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01 This statement has been prepared to assess the need – from a demand and supply 
perspective – for a proposed quarry at Beveridge as per Work Authority 1473 
(“WA1473”). 

02 The statement has been prepared for Mitchell Shire Council (“Council”) and is to 
assist the Panel formed to consider, amongst other things, Amendment C158 (“Am 
C158”) to the Mitchell Planning Scheme (“Scheme”) and an associated planning 
permit application for a quarry. 

03 Am C158 relates to the Beveridge North West Precinct Structure Plan (“BNW PSP”). 

04 The BNW PSP covers an area of approximately 1,279 ha (“PSP Area”). 

05 WA1473 applies to land contained within the BNW PSP. 

 
 
 
Introduction 

1.1 Background 
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06 My instructions were provided in writing by Maddocks on 31 March 2022 as follows: 

20. You are kindly instructed to: 

20.1 review the documents in the briefing folder; 

20.2 prepare an expert witness report including commentary on 
the issues likely to arise from your experience and how any 
analysis that you undertake may be able to assist in providing an 
Advisory Committee with a better understanding of the issues in 
the context of the objectives of planning in Victoria, including: 

20.2.1 whether there is sufficient supply of product if the 
quarry permit application was not granted, and the 
quarry did not proceed. 

21. We may also engage you to and appear at the SAC hearing for 
Council in May 2022. 

07 The memorandum containing my instructions is provided at Appendix A. 

08 The tasks completed in the preparation of this statement have included reading and 
considering: 

• The exhibited Amendment documentation and relevant background documents 
to Am C158. 

• Other relevant documents and reports prepared in relation to demand for and 
supply of extractive resources in the region (including those prepared for the 
Panel considering the previous proposed BNW PSP as per Am C106). 

1.2 Instructions 

1.3 Approach 
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09 The following abbreviations are used in this statement: 

ABBREVIATION MEANING 

ABS Australian Bureau of Statistics 

Am C106 Amendment C106 to the Mitchell Planning Scheme 

Am C158 Amendment C158 to the Mitchell Planning Scheme 

BNW Beveridge North West 

C&D Construction & Demolition 

Coffey Report Wallan/Beveridge Extractive Resources Analysis 
(2017), 15 November 2017, Coffey Services Pty Ltd for 
DEDJTR 

Council Mitchell Shire Council 

DEDJTR Department of Economic Development, Jobs, 
Transport and Resources 

DELWP Department of Environment, Land, Water and 
Planning 

EY Report Demand analysis of extractive resources in Victoria, 
16 May 2016, Ernst & Young for DEDJTR 

ha hectare 

Incorporated Document Extractive Industry & Buffer Area, BEVERIDGE 
NORTH WEST, NORTHERN HIGHWAY BEVERIDGE 
3753, November 2021 

July 2020 statement Economic Expert Witness Statement, Amendment 
C106 to the Mitchell Planning Scheme, 8 July 2020, 
Justin Ganly for Mitchell Shire Council 

Malempre statement Expert Witness Statement, Amendment C106 to the 
Mitchell Planning Scheme, July 2020, John 
Malempre for Conundrum Holdings 

Prowse Report Variation to Work Plan for Work Authority 400 
Kilmore East, August 2007, C.K. Prowse & 
Associates for Galli Quarries Pty Ltd 

PSP Precinct Structure Plan 

PSP Area BNW PSP land of approximately 1,279 ha 

PwC Report Extractive Resources in Victoria: Demand and Supply 
Study: 2015 to 2050 (Final Report), May 2016, PwC 
for DEDJTR 

Scheme Mitchell Planning Scheme 

VPA Victorian Planning Authority 

WA Work Authority 

 

1.4 Abbreviations 
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The following expert witness details are provided as required in Planning Panels 
Victoria’s Guide to Expert Evidence. 

Name and address of expert 

Mr Justin Ganly 
Managing Director 
Deep End Services Pty Ltd 
Suite 304, 9-11 Claremont Street 
South Yarra   Victoria   3141 

Expert’s qualifications and experience 

• Graduate Diploma of Applied Finance & Investment, Securities Institute of 
Australia. 

• Bachelor of Engineering (Chemical) (First Class Honours), University of 
Melbourne. 

• Managing Director of Deep End Services since 2003. 
• Retail and property consultant for KPMG, Coopers & Lybrand and Coles Myer 

from 1993 to 2003. 
• A full CV is included at Appendix B. 

Expert’s area of expertise to make report 

• Need analysis and economic impact assessments in the context of planning 
hearings. 

• Detailed knowledge of waste, recycling and extractive resource industry 
operations. 

• Thorough understanding of retail and commercial land use and development 
patterns throughout Victoria. 

• Demographic analysis. 
• Population forecasting. 
• Feasibility analysis for property owners and developers of all forms of property. 
• Expert evidence provision for planning jurisdictions across Australia. 

Instructions that defined the scope of the report 

My instructions are provided in Appendix A. 

Facts, matters and assumptions upon which the report proceeds 

• Stated in relevant sections of my report. 

Documents, materials and literature used in preparing this report 

• Stated in relevant sections of my report. 

Assisting staff 

• None. 

1.5 Expert 
witness details 
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Summary of the opinions of the expert 

• It is my opinion that there is no little or no need for the proposed quarry 
(WA1473) within the BNW PSP Area. 

• This opinion reflects that there will be no shortfall in hard rock product supply in 
the region (and in Melbourne) if the proposed quarry does not proceed. 

Provisional opinions not fully researched 

• None. 

Questions outside the expert’s expertise 

• None. 

Report incompleteness or inaccuracies 

• None. 
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10 Am C158 has been prepared by the Victorian Planning Authority (“VPA”) on behalf of 
the Minister for Planning, who is the planning authority for this amendment. 

11 The Amendment applies to the PSP Area which is shown on Figure 1 and is: 

• Located south of Wallan and north of Beveridge; and 
• Generally bound by the western extension of the Hadfield Road West reservation 

to the north, the Hume Freeway to the east, Camerons Lane to the south and 
Old Sydney Road to the west. 

  

 
 
 
Amendment C158 

2.1 Background 

Figure 1—Beveridge 
NW PSP Area 

Source: Am C158 
Explanatory Report 
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12 As set out in the Am C158 Explanatory Report: 

The amendment proposes to implement the Beveridge North West 
Precinct Structure Plan (PSP) by introducing a new Schedule 3 to the 
Urban Growth Zone to the Mitchell Planning Scheme (the Scheme) and 
applying it to the precinct. 

The amendment seeks to allow for temporary stone extraction for a set 
period of time, ceasing no later than 31 December 2052, and provide for 
the rehabilitation of the land in the Works Authority 1473 area in the 
north east corner of the precinct. 

More specifically, the amendment proposes the following changes to the 
Mitchell Planning Scheme: 

• Rezones land in the amendment area from Urban Growth Zone, 
Rural Conservation Zone and Urban Floodway Zone to UGZ3 and 
Rural Conservation Zone (RCZ). 

• Inserts Schedule 2 to Clause 35.06 Rural Conservation Zone (RCZ) 
into the Mitchell Planning Scheme. 

• Inserts Schedule 3 to Clause 37.07 Urban Growth Zone (UGZ) into 
the Mitchell Planning Scheme. 

• Inserts Schedule 4 to Clause 43.03 Incorporated Plan Overlay (IPO) 
into the Mitchell Planning Scheme. 

• Inserts Clause 32.07 Residential Growth Zone (RGZ) into the 
Mitchell Planning Scheme. 

• Amends the Schedule to 45.12 Specific Controls Overlay into the 
Mitchell Planning Scheme. 

• Deletes Vegetation Protection Overlay Schedule 1 and Schedule 2 
(VPO1, VPO2) from land in the amendment area. 

• Apply the Erosion Management Overlay (EMO) to the land zoned 
RCZ2. 

• Apply the Public Park and Recreation Zone (PPRZ) to part of the 
Amendment area. 

• Apply the Specific Controls Overlay – Schedule 2 (SCO) to the land 
at the Works Authority 1473 area and the surrounding buffer areas. 

• Amends the Schedule to Clause 52.17 to include native vegetation 
removal exemptions from the Beveridge North West PSP area. 

• Amends the Schedule to Clause 66.04 to require referral of certain 
permit application to be given to the Department of Transport, 
Secretary to the Department administering the Mineral 
(Sustainable Development) Act 1990. 

• Amends the Schedule to Clause 72.03 to include the revised list of 
maps in the Mitchell Planning Scheme. 

• Incorporates the “Beveridge North West Precinct Structure Plan, 
November 2021” and Extractive Industry & Buffer Area BEVERIDGE 
NORTH WEST into the planning scheme by listing it in the 
Schedule to Clause 72.04. 

2.2 BNW PSP 
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13 The Future Urban Structure proposed within the BNW PSP is copied at Figure 2. 

Figure 2—BNW PSP Future Urban Structure 

 
Source: BNW PSP (Part A version) 

14 The Future Urban Structure incorporates the quarry proposed via WA1473. 

15 Specific mentions of the proposed quarry within the BNW PSP are found at page 5 
(Introduction) and page 9 (Outcomes/Vision) respectively: 

[page 5] 

The PSP is a long-term plan for urban development. It describes how the 
land is expected to be developed, and how and where services are 
planned to support development. 

Generally, the PSP: 

• … 
• acknowledges the precinct may develop in conjunction with a 

time-restricted quarry at WA 1473 
• … 
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[page 9] 

… 

The PSP will develop over an approximate 20–30-year duration. During 
the development of the precinct, there may be a quarry as per Works 
Authority 1473. The Planning Scheme limits any extraction works in any 
quarry to an extraction timeframe of 20 years. Following cessation of 
any quarry and rehabilitation to a residential standard, urban 
development will continue to develop as set out in the PSP. 

… 
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16 Extractive Industry & Buffer Area, BEVERIDGE NORTH WEST, NORTHERN 
HIGHWAY BEVERIDGE 3753 of November 2021 (“Incorporated Document”) is 
proposed to be an incorporated document in the schedule to Clause 45.12 and 
Clause 72.04 of the Mitchell Planning Scheme pursuant to section 6(2)(j) of the 
Planning and Environment Act 1987. 

17 A key purpose of the Incorporated Document is: 

2.2 To coordinate the implementation of the Beveridge North West 
Precinct Structure Plan 2021 (Beveridge North West PSP) in a manner 
that will not prejudice the operation of the Extractive Industry for the 
designated extent and duration of the permitted activity, including 
through ensuring appropriate notice and referral of permit applications 
for land within the Extractive Industry Blast Buffer Area and Extractive 
Industry Sensitive Use Buffer Area on Map 1. 

18 Map 1 contained within the Incorporate Document is copied in this statement at 
Figure 3. 

  

2.3 Incorporated 
Document 

Figure 3—Proposed 
quarry boundaries 

Source: 
Incorporated 
Document 
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19 Amongst other things, the Incorporated Document: 

• Appears to limit production of quarried material to 20 years from 
commencement of operations via blasting controls (clause 4.8 e)); and 

• Specifies that rehabilitation of the quarry site must be completed by 31 
December 2052 (clause 4.8 a) i)). 
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20 My instructions require me to consider the need for the proposed quarry WA1473 
within the BNW PSP and, specifically, the impact on supply if the proposed quarry 
was not developed. 

