assessment include: 

 The area enjoys a number of advantages in support of future employment uses, including 

 Proximity to Donnybrook Station  

 Proximity to a planned commercial area west of the Sydney-Melbourne railway line in the 
English Street PSP 

 Exposure and access to Donnybrook Road 

 Proximity to a large number of future businesses planned for industrial/commercial areas in 
the broader region  

 Access to a sizeable future population in the neighbouring PSPs 

 Supportable uses on land identified as ‘Business’ (Commercial 2 Zone) include 

 Bulky goods/restricted retail/showrooms, given potential demand from future residents in the 
region 

 Regional/Corporate Office, potentially, while recognising the numerous opportunities for such 
uses elsewhere across the region such as MAB Merrifield Business Park and the English 
Street PSP 

 High-exposure Reliant Uses, such as Service Station, Fast Food, Fitness Centre, Medical 
Centre, etc. 

 Small Format Supermarket (<=1,800 sq.m) as an allowable use for C2Z land. 
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 Industrial land can accommodate certain uses that ‘do not require treatment with residential 
interfaces in the western portion of the land’ but faces competition from other planned 
industrial areas in the region. 

 There is ‘a significant supply of industrial land planned for the wider region, and therefore the 
development of industrial uses may be long-term proposition’. 

 Planning for the employment land in the PSP should have regard for the changing nature of ‘light 
industrial’ land within a broader residential area that increasingly accommodates non-industrial 
uses (e.g. recreation, entertainment, food catering, etc.) to cater to the local population base. 

Our initial comments on the above key conclusions is summarised as follows: 

 While some of the analysis in relation to the attributes of the designated employment land is valid, 
including proximity to local transport infrastructure and a sizeable local population base, I disagree 
with the statement that direct access to Donnybrook Road provides an advantage for the 
employment land in the PSP, at least to the extent to which it supports a ‘Regionally Significant’ 
industrial area.  In fact, conflict and competition between residential and industrial vehicles present 
a major challenge for any industrial precinct immediately adjacent to a large residential area. 

 The assessment of suitability of the designated ‘Business’ or C2Z land appears largely valid.  
There would likely be some demand for land designated as C2Z from the range of uses that the 
Ethos Urban report has identified.  However, the report only recognises 15 ha of land that might 
be supported from these uses, including 6-7 ha for bulky goods.  Whether or not the entire 23.5 ha 
of business land proposed in the 2019 draft PSP could be supported remains questionable. 

 The question marks raised about the industrial land supportability are generally valid, in particular 
in recognising the ‘significant supply’ of industrial land at much more superior locations (such as 
the various large scale business parks/industrial precincts within the Northern State Significant 
Industrial Precinct), hence the competition that future industrial land in the PSP would have to 
face.  The statement on the changing nature of industrial land in accommodating non-industrial 
uses also indicates the potential lack of demand from industrial tenants requiring large lots 
(specifically, manufacturing and logistics/warehouse tenants) at the subject location. 

 In addition, the Ethos Urban report assessment of industrial land demand is qualitative in nature 
only.  It does not provide any quantification of how much industrial land might be supported, nor 
does it endorse the provision of more than 100 gross ha of such land as the draft PSP has 
proposed.  As shown in the subsequent section, the region has more than sufficient industrial land 
to meet future demand.  Preserving more land in a future PSP that lacks any strategic justification 
for industrial purposes should be challenged. 

Overall, based on our preliminary review of the Ethos Urban report, I believe it responds to the 
employment land designation in the PSP rather than determining the amount of land that should be 
set aside and where.  While some potential uses are identified, they are mostly local in nature and 
responding to demand created by a growing residential population rather than serving a broader or 
regional role that an employment area of this scale might be expected to.  There is no justification 
provided for the amount of land set aside, nor of the suitability of the land to accommodate larger 
industrial users.  In fact, the discussion around the competition the land will face highlights this is a 
response to the quarry operation and not driven by need or demand considerations. 
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DEMAND & SUPPLY CONDITIONS OF INDUSTRIAL LAND IN THE NORTHERN REGION 
To provide an indication of the extent to which the current and future supply of industrial land across 
the Northern Region could meet demand, I have analysed the latest Urban Development Program 
(UDP) Industrial data published by the DELWP.  Map 1 overleaf shows the context of industrial land 
supply and demand in the Northern Region, and the relative position of the PSP.  Key findings are as 
follows whilst more detailed analysis is included in the Appendix. 