21 The Advisory Committee will be familiar with my prior investigations relating to this 
consideration for the Panel formed to consider Amendment C106 (“Am C106”) to the 
Scheme and culminating in the preparation of my witness statement of 8 July 2020 
(“July 2020 statement”). 

22 Am C106 sought, amongst other things, to incorporate a prior version of the BNW 
PSP within the Scheme (with that version of the PSP not including the proposed 
quarry). 

23 The key finding of my July 2020 statement was that there was no need for the 
proposed quarry. 

24 To assist the Advisory Committee considering Am C158, I have provided my July 
2020 statement at Appendix C and have extracted and/or updated relevant sections 
of that statement as appropriate in the balance of this section of my statement 
where the need for the proposed quarry is assessed using a process which 
considers: 

• WA1473 details (referring, as necessary, to the planning permit application 
lodged by Tract Consultants on behalf of Conundrum Holdings for the subject 
land on 4 October 2019 and the associated Tract Planning Report of 2 October 
2019); 

• Demand; 
• Supply; and 
• Resulting need. 

 
 
 
Need for proposed quarry (WA1473) 

3.1 Introduction 
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25 WA1473 applies to the land shown in Figure 4 and Figure 5 at 175 Northern Road, 
Wallan. 

  

3.2 WA1473 
details 
Figure 4—WA1473 
location 

Source: WA 1473 
Planning Permit 
Application 
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26 The planning permit application and associated tracked changes Work Plan contains 
the following key details in relation to the proposed quarry: 

• The total area of WA1473 is 48.5 ha, of which 32.6 ha is extractive area. 
• The identified resource is Newer Basalt. 
• An estimated reserve of 17 million tonnes: 
• “High quality”  12 million tonnes 
• “Commercial quality” 5 million tonnes. 

• Indicative extractive schedule: 
• Phase 1  Years 1-10 170,000-400,000 tonnes/year 
• Phase 2  Years 11-17 400,000-700,000 tonnes/year 
• Phase 3/4 Years 18-30 < 700,000 tonnes/year. 

27 I have used these details as appropriate in my statement, noting that the Approved 
Work Plan is proposed to be altered as per the tracked changes Work Plan should 
the permit be granted as requested. 

28 A quarry demand and supply witness statement was prepared by Mr John 
Malempre in Jul 2020 on behalf of the proposed WA1473 quarry operator for the Am 
C106 Panel (“Malempre statement”). 

Figure 5— WA1473 
location within 
BNW PSP 

Source: WA 1473 
Planning Permit 
Application 
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29 At page 14, the Malempre statement confirmed the reserve as 17 million tonnes but 
downgraded the amount of high quality basalt in the reserve from 12 million tonnes 
to 10 million tonnes. 

30 In order to assess the amount of basalt which could be extracted from WA1473 
during its possible 20-year operational phase, I have adopted the following 
extraction rates: 

• Years 1-10  270,000 tonnes per year (mid-point of 170,000-400,000 
tonnes per year) 

• Years 11-17  550,000 tonnes per year (mid-point of 400,000-700,000 
tonnes per year) 

• Years 18-20  550,000 tonnes per year (continuation of rate from 
previous 7 years). 

31 This would result in the extraction of 8.2 million tonnes of basalt during the 20-year 
operational period (at an average rate of 410,000 tonnes per year and typical for a 
quarry of this size). 

32 Assuming material was extracted in a proportion representative of the overall quality 
of the reserve, totals would be as follows for the 20-year operational phase: 

• High quality  4.8 million tonnes 
• Commercial  3.4 million tonnes 
• Total  8.2 million tonnes. 

33 Finally, I also note the following from the Tract Town Planning report accompanying 
the permit application (with my emphasis added) and observe that this will have cost 
implications for at least 25% of the quarry’s operational phase: 

Material will be transferred to Northern Quarries (O’Herns Road, Epping) 
for secondary processing for at least the first five years; [pg. 5] 

34 Ernst & Young prepared the report Demand analysis of extractive resources in 
Victoria for the Department of Economic Development, Jobs, Transport and 
Resources (“DEDJTR”) on 16 May 2016 (“EY Report”). 

35 The EY Report was prepared in collaboration with DEDJTR, the Extractive Industries 
Taskforce and PwC. 

36 PwC used the data and findings from the EY Report as a key input in preparing the 
concurrent May 2016 report Extractive Resources in Victoria: Demand and Supply 
Study: 2015 to 2050 (Final Report) (“PwC Report”). 

37 The EY Report provides total and regional demand forecasts for Victorian 
consumption of materials which have historically been supplied by the extractive 
resources sector. 

3.3 Demand 
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38 The methodology used within the EY Report is described as follows at page 2 of the 
report: 

• Identification of historic relationships between macro-economic 
demand drivers and construction activities.  

• Identification of historic relationships between construction activities 
and the total production of extractive resources. During the course of 
the demand analysis, undertaken from May to December 2015, this 
work relied on extractive resources production data provided by the 
DEDJTR. This data covered the period from 1991 to 2014.  

• Develop a high level forecast of construction activities based on 
Victorian Government population and macroeconomic projections and 
in line with their long term relationships with different construction 
sectors.  

• Forecast of the total demand for extractive resources, focusing on four 
key categories of extractive resources (hard rock, limestone, sand and 
gravel and clay and clay shale).  

• Develop a spatial allocation per local government area (LGA) of the 
demand for hard rock, limestone, sand and gravel and clay and clay 
shale, based on the spatial allocation of construction activities and 
key technical assumptions received from the DEDJTR’s technical 
advisors linking each construction activity with the use of extractive 
resources.  

A further detailed industry analysis was undertaken to refine our 
projections to account for the complex nature of the industry and the 
interdependent relationships between demand in certain locations and 
the supply of available extractive resources. This recognizes the 
tendency for the construction industry to make best use of what is 
available and can be transported to construction sites at least cost. This 
helped us refine the spatial allocation of the demand for extractive 
resources, including the development of projections of hard rock demand 
with an increased level of granularity around the different types of hard 
rocks. 
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39 A key output of the EY Report is total Victorian demand for hard rock over the 
forecast period of 2015-2050.  This is provided for a number of scenarios, but the 
Baseline is adopted in the PwC Report and the summary data for that scenario is 
provided within Figure 6. 

Figure 6—Forecast Baseline annual demand for extractive resources product, Victoria, 2015-2050 

 
Source: EY Report  

40 I was informed by email on 29 March 2022 from a member of the Modelling and 
Infrastructure Team within the Earth Resources Policy and Programs section of the 
Department of Jobs, Precincts and Regions (“DJPR”) that new versions of the EY 
Report and PwC Report are expected as follows: 

“The Extractive Resources Demand and Supply Study 2021-2050 is 
expected to be released in the fourth quarter of 2022. An interim update 
will be provided in the upcoming Earth Resources Sector Indicators 
2020-21, which is expected to be released following the publication of 
the Victorian 2022-23 Budget.” 

41 Without these updates being available at the time of preparation of this statement, it 
has been necessary to compare actual hard rock production data for Victoria (as 
provided within DJPR’s annual Earth Resources Sector Indicators publication) with 
the EY Report’s Baseline forecasts to consider whether adjustment of the forecasts is 
warranted. 

42 This exercise is completed in Table 1 below. 

Year EY Baseline forecast 
(million tonnes) 

Actual production 
(million tonnes) 

Difference 
(million tonnes) 

2014/15 30.5 31.5 +1.0 

2015/16 31.3 28.4 -2.9 

2016/17 32.2 33.6 +1.4 

2017/18 33.0 35.0 +2.0 

2018/19 33.9 38.1 +4.2 

2019/20 34.8 40.4 +5.6 

Ave. 2014/15-2019/20 32.6 34.5 +1.9 

43 In my opinion, the EY Report forecasts appear ‘close to the mark’, with the average 
difference to actual annual production being +1.9 million tonnes – or +5% – over the 
past six years. 

Table 1—
Comparison of 
forecast and actual 
hard rock 
production, 
Victoria, 2014/15 – 
2019/20 

Source: EY Report; 
Earth Resources 
Victoria 
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44 Looking ahead, it is likely that the reduction in Victoria’s population growth will have 
some bearing on demand for hard rock material, at least in the short term. 

45 For example, the EY Report incorporated forecast population growth of 
approximately 110,000 for Victorian in the year ending June 2021 but the ABS has 
recently estimated that the state recorded a population loss of 45,000 during the 
same year. 

46 Offsetting this will, in my opinion, be a continued focus on infrastructure spending 
by both the Federal and State governments as the result of COVID-related recovery 
initiatives. 

47 On balance, and in the absence of the updated forecasts, I am of the opinion that a 
prudent approach is to assume that demand for hard rock resources will be at a level 
which is 10% above the current EY Report forecasts – even with population growth 
remaining at low levels for some time – and that this increased demand will be 
spread evenly across the state (despite Melbourne’s population declining more 
markedly than that of other parts of Victoria in recent times). 

48 Within Table 1 on page 17 of my July 2020 statement I utilised data contained within 
the EY Report to demonstrate that the forecast demand for hard rock within the 
Northern LGAs – Hume, Whittlesea and Mitchell – would average 4.7 million tonnes 
per year between 2026 and 2050. 

49 Applying an uplift of 10% to this previous forecast yields a revised forecast of 5.2 
million tonnes per year, or 104.0 million tonnes for a 20-year period consistent with 
the timeframe during which extraction from the proposed quarry at WA1473 could 
occur. 

50 The use of the Northern LGAs as the key driver for demand for hard rock which 
could be extracted from WA1473 is consistent with the approach taken in my July 
2020 statement and is based upon these being the metropolitan LGAs located 
within 25 km of the proposed quarry site. 

51 The use of 25 km as a key distance guide – reflecting the high cost of transporting 
quarried hard rock material – was not criticised by Panel which considered Am 
C106. 

52 Further, I observe that: 

• The Coffey report Wallan/Beveridge Extractive Resources Analysis (2017) was 
prepared for DEDJTR using instructions which included 25km and 50km radius 
assessments; and 

• The PwC memoranda of 16 November 2017 and 3 May 2018 (which were 
discovered during the Am C106 hearing) adopted a similar approach when 
assessing the need for the proposed quarry at Beveridge NW quarry. 
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53 I am of the opinion that the use of a 50 km radius assessment is of limited utility in 
this case given: 

• The relatively small size of the proposed quarry and associated lack of 
economies of scale; 

• The large distances required to travel from the proposed quarry site to the 
significant demand generators in and around the CBD which are close to 50 km 
(as the crow flies) from the site; and 

• Competing quarries and recycling facilities to the north, west and south-east 
which would all be larger and/or closer to the CBD than the proposed quarry. 

54 The key demand assessment metric is, therefore, the need for quarries and recycling 
facilities to be able to efficiently supply 102.0 million tonnes of hard rock material 
over a 20-year timeframe when the proposed WA1473 quarry could be operating 
(which I have assumed to be from 1 January 2026 to 31 December 2045). 

55 Figure 7 and Figure 8 show the locations of the active and applied-for hard rock 
quarries within the Northern LGAs. 

3.4 Supply  
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Figure 7—Active hard rock quarries, Hume, Mitchell & Whittlesea LGAs 

 
Source: Earth Resources Victoria 
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Figure 8—Applied-for hard rock quarries, Hume, Mitchell & Whittlesea LGAs 

 
Source: Earth Resources Victoria 
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56 Since the time of preparation of my July 2020 statement, there have been numerous 
updates to or identification of additional information which has enabled me to 
amend supply and reserve details for many of these quarries (and recycling facilities 
which compete within the hard rock market).  These are now discussed. 

3.4.1 Phillips quarry (WA006852) 

57 The area to the immediate south of the Shenstone Park PSP contains a large New 
Basalt resource located within applied-for WA006852. 

58 This resource is approximately 15 km south of WA1473 and is referred to as the 
“Phillips quarry”. 

59 The area of WA006852 is 212.0 ha and, using criteria set out on page 20 of my July 
2020 statement, I estimated that the size of the reserve within the WA area was 32 
million tonnes. 

60 The proposed Phillips quarry was not recognised by any of the other experts in Am 
C106 as being capable of providing hard rock material and this, in my opinion, was a 
major failing as the resource is well located (including being closer to Melbourne 
than WA1473), contains New Basalt and is planned for by the adjoining Shenstone 
Park PSP which was gazetted on 22 January 2022. 

61 The significance of this failure has been amplified as a result of data contained within 
the expert statement of Tylah Drochmann prepared for the Shenstone Park PSP 
Panel on behalf of the VPA and DJPR. 

62 Specifically, I note the following contained within the Drochmann statement in 
relation to the Phillips quarry: 

• The resource is located within the Newer Volcanic Group Basalt province 
(paragraph 10.1.2 on page 7); 

• At paragraph 10.1.3 on page 8 it is stated that the resource is “wholly within the 
stony rises sub unit” and that it is considered likely that the quality of the 
resource “will be more consistent and is less likely to be extensively weathered 
and/or altered” (I therefore assume that the quarry’s New Basalt could be used in 
the same full range of construction materials as the 10 million tonnes of “higher-
quality” material thought to be located within the WA1473 reserve); and 

• The size of the resource is inferred as 123.7 million tonnes at paragraph 10.3.6.1 
on page 10 using geological data for an area well surveyed and understood as 
discussed at paragraph 10.2.2.1 as follows: 

Regional scale interpolation of geological data to form conclusions in this 
way is common practice. The Geological Survey of Victoria seamless 
geology project (Higgins et al., 2014) incorporated results from 
widespread drilling, detailed surface outcrop mapping and geological 
modelling to interpolate the regional geology across the state. The basalt 
flows of the Newer Volcanic Group province are mapped in detail by 
Stewart (1975) which means there is a high level of confidence in the 
geological interpolation in this area. 



23 

Quarry Need Expert Witness Statement—27 April 2022 Deep End Services

63 The Phillips quarry reserve is therefore 91.7 million tonnes larger than I had estimated 
in my July 2020 statement (and 123.7 million tonnes larger than what the other 
experts had allowed for by their omission of consideration of the reserve in their 
Beveridge NW PSP statements). 

64 It is also apparent that the Phillips resource is located closer to Melbourne than the 
Beveridge North West WA1473 resource and this would have ‘ticked the box’ 
relating to a major concern of the Am C106 Panel as found on page 33 of the Panel’s 
report: 

Removing the opportunity to extract the resource would necessarily 
result in other resources, probably further away, being needed to come 
online earlier. The Panel thus prefers the evidence of Mr Miller and Mr 
Malempre that this is a relatively scarce, finite resource that is 
strategically located. 

3.4.2 Woody Hill quarry (WA492) and expansion (WA006437) 

65 The existing Woody Hill quarry (WA492) is located within the Shenstone Park PSP 
area and contained an estimated 5 million tonnes of remaining reserve of 
sedimentary hard rock (mudstone) at the time of preparation of my July 2020 
statement. 

66 WA006437 surrounds the existing quarry to the north and east and covers an area of 
33.0 ha.  This is slightly less than 33.5 ha as at the time of preparation of my July 
statement when I estimated the reserve within the expansion area to be 13 million 
tonnes of New Basalt and Sedimentary Hard Rock. 

67 As per the proposed Phillips quarry, the expansion of the Woody Hill quarry was not 
recognised by any of the other experts in Am C106. 

68 Again, in my opinion, this was a failing as the resource is well located, contains New 
Basalt and is planned for within the Shenstone Park PSP. 

69 The Drochmann statement also considered the Woody Hill resource and, whilst the 
quality of the rock is thought to be lower than that within the Phillips resource, the 
estimated reserve is higher than I had previously estimated at 19.0 million tonnes of 
New Basalt alone (paragraph 10.3.6.1 on page 10). 

70 The Extractive Industry Project Priority List identifies WA492 as a “Current Priority 
List” project at https://earthresources.vic.gov.au/projects/extractive-industry-
priority-project-list  Although listed as “WA492” it is my opinion that the identified 
project would likely involve the expansion of current extraction activities to the 
WA006437 area. 
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3.4.3 Kilmore East quarries (WA384 and WA400) 

71 The Kilmore East quarries were formerly operated separately by Hanson (WA384) 
and Galli (WA400). 

72 However, Hanson acquired the Galli quarry in 2011 and runs the two quarries in an 
integrated fashion. 

WA400 

73 WA400 covers an area of 504.0 ha.  The resource is New Basalt and extraction 
commenced in 1997. 

74 The report Variation to Work Plan for Work Authority 400 Kilmore East was 
prepared by C.K. Prowse & Associates in August 2007 (“Prowse Report”) to facilitate 
a change to WA400. 

75 The Prowse Report provided the following details for the reserve: 

• Total size of 61 million tonnes; 
• Production rate of 500,000 to 600,000 tonnes per year, having “grown steadily” 

since commencement of operations; 
• Ability to extract up to 1 million tonnes of material per year; and 
• An expectation that production would average 550,000 tonnes per year for 55 

years through to 2062 (i.e. a total of 30.3 million tonnes) for the additional pit to 
be operated via the variation sought to the Work Authority. 

WA384 

76 WA384 covers an area of 456.6 ha. 

77 The resource is Old Basalt and extraction commenced in the 1970s. 

Combined operations 

78 Hanson applied for and then received statutory authorisation from DEDJTR for 
variations to WA384 and WA400 on 4 December 2015. 

79 The variations facilitated, amongst other things, the operation of the quarries in an 
integrated manner. 

80 Hanson then applied to Council for a planning permit to allow DEDJTR to approve 
the variations. 

81 The planning permit application was made on behalf of Hanson by Golder 
Associates in April 2017 and included a request to extract additional basalt which lies 
in the land between WA384 and WA400. 

82 The planning permit application – and nature of the resources – resulted in WA384 
and WA400 being included on the “Hot List” of quarry projects as at August 2018 (as 
copied at Figure 17 on page 30 of my July 2020 statement). 

83 I note that the planning permit has since been granted, with WA384 and WA400 
now appearing as “Approved Priority List quarry expansions” on the Extractive 
Industry Priority Project list website. 
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84 In my July 2020 statement, I estimated that there was a total reserve of 80 million 
tonnes remaining at WA384/WA400 and that this would be extracted at an average 
rate of 2.4 million tonnes per year (inferring an average lifespan of 33 years to 2053 
for the two quarries). 

85 The information contained within the Prowse Report indicates the WA384 reserve is 
slightly smaller than I had previously estimated (i.e. 61 million tonnes compared to 68 
million tonnes). 

86 However, I was previously unaware that the approved variations to WA384 and 
W400 (and associated planning permit) would allow for the extraction of Basalt from 
the area between the two quarries. 

87 I also note the Prowse Report indicated an extraction rate at WA384 which was 
slightly less than half than my assumption of 1.2 million tonnes per year (and that the 
Malempre statement prepared for the Am C106 Panel incorporated an estimate for 
total annual production across both quarries of 1.2 million tonnes). 

88 On this basis, I now adopt the following for WA384/WA400 combined: 

• Remaining reserve  78 million tonnes 
• Average production rate 1.2 million tonnes per year 
• Remaining reserve life 65 years. 

3.4.4 Oaklands Junction quarry (WA176) 

89 The Oaklands Junction quarry is a facility operated by Holcim. 

90 The large resource comprises both Granite and Hornfels and is located within a 
Work Authority with an area of 315.7 ha. 

91 In my July 2020 statement, I estimated that WA176 had a remaining reserve of 11 
million tonnes which would be exhausted by 2029 at an average extraction rate of 1.2 
million tonnes per year. 

92 However, the Malempre statement assessed the remaining reserve as being 
significantly larger at a minimum of 50 million tonnes on the basis that extraction 
would continue at a rate of 2 million tonnes per year for more than 25 years. 

93 I also note that an application to vary WA176 has been made which has resulted in 
this quarry appearing on the “Current Priority List” on the Extractive Industry Priority 
Project list website. 

94 Taking this into account, I am of the opinion that an appropriate updated estimate of 
this reserve is 60 million tonnes, with an average production rate of 2 million tonnes 
per year. 
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3.4.5 Beveridge North West (WA1473) 

95 In my July 2020 statement, I adopted a New Basalt reserve figure for the proposed 
Beveridge North West quarry of 17 million tonnes.  This was sourced from the 
planning permit application for the quarry which further specified the reserve as 
comprising: 

• “High quality” basalt  12 million tonnes 
• “Commercial quality” basalt 5 million tonnes 
• Total   17 million tonnes. 

96 As I have already referred to earlier in this statement, the Malempre statement 
prepared for Am C106 referenced more up to date drilling and quarry layout data to 
arrive at the following estimates of the reserve: 

• “High quality” basalt  10 million tonnes 
• “Commercial quality” basalt 7 million tonnes 
• Total   17 million tonnes. 

97 While the total reserve size was not changed, it was significant that the amount of 
high quality basalt estimated to be located within the reserve was downgraded from 
12 million tonnes to 10 million tonnes. 

3.4.6 Former Epping quarry (WA149) 

98 I had incorrectly included this within my July statement as a New Basalt quarry with 
3 million tonnes of remaining reserve and a rate of 400,000 tonnes per year of 
production. 

99 As stated in my evidence in chief, this quarry has ceased operations and is now 
occupied by a recycling facility. 

3.4.7 Proposed Bulla quarries 

100 My July 2020 statement identified four applied-for Work Authorities for Basalt 
quarries in the Bulla area within the City of Hume.  These had total estimated 
reserves of 45 million tonnes. 

101 During his evidence-in-chief for the Am C106 Panel hearing, Mr Malempre 
discounted the likelihood of development of some of these quarries because of the 
future alignment of the Outer Metropolitan Ring Road and/or the Bulla 
Bypass/Melbourne Airport Link. 

102 I would agree that it appears that WA1409 (24 million tonnes) and WA578 (2 million 
tonnes) are likely to be impacted, to a degree, by the OMR alignment. 