 There is no shortage of industrial land supply in the Region.  The latest 2018 UDP Industrial 
data suggests there is some 3,130 ha of land available for future industrial uses, including zoned 
industrial land, applied industrial land zoned as Urban Growth Zone (UGZ) and proposed but 
unzoned future supply (see Table 2 in the Appendix). 

 Future supply is sufficient to meet demand for the next 40-50 years.  Based on the 10-year 
average consumption level estimated for the Region between 2008 and 2018 (i.e. around 61 ha 
per annum) and assuming a generous absorption rate at above such level (i.e. 65-80 ha per 
annum), total supply of industrial land would be able to meet future demand for at least the next 40 
years, with or without the proposed Shenstone Park PSP employment area (Tables 3 & 4 in 
the Appendix).   

 In fact, this appears a highly conservative estimate relative to research on the extent of future 
industrial land supply presented in the most recent draft Melbourne Industrial and Commercial 
Land Use Plan prepared by DELWP, where ‘…the region as a whole has approximately 35 years 
supply of zoned industrial land.  Unzoned areas identified for future industrial purposes could 
provide another 38 years of supply’ (pg. 58).  This indicates there is potentially more than 70 years 
of industrial land supply in the Region, subject to future planning.  Even in an assumed more 
extreme scenario (i.e. higher consumption rate and the removal of the proposed Beveridge 
Interstate Freight Terminal, shown as ‘Northern Freight’ on Map 1, from future supply), the report 
estimates the Region still has up to 40 year of industrial land supply (pg. 58-59), consistent with 
our analysis. 

 Future demand is unlikely to be sustained at current level.  Our assumed future consumption 
at 65-80 ha per annum is likely to overstate the actual demand for industrial land in the Region.  
As the Victorian economy continues to de-industrialise and transition towards higher-value 
services, demand for blue collar workers and hence industrial employment land could reduce.  
Some industrial users are also looking at ways to reduce their land requirement. This suggests 
that existing and future industrial land could meet demand for a much longer period well beyond 
the estimate presented here. 

In short, the Region has a large supply of industrial land relative to demand.  Setting aside the subject 
land for industrial purposes appears unnecessary, due to the location not meeting the requirements for 
a major industrial precinct, as presented shortly through the remainder of this letter.  The Shenstone 
Park area will not be a preferred industrial land location. 
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Industrial Land Provision & Relative Position of Shenstone Park PSP in the Region, 2018 Map 1 

Source: Urban Development Program, 2018; Urbis 
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IS SHENSTONE PARK SUITABLE FOR INDUSTRIAL PURPOSES? 
Having established the lack of strategic justification for industrial development in the PSP and the 
adequacy of future land supply, Table 1 below presents a high-level assessment of the 
appropriateness of the designated land in Shenstone Park for large-scale industrial use (as distinct 
from local industrial/employment precincts), on a scale of 1-5 (i.e. 5 being the highest) against a series 
of key success factors for industrial development.  These factors are based on our experience in the 
industrial/employment sector and are considered the key requirements for any large-scale industrial 
precinct to succeed. 

Key Success Factors for Industrial Development 
Shenstone Park PSP Table 1 
Success Factor Details Assessment Subject Site 

Rating 
Proximity to clients  Ease of accessing 

client markets 

 Ease in which client 
can access/visit the 
business 

 No direct highway or freeway 
access compared to all other 
existing and future major 
industrial precincts in the north  

 Users will have to reach the 
precinct via Donnybrook Road, 
shared with a large resident 
population 

3 

Proximity to suppliers or 
support businesses 

 Ease of accessing raw 
materials or input 

 Access to support 
businesses 

 Adjacency to other 
sites or operations of 
the business 

 It is not particularly convenient 
for future users to access 
suppliers elsewhere without 
direct highway linkage as it is 
separated from other  