103 As a result, I have adopted a conservative approach and assumed that these quarries 
will not be approved and developed but consider that WA006432 (18 million tonnes) 
and WA1553 (1 million tonne) should still be contemplated. 
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3.4.8 Recycled product 

104 My July 2020 statement incorporated an assumption that the Alex Fraser recycling 
facility at Epping would generate hard rock substitute product at a rate of 800,000 
tonnes per year (based upon published data from Alex Fraser). 

105 The Malempre statement included three additional recycling facilities at 
Donnybrook (Barro), Wollert (Boral) and Epping (Aurora) which were estimated to 
generate total hard rock substitute product at a rate of 620,000 tonnes per year. 

106 I am of the opinion that these figures should be adopted as part of the supply 
situation in the northern corridor. 

107 Any doubts regarding the substitutability of recycled products for quarried hard rock 
products in large infrastructure projects should be dispelled by the recent 
construction of the 9 km Mordialloc Freeway which used 200,000 tonnes of road 
base produced from recycled waste at the nearby Alex Fraser facility at Clarinda.  
This represented 44% of the freeway’s top layers as per 
https://greenroads.com.au/projects/saved-from-the-tip-to-transform-our-roads/   
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3.4.9 Existing supply conclusion 

108 As a result of the new and additional information available to me since I prepared the 
July 2020 statement, I am now of the opinion that active hard rock quarries in the 
northern region have remaining reserves of 185 million tonnes (as set out in Table 2). 

109 This is an increase of 38 million tonnes from my previous estimate of 147 million 
tonnes in my July 2020 statement (at Table 2 on page 21) despite two years of 
additional production being incorporated. 

Table 2—Active hard rock quarry details, Northern LGAs 

Work 
Authority Location LGA Operator Mineral type 

WA 
area 

Estimated 
reserve 

remaining 

Estimated 
production 

rate 

Forecast  
exhaustion of 

resource (based 
on estimates in 
prev. columns) 

     
(ha) 

(million 
tonnes) 

(million 
tonnes/year) (year) 

WA384 & 
WA400 

Kilmore East Mitchell Hanson 
Construction 
Materials 

Basalt New & 
Basalt Old 

960.6 78 1.2 2087 

WA176 Oaklands 
Junction 

Hume Holcim 
(Australia) 

Granite HR, 
Hornfels 

315.7 60 2.0 2052 

WA393 Wollert Whittlesea Hanson 
Construction 
Materials 

Basalt New 308.5 28 1.2 2045 

WA102 Wollert Whittlesea Boral Resources Hornfels 97.9 6 0.5 2034 

WA428 Seymour Mitchell Seymour 
Quarries 

Basalt New 57.6 6 0.5 2034 

WA492 Donnybrook Whittlesea Barro Group Sedimentary 
HR 

42.5 4 0.4 2032 

WA445 Epping Whittlesea Conundrum 
Holdings 

Basalt New 38.7 2 0.4 2027 

WA147 Beveridge Mitchell Aurora 
Construction 
Materials 

Scoria 10.2 1 0.2 2025 

Sub-total - - - - 1,831.7 185 6.40 - 

n/a Epping Whittlesea Alex Fraser Recycled C&D 
waste 

n/a n/a 0.8 n/a 
 

n/a Epping Whittlesea Aurora Recycled C&D 
waste 

n/a n/a 0.3 n/a 
 

n/a Donnybrook Whittlesea Barro Recycled C&D 
waste’/rock 

n/a n/a 0.25 n/a 
 

n/a Wollert Whittlesea Boral Resources Recycled C&D 
waste/rock 

n/a n/a 0.07 n/a 
 

Sub-total       1.42  

Total - - - - - - 7.82 - 
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110 The estimated production rate for these quarries is 6.5 million tonnes per year, 
slightly less than the 7.2 million tonnes per year I had previously estimated in my July 
2020 statement. 

111 However, this difference is almost offset by the increase in recycled product 
available from the four facilities operating in the region, with total production being 
7.82 million tonnes per year (compared to my previous estimate in the July 2020 
statement of 8.0 million tonnes per year and the estimate in the Malempre 
statement of 7.525 million tonnes per year). 

3.4.10 Applied-for supply conclusion 

112 Updated details for applied-for quarries in the Northern LGAs are provided within 
Table 3 which shows total estimated reserves for new hard rock quarries in the 
region – excluding WA1473 – are 152 million tonnes. 

113 This is a significant increase from the 90 million tonnes I had estimated in my July 
statement, with most of the increase comprising high-quality New Basalt within the 
Phillips quarry (WA006852). 

Table 3—Applied-for hard rock quarry details, Northern LGAs 

Work 
Authority Location LGA Operator Mineral type 

WA 
area 

Estimated total 
reserve 

Estimated 
production rate 

upon 
commencement 

     
(ha) (million tonnes) 

(million 
tonnes/year) 

WA006852 Donnybrook Whittlesea Barro Group Basalt New 212.0 124 2.0 

WA006432 Bulla Hume John De Frutos Basalt 
(assumed) 

45.3 18 0.4 

WA006437 Donnybrook Whittlesea Barro Group Basalt New; 
Sedimentary 
HR 

33.0 19 0.5 

WA1553 Bulla Hume MJ de Frutos 
Nominees 

Basalt 
(assumed) 

3.0 1 0.4 

Total excl. 
WA1473 

- - - - 293.3 152 3.3 

WA1473 Beveridge Mitchell Conundrum 
Holdings 

Basalt New, 
Scoria 

48.5 17 0.4 

3.4.11 Total supply conclusion 

114 My updated estimate of the total amount of hard rock reserve within the active and 
applied-for quarries within the Northern LGAs is 337 million tonnes in 2022, an 
increase of 100 million tonnes compared to my previous estimate of 237 million 
tonnes in my July 2020 statement. 
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115 The assessment of need for the proposed quarry WA1473 is informed by updated 
demand and supply data within the Northern LGAs as follows from 2025 to 2044 (i.e. 
the 20-year timeframe during which the proposed WA1473 quarry could be 
operating): 

• Demand for hard rock product from the Northern LGAs will be 102.0 million 
tonnes; and 

• Possible hard rock supply is estimated as follows for the same period for 
operating quarries and recycling facilities within the Northern LGAs: 
• Operating quarries*    100.6 million tonnes 
• Recycling facilities**     42.6 million tonnes 
• Sub-total  operating    143.6 million tonnes 

*Using the production rates assessed in Table 2 and allowing for exhaustion of reserves as appropriate 

**Using the production rates assessed in Table 2 

116 There would therefore be a surplus of 41.6 million tonnes of hard rock material 
available for areas outside of the Northern LGAs during this period without material 
being extracted from the proposed WA1473 quarry. 

117 Of course, as quarry reserves are exhausted within the region in Epping, 
Donnybrook and Wollert, it is to be expected that the expansion to  
Woody Hill (WA006852) and the commencement of operations at the  
Phillips quarry (WA006852) will commence in Donnybrook. 

118 These two quarries are: 

• Capable of producing a total of 2.5 million tonnes per year of hard rock material 
(or 50 million tonnes in a 20-year period); 

• Closer to most of the projects requiring hard rock material in the Northern LGAs 
than WA1473; and 

• Closer to all of the projects requiring hard rock material elsewhere in Melbourne. 

119 The Phillips quarry is also capable of supplying all of the products which could be 
services by the WA1473 quarry. 

120 In my opinion, the operating quarries, recycling facilities and additional Donnybrook 
reserves will enable the Northern LGAs to be more than adequately supplied with 
hard rock until 2045 (and well beyond).  This is without any consideration of the 
ability of the applied-for Bulla quarries to also service the market. 

121 Indeed, there will continue to be surplus hard rock material generated from within 
this area and this will be utilised elsewhere in Melbourne and regional Victoria. 

122 This is consistent with the commentary and data provided within the PwC report 
and highlighted within Figure 9 which shows Mitchell, Whittlesea and Hume as all 
being in the top 10 hard rock supply areas within the state. 

3.5 Need 
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Figure 9—Key hard rock supply locations 

 
Source: PwC report  

123 However, what is apparent from Figure 9 is that Mitchell is not seen as having a hard 
rock production shortfall over the period to 2050. 

124 Rather, it is the LGAs of Whittlesea and Hume which have shortfalls and this, in my 
opinion, simply strengthens the case for the new/expanded Donnybrook 
(Whittlesea) and Bulla (Hume) hard rock quarries. 

125 The preference for additional hard rock quarrying capacity within Whittlesea is 
amplified by Figure 10 from the PwC report which highlights that hard rock resource 
is threatened (specifically Hornfels) or will be depleted (other hard rock) for the LGA. 

126 However, this is not the case for Mitchell where the significant hard rock resources 
at East Kilmore mean that hard rock is neither seen as threatened nor in danger of 
depletion within the LGA. 

Figure 10—Top 20 LGAs for strategic extractive industry resources 

 
Source: PwC Report 
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127 What, then, is the need for quarrying at WA1473? 

128 In the 20-year timeframe allowed for operation of the quarry, approximately 8.2 
million tonnes of hard rock would be extracted. 

129 This would be equivalent to just 8% of the needs of the Northern LGAs (and less than 
1% of the state’s needs). 

130 These needs can be more than met by existing quarries and recycling facilities, with 
surplus material available for other parts of Melbourne and regional Victoria from 
these quarries and facilities. 

131 The reserve available at WA1473 is modest in size and less than half will be extracted 
in the allowable 20-year operation phase. 

132 The “high-quality” component of the reserve is even more modest in size and is not 
unique given product available from existing quarries or the Phillips quarry reserve. 

133 Finally, WA1473 is further away from many of the demand locations within the 
Northern LGAs and Melbourne than most of the existing quarries and recycling 
facilities.  It is also worse placed in this respect than the Donnybrook reserves at 
Woody Hill and Phillips. 

134 Quite simply there is, therefore, little or no need for the proposed quarry QA1473 
within the BNW PSP. 
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135 It is my opinion that there is no little or no need for the proposed quarry (WA1473) 
within the BNW PSP Area. 

136 This opinion reflects that there will be no shortfall in hard rock product supply in the 
region (and in Melbourne) if the proposed quarry does not proceed. 

137 In arriving at my conclusion, I have made all the inquiries that I believe are desirable 
and appropriate and no matters of significance which I regard as relevant have, to 
my knowledge, been withheld from the Advisory Committee. 

 

JUSTIN GANLY 
Managing Director, Deep End Services 
27 April 2022 

 
 
 
Conclusion 
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Appendix A Memorandum to expert – Justin Ganly, 31 
March 2022 
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DRAFT AMENDMENT Beveridge North West PSP and Quarry Application 

MITCHELL SHIRE COUNCIL 

MEMORANDUM TO EXPERT JUSTIN GANLY

INTRODUCTION

1. We act for Mitchell Shire Council (Council).

2. The area of Beveridge North West and Wallan South, both of which are immediately 
south of the township of Wallan, is an area destined to be developed for urban purposes 
mostly being residential development.

3. Last year, there was a Panel hearing for an amendment which considered a new Precinct 
Structure Plan for the Beveridge North West area (PSP).  When the PSP was exhibited, it 
was exhibited under an direction from the Minister for Planning that it not include a quarry 
in the vicinity of a volcano known as Spring Hill Cone.

4. Notwithstanding that Ministerial direction, the Panel that considered the amendment 
recommended that the PSP be revised so as to include a quarry. The Panel Report is 
provided in your brief.

5. The VPA have now revised the PSP and on 17 November 2021 released a new PSP for 
Beveridge North West showing a potential quarry. The proposed amendments to the 
Planning Scheme include a mechanism for an operator to apply for a planning permit for 
the quarry through following requirements in a document to be incorporated in the 
planning scheme (Incorporated Document).  The Incorporated Document also sets out 
conditions which Council must impose on the permit if granted.

6. here. We 
have also provided a copy of the Revised PSP, Incorporated Document and Revised 
Background Report in your brief.

The proposed quarry

7. As you will be aware from your participation in the first round, Council strongly opposed
the quarry when the matter was first before a panel.  It was
that the quarry with a long life and which is uncertain in terms of its duration, makes it 
difficult to properly plan for the area and deliver infrastructure.  The difficulties are created 
by the buffers required by the quarry that will impact in different areas at different times 
depending on  the staging of the quarry and subsequently impact on the staging of urban 
development.

8. There is a current permit application for the quarry which identifies the proposed staging 
of the quarry. The area of the proposed quarry is indicated in the map below and 
documents from the quarry application are provided in your brief. We expect the 
Applicant will amend the quarry application to line up with requirements in the 
Incorporated Document, but no amended materials have been exhibited yet. It may be 
that the applicant will argue that the limited life of the quarry would not be economic or is 
not consistent with policy.  At the time of writing this brief to you, that remains to be seen.



2

[8621668: 32293179_1]

9. The location of the quarry site and buffers in the context of the PSP is set out in the extract of 
the revised PSP below (label added by Maddocks).

10. The current application material advises that the quarry will extract up to 400,000 tonnes 
of material per year in the first ten year period. Following those years it is anticipated that 
up to 700,000 tonnes of material will be extracted per year. Then, in the current material 
available with the application it is proposed to undertake the quarrying over the following 
phases while undertaking progressive rehabilitation:

Phase 1 10 years

Quarry
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Phase 2 7 years
Phase 3 7 years
Phase 4 6 years

11. The Tract Planning Application document provides information on staging.  See 
commencing from page PDF57 and in particular around PDF92 of the Tract document in 
your brief. It is proposed quarry blasting activities would be contained to 30 years.

12. However, this proposed staging is contrary to the requirements for a quarry in the 
Incorporated Document, which requires a permit for a quarry to contain a condition 
limiting 
document also talks about limiting the extraction (i.e. not just blasting) to 20 years:

The PSP will develop over a 20 30-year duration. During the development of the precinct, there 
may be a quarry as per Works Authority 1473. The Planning Scheme limits any extraction works in 
any quarry to an extraction timeframe of 20 years. Following cessation of any quarry and 
rehabilitation to a residential standard, urban development will continue to develop as set out in the 
PSP.

13.
to a standard that facilitates the end use

14. We note that in 2017 the Department of Jobs, Precincts and Regions (DJPR) commissioned a
report prepared by Coffey that analysed the new basalt resource of the proposed quarry, provided 
in your brief.  This was exhibited as a background report with the amendments/initial PSP 
considered by the 2020 Panel. The Coffey report he WA application shows a staged 
development for the quarry over a 40 year time period and described the resource as:

a strategic long term resource that is well placed to serve the northern development corridor for 
many years into the future.

15. Given the practical constraints of carrying out extraction of this resource and completing 
rehabilitation (including any necessary reclamation) by 2052, Council is concerned about 
the lifespan being expanded by future Amendment of the provisions (if further restrictions
are not imposed). 
Committee.

Impact on development

16. This context and the material in the current Tract Planning Application document (albeit 
this is likely to be amended) gives us some idea of the extent of sequestration of 
development in the urban area while the quarry carries on its operations.

17. We note, in the course of the 2020 Panel hearing it transpired that a significant amount of 
evidence was tendered which showed:

The cost of not developing urban land for residential purposes; and

The cost of not developing the quarry on the land (via PWC memos which 
estimated the additional transport costs)

18. The economic analysis that was undertaken did not include the likely impact on the area 
known as Wallan South which is to the north of the proposed quarry. Furthermore, and 
directly relevant to your area of expertise is an assessment of the extent of stone 
resource that could be won in an approximately 20 year period and whether, if the quarry 
was to be  limited to that period of time, the stone that would be won is replaceable by 
other sources.  That is to say, while one can understand the recommendations of the 
panel in the initial hearing, we are wanting to understand whether there is any logic or 
sense it allowing a quarry for a 20 year period in the context of the disruption it may 
create to the orderly roll out of urban development. 
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19. Council wishes to provide the advisory committee with robust and detailed assessment of 
the net community benefit/disbenefit involved a decision one way or the other if a permit 
for a quarry were to be allowed in the BNWPSP area.  

YOUR INSTRUCTIONS

20. You are kindly instructed to:

20.1 review the documents in the briefing folder;

20.2 prepare an expert witness report including commentary on the issues likely to arise from 
your experience and how any analysis that you undertake may be able to assist in 
providing an Advisory Committee with a better understanding of the issues in the context 
of the objectives of planning in Victoria, including:

20.2.1 whether there is sufficient supply of product if the quarry permit application was 
not granted, and the quarry did not proceed.

21. We may also engage you to and appear at the SAC hearing for Council in May 2022.

Fee proposal

22. Before starting any work, we kindly request you provide us with an electronic copy of your 
fee proposal for your preliminary review 

23. Please also provide a schedule of fees and rates in the event that you are required to 
perform additional tasks in the future relating to this matter.

24. If your fee proposal is approved, all accounts for this matter should be referred directly to 
Maddocks (marked to the attention of Terry Montebello/Jess Orsman).

Maintaining client legal privilege and confidentiality

25. The advice you are being asked to provide may be relied upon for any future hearing or 
litigation and for the purposes of providing legal advice to our client.  You must as far as 
legally possible treat all communications relating to the scope of works as confidential
and subject to client legal privilege.

Other matters

26. Please find enclosed an indexed brief of documents. Kindly let us know if you require any 
further information or documentation.  

27. Please contact Terry Montebello on 9258 3698 or Jess Orsman on 9258 3135 should you 
have any queries.

Dated: 31 March 2022

Maddocks
Per Terry Montebello
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Appendix B Curriculum vitae for Justin Ganly 
 

Managing Director, Deep End Services Pty Ltd 

 

Associate Director, KMPG 
February 1999 – June 2003 

National Real Estate Analyst, Coles Myer 
January 1998 – February 1999 

Managing Consultant, Coopers & Lybrand Consultants 
August 1993 – December 1997 

Senior Consultant, Andersen Consulting 
January 1990 – July 1993 

 

Graduate Diploma of Applied Finance and Investment 
Securities Institute of Australia, 2003 

Bachelor of Chemical Engineering (First Class Honours) 
University of Melbourne, 1989 

 

Board Member, MAB Corporation Advisory Board 

Member, Property Council of Australia 

Associate Member, Large Format Retail Association 

Member, Victorian Planning & Environmental Law Association 

Contributor, Reserve Bank of Australia Liaison Program 

 

• Experienced economic and need expert 
• Well-developed modelling and forecasting skills 
• Thorough knowledge of supply and demand side considerations relevant to the 

extractive resources industry 
• Preparation of economic statements and expert witness evidence for a range of 

different type of quarries and recycling operations in planning and environment 
approval processes. 
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Managing Director, Deep End Services (July 2003 – current) 

• Justin established Deep End Services in July 2003 and now employs twelve staff 
based in Melbourne 

• Deep assists clients with a common requirement - the need to quantify the 
effects of the location of their business or property on sales, profitability, growth 
and income.  “DEEP” represents three core service areas: 
• Demand Evaluation 
• Economics 
• Planning 

• Within each of these three areas, Deep End Services provides consulting advice 
to retailers, property owners, property developers and others such as financial 
institutions, infrastructure providers and industry associations.  The products 
offered included: 
• Store network planning and sales forecasting 
• Acquisition due diligence 
• Feasibility analysis  
• Economic impact assessment 

• Deep’s property clients include: 
• ALH, Aventus Group, Axiom Properties, Cbus Property, Charter Hall Retail 

REIT, Dennis Family Corporation, Development Victoria, Hamton, Harvey 
Norman, HomeCo, Lend Lease, MAB Corporation, McMullin Group, Mirvac, 
Primewest, Pellicano, Stockland, Villawood and Walker Corporation 

• Deep’s retail clients include: 
• 7-Eleven, Adairs, ALDI, Anaconda, Baby Bunting, Beacon Lighting, Coles, 

Costco, Dusk, Forty Winks, Godiva, Laser Clinics Australia, Petbarn, 
Spotlight, TGI Friday’s, The Good Guys, The Sporting Globe and Woolworths 

• Deep’s other clients include: 
• Alex Fraser Group, Archer Capital, Boral, Bowyer Resources, 

InterContinental Hotels Group, Development Victoria, Hanson, Large Format 
Retail Association, Medibank, Melbourne Racing Club, Newcastle 
Permanent Building Society, NSW Department of Planning & Environment, 
Reading Entertainment and Victorian Planning Authority 

  

Professional 
Experience: 
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Associate Director, KPMG (February 1999 - 2003) 

• Based in Melbourne, but working on assignments throughout Australia and New 
Zealand, Justin worked closely with Bernard Salt, Australia’s leading business 
demographer, to provide consulting services to clients requiring independent 
assistance on retail, property, demand and/or demographic issues. 

• Services and clients at KPMG and Coopers & Lybrand Consultants included: 
• Planning & litigation support (AMP, Coles, Myer, Macquarie CountryWide) 
• Shopping centre development (AMP, Gandel, Leda, Macquarie 

CountryWide) 
• New location feasibility studies (Bunnings, Melbourne Museum, Reading 

Cinemas) 
• Store location network strategies (Freedom Furniture, Barbeques Galore, 

Rebel Sport) 
• Demand analysis (Strandbags, Just Jeans, Jeans West) 
• Specialty store micro-siting (Australia Post, Terry White, Strandbags). 

National Real Estate Analyst, Coles Myer (January 1998 - 1999) 

• Employed as Coles Myers’ National Estate Analyst in a position within the 
Shared Services team based at Tooronga in Melbourne. 

• The key responsibilities in this position were the development of store sales 
forecasting models for all major Coles Myer brands (including Myer Grace Bros, 
Kmart, Target, Coles and Bi-Lo) plus delivery of sales forecasts for proposed new 
or refurbished stores for use in capital allocation decisions. 

Managing Consultant, Coopers & Lybrand Consultants (August 1993 - December 
1997) 

• Employed as a Managing Consultant in C&LC’s Property Group, which 
comprised up to 40 staff located in offices in Melbourne, Sydney, Brisbane, 
Adelaide and Canberra. 