3 

Proximity to 
home/workforce or public 
transport 

 Ease of staff getting 
to/from work (major 
roads, public transport) 

 Potential to lose staff if 
move too far away 

 Despite access to the 
Donnybrook Train Station 
(900m), the majority of future 
workers would still be expected 
to drive, given the suburban 
nature of the location and only 
a limited part of the 
employment land is within 
walking distance of the station 

3 

Proximity to transport 
networks/links & terminals 

 Access to main 
roads/routes 

 Ability to avoid 
stop/start traffic (e.g. 
traffic lights) 

 Again, no direct access to the 
Hume Freeway 

 Future Industrial users will 
have to share local roads with 
residential traffic, a situation 

3 
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Success Factor Details Assessment Subject Site 
Rating 

 Ease of getting in and 
out of estates 

 Access to rail or port 
terminals 

 Ability to avoid 
residential streets 

that industrial users prefer to 
avoid 

Adequate buffers to 
residential areas or other 
sensitive uses 

 Avoid safety concerns 

 Less restrictions on 
operations 

 Immediately surrounded by 
residential areas, separated 
only by lower level local 
service roads, in particular land 
on the northern and eastern 
edge of the designated 
industrial area 

 Controls on buffers around the 
Northern Quarry may limit 
tenant demand 

1 

Separate freight/transport 
roads 

 Avoid conflict with 
residential traffic 

 Industrial traffic will mix with 
residential traffic along 
Donnybrook Road 

1 

Lot size  Needs to be adequate 
to suit operational and 
vehicle requirements 

 Trend towards 
preferring bigger lots to 
allow for growth or 
consolidate 

 The number of very large sites 
that can be provided is 
restricted given modest size 
and very narrow industrial 
zones due to the quarry buffers 

 Unable to compete with the 
many large-scale industrial 
precincts across the Region 
such as Merrifield 

 Will not attract large format 
users, reducing the need for a 
large industrial precinct 

1 

Visibility and exposure  Help advertising and 
raise profile 

 Can attract clients of 
competing businesses 
as drive past 

 Reasonable exposure along 
Donnybrook Road from some 
business tenants 

 Most of the industrial area 
would have no frontage to 
main roads  

 None of the precinct will have 
exposure to a highway or 
freeway. 

1 
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Success Factor Details Assessment Subject Site 
Rating 

Suitable site profile  Flat land 

 Drainage allowances 

 Minimal setbacks and 
other building 
restrictions 

 The land is relatively flat, 
although undulating in parts.  
This may impact on the ability 
to deliver large industrial sites 
suitable for major tenants. 

3 

Overall 2.1 

 
Note that the above ratings are based on equal weighting assigned to each criterion.  In reality, some 
criteria will player a much bigger part in determining the success of a precinct, such as separation of 
freight and residential traffic, visibility and exposure, etc., which would lead to an even lower overall 
rating for the subject PSP.  

Ultimately, the success of any industrial location relies upon the attributes of the site required to drive 
tenant demand.  As presented in Table 1 above, the PSP does not provide a desirable location to 
compete with the many major large-scale industrial precincts in the broader region.  While the PSP 
does tick a few boxes for some industrial uses catering the local residents, these uses would only 
generate limited demand for land in a dedicated industrial precinct in this location.  It would be highly 
challenging for the area to support more than 100 ha of industrial land in the current market, now or in 
future. 

CONCLUSIONS 
Based on the above, I draw the following preliminary conclusions: 

 There has been no strategic justification of the need for the amount and nature of 
industrial/employment land in Shenstone Park.  It appears to be a response to creating a 
buffer around the quarry, rather than considering there is a need to set aside the land to meet a 
gap in the future supply.  The Ethos Urban report seems to support the fact that demand for the 
land may not exist in the foreseeable future. 