• The Melbourne operation was responsible for providing consulting advice to 
clients involved in retail, property  
ownership and property development in Australia, New Zealand and South East 
Asia.  This group transferred to KPMG in early 1998. 

Senior Consultant, Andersen Consulting (January 1990 - 1993) 

Employed as a Senior Consultant in the Systems Integration Group in the Melbourne 
office and was involved in systems installation such as the design and installation of 
a retail property management system in Auckland. 

Professional 
Experience (cont): 
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Appendix C Economic expert witness statement, 
Amendment C106 to the Mitchell Planning Scheme, Justin 
Ganly, 8 July 2020 



 
 

Economic Expert Witness 
Statement 
Amendment C106 to the Mitchell Planning Scheme 

Prepared for Mitchell Shire Council 
8 July 2020 
 



 

Deep End Services 
Deep End Services is an economic research and property consulting 
firm based in Melbourne. It provides a range of services to local and 
international retailers, property owners and developers including due 
diligence and market scoping studies, store benchmarking and 
network planning, site analysis and sales forecasting, market 
assessments for a variety of land uses, and highest and best use 
studies. 

Contact 
Deep End Services Pty Ltd 
Suite 304 
9-11 Claremont Street 
South Yarra VIC 3141 

T +61 3 8825 5888 
F +61 3 9826 5331 
deependservices.com.au 

Enquiries about this report should be directed to: 

Justin Ganly 
Managing Director 
justin.ganly@deependservices.com.au 

Document Name 
Mitchell Shire Council report - Mitchell Am C106 - Economic expert 
statement - J Ganly - 8 Jul 20 
 

Disclaimer 
This report has been prepared by Deep End Services Pty Ltd solely for use by the party to whom it is 
addressed and by Planning Panels Victoria. Accordingly, any changes to this report will only be notified 
to those parties. Deep End Services Pty Ltd, its employees and agents accept no responsibility or 
liability for any loss or damage which may arise from the use or reliance on this report or any 
information contained therein by any other party and gives no guarantees or warranties as to the 
accuracy or completeness of the information contained in this report. 

This report contains forecasts of future events that are based on numerous sources of information as 
referenced in the text and supporting material. It is not always possible to verify that this information is 
accurate or complete. It should be noted that information inputs and the factors influencing the 
findings in this report may change hence Deep End Services Pty Ltd cannot accept responsibility for 
reliance upon such findings beyond six months from the date of this report. Beyond that date, a review 
of the findings contained in this report may be necessary. 

This report should be read in its entirety, as reference to part only may be misleading. 

mailto:justin.ganly@deependservices.com.au
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01 This statement addresses the need for a proposed quarry at Beveridge as per Work 
Authority 1473 (“WA1473”). 

02 The statement has been prepared for Mitchell Shire Council (“Council”) and is to 
assist the Panel formed to consider Amendment C106 (“Am C106”) to the Mitchell 
Planning Scheme (“Scheme”). 

03 Am C106 relates to the Beveridge North West Precinct Structure Plan (“BNW PSP”). 

04 The BNW PSP covers an area of approximately 1,276 ha (“PSP Area”). 

05 WA1473 applies to land contained within the BNW PSP. 

 
 
 
Introduction 

1.1 Background 
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06 My instructions were provided in writing by Maddocks on 7 July 2020 as follows: 

You are requested to give your opinion on the question of whether a 
need for an additional hard rock quarry exists in the northern growth 
area. 

In coming to your opinion, you should have regard to any relevant 
documentation as published by the State Government concerning the 
supply and demand for hard rock resources and also have regard to the 
background report prepared by Coffey Partners that is available in the 
Background material on the VPA website for the Beveridge North West 
PSP. It is directly relevant to Amendment C106. If you have regard to any 
other documentation, please ensure that you fully disclose it in your 
report. 

While you may have considered other matters for Yarra Valley Water, we 
do not request that you provide us with your opinion on those other 
matters. Your instructions are confined to the question of need for the 
hard rock quarry as proposed by Conundrum in the north east sector of 
the Beveridge North West PSP. 

07 The email containing my instructions is provided at Appendix A. 

08 The tasks completed in the preparation of this statement have included reading and 
considering: 

• The exhibited Amendment documentation and relevant background documents 
to Am C106. 

• Other relevant documents and reports prepared in relation to demand for and 
supply of extractive resources in the region. 

• Relevant submissions made regarding Am C106. 

09 My staff and I have also analysed a range of aerial imagery and other data available 
to enable quarry development trends to be observed within the region. 

1.2 Instructions 

1.3 Approach 
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10 The following abbreviations are used in this statement: 

ABBREVIATION MEANING 

ABS Australian Bureau of Statistics 

Am C106 Amendment C106 to the Mitchell Planning Scheme 

BNW Beveridge North West 

Coffey Report Wallan/Beveridge Extractive Resources Analysis 
(2017), 15 November 2017, Coffey Services Pty Ltd for 
DEDJTR 

Council Mitchell Shire Council 

C&D Construction & Demolition 

DEDJTR Department of Economic Development, Jobs, 
Transport and Resources 

DELWP Department of Environment, Land, Water and 
Planning 

EIIA Extractive Industry Interest Area 

EY Report Demand analysis of extractive resources in Victoria, 
16 May 2016, Ernst & Young for DEDJTR 

ha hectare 

PSP Precinct Structure Plan 

PSP Area BNW PSP land of approximately 1,276 ha 

PwC Report Extractive Resources in Victoria: Demand and Supply 
Study: 2015 to 2050 (Final Report), May 2016, PwC 
for DEDJTR 

SA2 Statistical Area 2 

Scheme Mitchell Planning Scheme 

VPA Victorian Planning Authority 

WA Work Authority 

 

1.4 Abbreviations 



4 

Economic Expert Witness Statement—8 July 2020 Deep End Services

The following expert witness details are provided as required in Planning Panels 
Victoria’s Guide to Expert Evidence. 

Name and address of expert 

Mr Justin Ganly 
Managing Director 
Deep End Services Pty Ltd 
Suite 304, 9-11 Claremont Street 
South Yarra   Victoria   3141 

Expert’s qualifications and experience 

• Graduate Diploma of Applied Finance & Investment, Securities Institute of 
Australia. 

• Bachelor of Engineering (Chemical) (First Class Honours), University of 
Melbourne. 

• Managing Director of Deep End Services since 2003. 
• Retail and property consultant for KPMG, Coopers & Lybrand and Coles Myer 

from 1993 to 2003. 
• A full CV is included at Appendix B. 

Expert’s area of expertise to make report 

• Need analysis and economic impact assessments in the context of planning 
hearings. 

• Detailed knowledge of greenfield residential land demand and supply drivers. 
• Detailed knowledge of waste, recycling and extractive resource industry 

operations. 
• Thorough understanding of retail and commercial land use and development 

patterns throughout Victoria. 
• Demographic analysis. 
• Population forecasting. 
• Feasibility analysis for property owners and developers of all forms of property. 
• Expert evidence provision for planning jurisdictions across Australia. 

Instructions that defined the scope of the report 

My instructions are provided in Appendix A. 

Facts, matters and assumptions upon which the report proceeds 

• Stated in relevant sections of my report. 

Documents, materials and literature used in preparing this report 

• Stated in relevant sections of my report. 

Assisting staff 

• Coran Mulcahy, Analyst, Deep End Services assisted with data analysis and map 
preparation. 

Summary of the opinions of the expert 

• It is my opinion that there is no need for the proposed quarry (WA1473). 

1.5 Expert 
witness details 
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Provisional opinions not fully researched 

• None. 

Questions outside the expert’s expertise 

• None. 

Report incompleteness or inaccuracies 

• None. 
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11 Am C106 has been prepared by the Victorian Planning Authority (“VPA”) which is the 
planning authority for this amendment. 

12 The Amendment applies to the PSP Area shown in Figure 1, which is: 

• Located south of Wallan and north of Beveridge; and 
• Generally bound by Hadfield Road to the north, the Hume Freeway to the east, 

Camerons Lane to the south and Old Sydney Road to the west. 

  

 
 
 
Amendment C106 

2.1 Background 

Figure 1—BNW PSP 
Area 

Source: Am C106 
Explanatory Report 
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13 As set out in the Am C106 Explanatory Report: 

The amendment proposes to implement the Beveridge North West 
Precinct Structure Plan (PSP) by introducing a new Schedule 3 to the 
Urban Growth Zone to the Mitchell Planning Scheme (the Scheme) and 
applying it to the precinct. 

More specifically, the amendment proposes the following changes to the 
Mitchell Planning Scheme: 

• Rezones land in the amendment area from Urban Growth Zone, 
Rural Conservation Zone and Urban Floodway Zone to UGZ3 and 
Rural Conservation Zone (RCZ). 

• Inserts Schedule 3 to Clause 37.07 Urban Growth Zone (UGZ) into 
the Mitchell Planning Scheme. 

• Inserts Schedule 4 to Clause 43.03 Incorporated Plan Overlay (IPO) 
into the Mitchell Planning Scheme. 

• Deletes the Erosion Management Overlay (EMO) and Vegetation 
Protection Overlay Schedule 1 and Schedule 2 (VPO1, VPO2) from 
land in the amendment area. 

• Incorporates the “Beveridge North West Precinct Structure Plan, 
August 2019” into the planning scheme by listing it in the Schedule 
to Clause 72.04. 



8 

Economic Expert Witness Statement—8 July 2020 Deep End Services

14 The Future Urban Structure proposed within the BNW PSP is copied at Figure 2. 

Figure 2—BNW PSP Future Urban Structure 

 
Source: BNW PSP 

15 The Future Urban Structure does not incorporate the quarry proposed via WA1473 
(although the WA boundary is shown on Figure 2 of the BNW PSP). 

16 The Background Report for the BNW PSP sets out the reasoning for the quarry not 
being incorporated as follows at page 29: 

A quarry has been proposed in the Beveridge North West precinct on the 
western side of Spring Hill Cone. A works authority number has been 
allocated to the quarry proposal (WA 1473); however, the planning 
permit application for the quarry was refused by Mitchell Shire Council 
and, accordingly, a Works Authority approval has not been provided. 

The Department of Jobs, Precincts and Regions (DJPR) has considered 
the underlying resource identified by works authority number WA1473 
(see Wallan/Beveridge Extractive Resource Analysis, Coffey Services, 
2017). DJPR recognises the value of the resource and recommends that 
the resource should be extracted. DJPR recognises the competing 
demands of urban development and resource extraction and defers to 
Plan Melbourne’s Policy 1.4.2 regarding extracting resources before 
urban development. 
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The Minister for Planning has determined that the PSP will be exhibited 
without the quarry shown on the Future Urban Structure and this has 
been communicated to land owners and affected parties. 
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17 My instructions require me to consider the need for additional hard rock quarries in 
the northern growth area and, specifically, for the proposed quarry WA 1473 within 
the BNW PSP. 

18 Within this section of my statement I assess the need for the proposed quarry using 
a process which considers: 

• WA1473 details (referring, as necessary, to the planning permit application 
lodged by Tract Consultants on behalf of Conundrum Holdings for the subject 
land on 4 October 2019); 

• Demand; 
• Supply; and 
• Resulting need. 

 
 
 
Need for proposed quarry (WA 1473) 

3.1 Introduction 
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19 WA1473 applies to the land shown in Figure 3 and Figure 4 at 175 Northern Road, 
Wallan. 

  

3.2 WA1473 
details 
Figure 3—WA1473 
location 

Source: WA 1473 
Planning Permit 
Application 
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20 The planning permit application and associated third version of the Work Authority 
contains the following key details in relation to the proposed quarry: 

• The total area of WA1473 is 48.5 ha, of which 32.6 ha is extractive area. 
• Identified resource is Newer Basalt. 
• Estimated reserve of 17 million tonnes: 

• “High quality”  12 million tonnes 
• “Commercial quality” 5 million tonnes. 

• Indicative extractive schedule: 
• Phase 1  Years 1-10 170,000-400,000 tonnes/year 
• Phase 2  Years 11-17 400,000-700,000 tonnes/year 
• Phase 3/4 Years 18-30 < 700,000 tonnes/year. 

21 At the outset, I observe that the intended 30-year life of the quarry infers an average 
production rate of 567,000 tonnes per year. 

22 As I state later in paragraph 54, I would expect a production rate for a quarry of this 
size to be typically 400,000 tonnes per year (i.e. resulting in a quarry life of 42.5 
years). 

Figure 4— WA1473 
location within 
BNW PSP 

Source: WA 1473 
Planning Permit 
Application 
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23 I also note the following from the Tract Town Planning report accompanying the 
permit application (with my emphasis added): 

Material will be transferred to Northern Quarries (O’Herns Road, Epping) 
for secondary processing for at least the first five years; [pg. 5] 

24 Basalt (both New and Old) along with Granite, Hornfels and Ryodacite are the major 
sources of “hard rock” in Victoria. 

25 Hard rock resources are used for a range of construction/infrastructure, building and 
manufacturing purposes. 

26 Typical hard rock applications include: 

• Aggregate – a key component of concrete but also used as rail ballast; 
• Road base (Class 1 and Class 2); and 
• Road sub-base (Class 3 and Class 4). 

27 Ernst & Young prepared the report Demand analysis of extractive resources in 
Victoria for the Department of Economic Development, Jobs, Transport and 
Resources (“DEDJTR”) on 16 May 2016 (“EY Report”). 

28 The EY Report was prepared in collaboration with DEDJTR, the Extractive Industries 
Taskforce and PwC, which used the data and findings in preparing the concurrent 
May 2016 report Extractive Resources in Victoria: Demand and Supply Study: 
2015 to 2050 (Final Report) (“PwC Report”). 

29 The EY Report provides total and regional demand forecasts for Victorian 
consumption of materials which have historically been supplied by the extractive 
resources sector. 

30 The methodology used within the EY Report is described as follows at page 2 of the 
report: 

• Identification of historic relationships between macro-economic 
demand drivers and construction activities.  

• Identification of historic relationships between construction activities 
and the total production of extractive resources. During the course of 
the demand analysis, undertaken from May to December 2015, this 
work relied on extractive resources production data provided by the 
DEDJTR. This data covered the period from 1991 to 2014.  

• Develop a high level forecast of construction activities based on 
Victorian Government population and macroeconomic projections and 
in line with their long term relationships with different construction 
sectors.  

• Forecast of the total demand for extractive resources, focusing on four 
key categories of extractive resources (hard rock, limestone, sand and 
gravel and clay and clay shale).  

3.3 Demand 
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• Develop a spatial allocation per local government area (LGA) of the 
demand for hard rock, limestone, sand and gravel and clay and clay 
shale, based on the spatial allocation of construction activities and 
key technical assumptions received from the DEDJTR’s technical 
advisors linking each construction activity with the use of extractive 
resources.  

A further detailed industry analysis was undertaken to refine our 
projections to account for the complex nature of the industry and the 
interdependent relationships between demand in certain locations and 
the supply of available extractive resources. This recognizes the 
tendency for the construction industry to make best use of what is 
available and can be transported to construction sites at least cost. This 
helped us refine the spatial allocation of the demand for extractive 
resources, including the development of projections of hard rock demand 
with an increased level of granularity around the different types of hard 
rocks. 

31 A key output of the EY Report is total Victorian demand for hard rock over the 
forecast period of 2015-2050.  This is provided for a number of scenarios, but the 
Baseline is adopted in the PwC Report and the summary data for that scenario is 
provided within Figure 5. 

Figure 5—Forecast Baseline annual demand for extractive resources product, Victoria, 2015-2050 

 
Source: EY Report  
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32 The EY Report then provides details for forecast demand for extractive resources 
product for the top 10 LGAs in the state for two timeframes: 

• 2015-2025; and 
• 2026-2050. 

33 These are reproduced as Figure 6 and Figure 7. 

  

  

Figure 6—Forecast 
annual demand for 
extractive resources 
product, Top 10 
LGAs, 2015-2025 

Source: EY Report 

Figure 7—Forecast 
annual demand for 
extractive resources 
product, Top 10 
LGAs, 2026-2050 

Source: EY Report 
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34 Maps are also provided within the EY Report to illustrate LGA-based demand across 
the state for the same timeframes and these are copied at Figure 8 and Figure 9. 

  

  

Figure 8—Forecast 
annual demand for 
extractive resources 
product by LGA, 
2015-2025 

Source: EY Report 

Figure 9—Forecast 
annual demand for 
extractive resources 
product by LGA, 
2026-2050 

Source: EY Report 
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35 In my opinion, the majority of demand for hard rock resources extracted from 
WA1473 would be generated by the Northern LGAs (i.e. Hume, Whittlesea and 
Mitchell). 

36 I have constructed Table 1 to determine the amount of hard rock which is forecast to 
be consumed within these three LGAs from 2020 to 2050. 

LGA 2020-2025 

Average per 
year 

(2020-2025) 2026-2050 

Average per 
year 

(2026-2050) 2020-2050 

Average per 
year 

(2020-2050) 

Hume 10.2 1.7 51.2 2.1 61.4 2.0 

Whittlesea 12.5 2.1 45.7 1.8 58.2 1.9 

Mitchell 2.9 0.5 21.3 0.9 24.2 0.8 

Total Northern 
LGAs 

25.6 4.3 118.2 4.7 143.8 4.6 

37 I have used the following assumptions in deriving Table 1: 

• Hard rock demand for Hume and Whittlesea is as per Figure 6 for 2015-2025 and 
as per Figure 7 for 2026-2050. 

• Hard rock demand for Mitchell is calculated based on: 
• An estimate of 7.5 million tonnes for all extractive resources material demand 

for 2015-2025 (mid-point of colour range in Figure 8) and 30 million tonnes 
for all extractive resources material demand for 2026-2050 (mid-point of 
colour range in Figure 9, noting that this should be 20-40 million tonnes given 
that Mitchell is not in top 10 LGAs and Cardinia – at number 10 – has demand 
for 36.0 million tonnes). 

• Hard rock demand representing 66.7% and 71.1% of all extractive resources 
material demand for Hume and Whittlesea for 2015-2025 and 2026-2050, 
respectively (as per Figure 6 and Figure 7). 

• Hard rock demand in the years 2020-2025 will represent 57.0% of hard rock 
demand in the years 2015-2025 for the three LGAs as per the data in Figure 5 for 
Victoria. 

38 The data presented within Table 1 shows that the current demand for hard rock 
product generated by the Northern LGAs is 4.3 million tonnes per year. 

39 Whilst demand generated by the Mitchell LGA is forecast to increase from the 
current level of 0.5 million tonnes per year to 0.9 million tonnes per year from 2026-
2050 (and Hume from 1.7 million tonnes per year to 2.1 million tonnes per year), these 
increases are, to a degree, offset by a decrease in demand within Whittlesea from 2.1 
million tonnes to 1.8 million tonnes per year. 

40 As a result, the annual increase in demand for hard rock material from the Northern 
LGAs is just 0.4 million tonnes for 2026-2050 compared to 2020-2025. 

41 Demand for hard rock within the Northern LGAs will be driven by both residential 
development and infrastructure projects (most notably rail, road and runway works 
at Melbourne Airport). 

Table 1—Forecast 
hard rock demand 
(million tonnes), 
Hume, Whittlesea & 
Mitchell LGAs, 
2020-2050 

Source: EY Report 
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42 I have indicated the location of WA1473 on Figure 10 along with other hard rock 
WAs, the boundaries of the Northern LGAs and the location of significant 
infrastructure projects. 

 

43 It is apparent to me that the majority of existing and future demand for hard rock 
material in the region is generated by residential development and infrastructure 
projects which are generally located to the south – and often well to the south – of 
WA1473. 

3.4.1 Existing operations 

44 In order to examine current sources of hard rock supply in the region, I have first 
extracted Work Authority (“WA”) information from Earth Resources Victoria at 
https://earthresources.vic.gov.au/geology-exploration/maps-reports-data for the 
Northern LGAs. 

45 I have then determined which of these WAs relate to active quarries where hard rock 
material is being extracted by examination of the information attached to the WA, as 
well as web site searches and my general knowledge of operations within this 
region. 

46 The active hard rock quarries are shown on Figure 11. 

Figure 10—
WA1473, other hard 
rock WAs and 
location of 
significant 
infrastructure 
projects in northern 
Melbourne 

Note: Infrastructure 
projects that span 
large areas are 
represented as 
nominal points on 
map 

Source: Transport 
Victoria; LXRA;  
Big Build (Vic); Earth 
Resources Victoria 

3.4 Supply  

https://earthresources.vic.gov.au/geology-exploration/maps-reports-data
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Figure 11—Active hard rock quarries, Hume, Mitchell & Whittlesea LGAs 

 
Source: Earth Resources Victoria 
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47 I have also indicated the location of the Alex Fraser Construction & Demolition 
(“C&D”) recycling facility at Graystone Court, Epping on Figure 11 as the facility 
produces recycled product for use in road bases and aggregate for landscaping, civil 
and landscaping works. 

48 My knowledge of the operations of Alex Fraser Epping has resulted from my 
preparation of a witness statement to assist the Advisory Committee considering an 
application by Alex Fraser to extend its permit for a similar facility at Clarinda. 

49 Included within my Clarinda statement is data which shows the following amounts 
of recycled product output from Alex Fraser operations in 2018: 

• Clarinda 674,000 tonnes 
• Epping 881,000 tonnes. 

50 As stated by John Krbaleski (Head of Resources, Forestry & Game at the 
Department of Jobs, Precincts & Regions) in a supporting submission of 5 June 2020 
to the Clarinda Advisory Committee: 

The closure of the Clarinda recycling facility would be equivalent to 
losing a large quarry from the currently available supply options. 

51 In my opinion, it is appropriate that the Alex Fraser recycling facility at Epping be 
included with existing quarries when considering the supply of hard rock product in 
Melbourne’s northern region, particularly as the facility’s operations ‘fit the bill’ 
neatly with respect to national and state recycling policy. 

52 I have assumed that Alex Fraser at Epping can supply 800,000 tonnes per year of 
hard rock material until at least 2050 based upon its location just to the north of the 
established suburbs of Melbourne (including the CBD) where almost all of its C&D 
feedstock is sourced. 