 The region is recognised as having a large future supply of industrial land relative to 
demand.  There is a large existing and future supply of industrial land relative to anticipated 
demand levels across the Northern Region, with at least 40 years of supply designated according 
to the Draft Melbourne Industrial and Commercial Land Use Plan (2019) prepared by DELWP, in 
line with the requirements for industrial land set out in the Growth Corridor Plans.  Setting aside 
the subject land for industrial purposes not only appears unnecessary, due to the location not 
meeting the requirements for a major industrial precinct of ‘regional’ significance, its designation 
will not necessarily lead to more employment opportunities in the areas that residents of the north 
need. 

 No impact on extensive regional supply.  With more than sufficient provision of industrial land 
across the Northern Region to satisfy the Region’s demand for industrial development over the 
next 40 years, the exclusion of any industrial land within the PSP area would have almost no 
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impact on such provision.  The employment land set aside is only the equivalent of two years of 
supply. 

 Shenstone Park 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 nearby.  Access to the highway via a local road with high levels 
of future residential traffic 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.   

 A local light industrial precinct in this location is appropriate, but will not support 100+ 
hectares in the foreseeable future.  In our experience, local level industrial precincts typically 
only require 20-40 hectares.  While this would be an appropriate use within a buffer around the 
quarry or along parts of Donnybrook Road closer to the station, there is no need to extend the 
employment land beyond what is necessary to separate residential development from the quarry 
(if indeed industrial land is the only solution to the quarry buffer issue). 

 Vacant land does not support jobs.  If a large employment precinct of over 100 hectares is set 
aside, demand will not match supply, and large areas of the PSP will sit vacant.  If the aim of 
designating employment land is to boost employment levels close to where people live, then the 
Shenstone Park employment precinct will not fully achieve this.   

 Residential/non-industrial uses should be considered.  If more land is allocated to residential 
uses in appropriate locations in the PSP, more tangible benefits could be generated by creating 
more construction related jobs, at least in the short to medium term.  On an ongoing basis, a 
greater residential base will support other town centre and population servicing employment 
ongoing.  

Ingrid, I trust the above assessment meets your requirement at this stage. If you have any questions 
please don't hesitate to contact me on 03 8663 4937. 

Yours sincerely, 

 

 

Rhys Quick 
Director 
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Industrial Land Supply by Type 
Northern Region, as at June 2018 Table 2 

 

Industrial Land Demand 
Historical & Assumed Future Consumption, Northern Region, as at June 2018 Table 3 

 

  

Zoned Industrial Land1

Unavailable Land 3,713          
Supply 1,249          

Total Industrial Land 4,961          

Applied Zones Under Urban Growth Zone2

Unavailable Land 295             
Supply 253             

Total UGZ 548             

Additional Future Supply
Proposed Areas Future Supply 1,626          

Total Future Supply 3,127          
1. Industrial Land includes C2Z, IN1Z, IN2Z, IN3Z, ACZ 1/2, UGZ2/5/6/8/9/13/14 land
Source: UDP 2018; Urbis

Total - Northern 
Region

(gross ha)

Total - 
Northern 
Region

(gross ha)
Industrial Land1

2008 Unavailable Land 3,099

2018 Unavailable Land 3,713
Net Absorption 2008 - 2018
Total 614
Annual Average (ha/year) 61.4

Assumed Future Consumption 65-80
1. Industrial Land includes C2Z, IN1Z, IN2Z, IN3Z, ACZ 1/2, UGZ2/5/6/8/9/13/14 land
Source: UDP 2008 & 2018; Urbis
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Estimated Industrial Land Supply Capacity 
No. of Years of Available Supply, Northern Region, as at June 2018 Table 4 

 

Existing Industrial Land Provision1

Future Supply (gross ha) 3,127
Assumed Future Consumption (gross ha/yr) 65-80

Total Available Supply (yrs) 39-48

Industrial Land Provision
Future Supply (gross ha) 2,996
Assumed Future Consumption (gross ha/yr) 65-80

Total Available Supply (yrs) 37-46
1. Industrial Land includes C2Z, IN1Z, IN2Z, IN3Z, ACZ 1/2, UGZ2/5/6/8/9/13/14 land
Source: UDP 2018; Urbis

Excl. Shenstone 
Park PSP

Total - Northern 
Region
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