53 In order to estimate the size of hard rock quarry reserves for existing operations, I 
have adopted the following guidelines to estimate total reserve size based on the 
respective WA areas: 

• < 50 ha  0.4 million tonnes/ha 
• 50–150 ha 0.25 million tonnes/ha 
• > 150 ha   0.15 million tonnes/ha. 

54 Similarly, I have used the following average production guidelines to help estimate 
remaining reserves at 2020 (supplemented, where available, by other information in 
the public domain): 

• < 50 ha  0.4 million tonnes/year 
• 50–150 ha 0.5 million tonnes/year 
• 150-300 ha  0.7 million tonnes/year 
• > 300 ha  1.2 million tonnes/year. 

55 My resulting estimates of resource size, production rate and resource exhaustion for 
all operating hard rock quarries in the Northern LGAs are provided within Table 2. 



21 

Economic Expert Witness Statement—8 July 2020 Deep End Services

Table 2—Active hard rock quarry details, Northern LGAs 

Work 
Authority Location LGA Operator Mineral type 

WA 
area 

Estimated 
total reserve 

Estimated 
reserve 

remaining 

Estimated 
production 

rate 

Forecast  
exhaustion 
of resource 

(based on 
estimates in 

prev. 
columns) 

     
(ha) 

(million 
tonnes) 

(million 
tonnes) 

(million 
tonnes/year) (year) 

WA400 Kilmore East Mitchell Hanson 
Construction 
Materials 

Basalt New 504.0 76 48 1.2 2060 

WA384 Kilmore East Mitchell Hanson 
Construction 
Materials 

Basalt Old 456.6 68 32 1.2 2047 

WA176 Oaklands 
Junction 

Hume Holcim 
(Australia) 

Granite HR, 
Hornfels 

315.7 47 11 1.2 2029 

WA393 Wollert Whittlesea Hanson 
Construction 
Materials 

Basalt New 308.5 46 30 1.2 2045 

WA102 Wollert Whittlesea Boral Resources Hornfels 97.9 24 7 0.5 2033 

WA428 Seymour Mitchell Seymour 
Quarries 

Basalt New 57.6 14 7 0.5 2033 

WA492 Donnybrook Whittlesea Barro Group Sedimentary 
HR 

42.5 17 5 0.4 2033 

WA445 Epping Whittlesea Conundrum 
Holdings 

Basalt New 38.7 15 3 0.4 2028 

WA149 Epping Whittlesea ESG Epping Basalt New 36.2 14 3 0.4 2027 

WA147 Beveridge Mitchell Aurora 
Construction 
Materials 

Scoria 10.2 4 1 0.2 2025 

Sub-total - - - - 1,867.8 325 147 7.2 - 

n/a Epping Hume Alex Fraser Recycled C&D 
waste 

n/a n/a n/a 0.8 n/a 
 

Total - - - - - - - 8.0 - 

56 Table 2 shows that the active hard rock quarries in the Northern LGAs are estimated 
to be producing material at the rate of 7.2 million tonnes per annum. 

57 Inclusion of Alex Fraser at Epping increases the production rate estimate to 8.0 
million tonnes per annum. 

58 As set out within Table 1, demand for hard rock from the Northern LGAs is currently 
4.3 million tonnes per annum, increasing to 4.7 million tonnes per annuum from 2026 
to 2050. 

59 The local operating quarries and Alex Fraser Epping are therefore producing hard 
rock material at a rate which is almost twice that required by the Northern LGAs. 

60 The balance of material produced is being used elsewhere in Melbourne and 
regional Victoria (but being carted significantly longer distances than to the 
Northern LGAs). 

61 Table 2 also shows the total estimated reserve remaining within the active hard rock 
quarries in the Northern LGAs as 147 million tonnes. 
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62 This exceeds forecast hard rock material demand for the Northern LGAs of 143.8 
million tonnes for 2020-2050 as set out within Table 1. 

63 Of course, the Alex Fraser Epping facility will also be supplying hard rock product 
during this period and, at a rate of 800,000 tonnes per annum, would add a further 
24.8 million tonnes of supply. 

64 The total amount of hard rock material (reserve and recycled) which could be 
available from the operating quarries and Alex Fraser Epping within the Northern 
LGAs is therefore estimated as 171.8 million tonnes over the outlook period to 2050. 

3.4.2 Future operations 

65 As was the process for quarries with Current WAs, I have extracted Applied WA 
information from Earth Resources Victoria at 
https://earthresources.vic.gov.au/geology-exploration/maps-reports-data for the 
Northern LGAs. 

66 I have then determined which of these WAs relate to extensions of active hard rock 
quarries or applications for new hard rock quarries by examination of the information 
attached to the WA and by reference to various documents such as PSPs. 

67 In some cases, the resource to be extracted was not populated within the WA 
database for Applied WAs but this was supplemented as follows in an email from 
Maree Cloney at Earth Resources Regulation Licensing on 27 May 2020: 

• WA006852  Unknown   Not yet granted  
• WA006220  Sand/Gravel   Not yet granted 
• WA006432  Unknown   Not yet granted 
• WA006404   Gravel    Not yet granted 
• WA006289  Gravel    Not yet granted 
• WA006437  Basalt New; Sedimentary  Not yet granted 
• WA1553  Unknown   Not yet granted 

68 This information allowed me to eliminate WA006220, WA006404 and WA006289 
as it was evident that they were not applications for hard rock quarries. 

69 The locations of the Applied WAs (and Current WAs) which are for hard rock 
quarries are shown on Figure 12. 

https://earthresources.vic.gov.au/geology-exploration/maps-reports-data
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Figure 12—Applied hard rock quarries, Hume, Mitchell & Whittlesea LGAs 

 
Source: Earth Resources Victoria 
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70 There are two WA applications of particular interest as they are in relation to 
deposits at Donnybrook and therefore in relatively close proximity to WA1473. 

71 Both WAs are also within the Extractive Industry Interest Area (“EIIA”). 

72 The first of these is WA006437 which is for a 33.5 ha expansion of Barro’s operating 
Woody Hill quarry (WA492). 

73 The existing quarry and the expansion land are contained within the Shenstone Park 
PSP area. 

74 The Shenstone Park PSP is dated September 2019 and was on exhibition from 10 
October 2019 to 15 November 2019. 

75 A total of 26 submissions were made in relation to the exhibited PSP and these are 
currently being considered before likely referral to a Panel. 

76 The Future Urban Structure for the Shenstone Park PSP is copied at Figure 13. 

Figure 13—Shenstone Park PSP Future Urban Structure 

 
Source: Shenstone Park PSP, September 2019 
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77 The Future Urban Structure clearly shows: 

• The location of the existing and operating Woody Hill Quarry (WA492); 
• The land associated with the proposed expansion of the quarry to the east and 

north (WA006437); and 
• Associated buffers – i.e. a mixture of “business” and “BCS conservation area” – 

around the existing quarry and expansion land. 

78 I also note the following is provided within the Shenstone Park PSP: 

Furthermore, these features where appropriate will be used to help 
protect and separate key existing economic and employment generators, 
including the Woody Hill Quarry, and Phillips Quarry and Wollert 
Wastewater Recycling Treatment Plant immediately south of the 
precinct, from urban development. The Woody Hill and Phillips Quarries 
have been identified as being of strategic importance to the development 
of the northern growth corridor to 2050 and their operation and 
expansion are protected through this PSP. [2.1 Vision, pg. 6] 

 

Deliver employment land for a variety of sectors through industrial and 
commercial precincts that allow the continued operation and expansion 
of the Woody Hill quarry and commencement and expansion of the 
Phillips Quarry. [2.2 Objectives, O10, pg.7] 

 

The PSP responds to the current operation of the Woody Hill Quarry and 
allows for its future expansion. Buffers for noise, sensitive use and 
blasting are shown on Plan 15, calculated from the maximum possible 
extent of expansion, given known constraints. The Phillips Quarry has 
also been shown on Plan 15 as its future operation impacts the 
development of residential land in the south east of the PSP area. These 
two quarries are of strategic importance to the State and the earth 
resources in these locations need to be protected and utilised. These 
resources take precedence over private development and the buffers 
shown on Plan 15 are intended to ensure the quarries can operate while 
protecting amenity and human health and safety. [3.8.4, pg. 50] 

79 The expansion of the Woody Hill Quarry within WA006437 would allow for the 
extraction of both mudstone (i.e. sedimentary hard rock) and New Basalt (as advised 
by Earth Resources Regulation Licensing). 

80 WA006437 is 33.5 ha in size and, using my guidelines, I estimate that the reserve 
contains approximately 13 million tonnes of hard rock (as shown in Table 3). 
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Table 3—Applied for hard rock quarry details, Northern LGAs 

Work 
Authority Location LGA Operator Mineral type 

WA 
area 

Estimated total 
reserve* 

Estimated 
production rate 

upon 
commencement 

     (ha) (mil tonnes) (mil tonnes/year) 

WA006852 Donnybrook Whittlesea Barro Group Basalt 212.0 32 0.7 

WA1409 Bulla Hume Alan McKenzie Basalt Old 160.3 24 0.7 

WA006432 Bulla Hume John De Frutos Basalt 
(assumed) 

45.3 18 0.4 

WA006437 Donnybrook Whittlesea Barro Group Basalt New; 
Sedimentary 
HR 

33.5 13 0.4 

WA578 Bulla Hume Whitsunday 
Crushers 

Basalt New 5.0 2 0.4 

WA1553 Bulla Hume MJ de Frutos 
Nominees 

Basalt 
(assumed) 

3.0 1 0.4 

Total excl. 
WA1473 

- - - - 459.1 90 3.0 

WA1473 Beveridge Mitchell Conundrum 
Holdings 

Basalt New, 
Scoria 

48.5 17 0.4 

81 The Woody Hill expansion reserve is a little smaller than the reserve at WA1473 but, 
in my opinion, is much better located than WA1473 as: 

• It is an expansion of an existing quarry where infrastructure is in place; and 
• The resource is closer to key demand generators within northern Melbourne. 

82 The second Applied hard rock licence at Donnybrook is WA006852. 

83 This WA covers a large area of 212.0 ha and the resource to be extracted is Basalt as 
described in the background report Shenstone Park Impact Assessment, Woody 
Hill Addendum, September 2019 which was prepared by GHD for the VPA to assess 
air quality, noise and vibration from the quarries. 

84 Whilst WA006437 is for land outside of the Shenstone Park PSP, it acknowledged 
and planned for within the PSP as shown on the Future Urban Structure Plan and as I 
have set out in paragraph 78. 

85 I have also copied in Figure 14 a plan which shows the location of the Phillips Quarry 
WA and the consideration of its future development which has been taken into 
account in the development of the Shenstone Park PSP. 
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Figure 14—Shenstone Park PSP Buffers, Noise Amenity Area and Measurement Length 

 
Source: Shenstone Park PSP 

86 Based on my guidelines, I estimate the Basalt resource within the Phillips Quarry as 
being 32 million tonnes. 

87 Together, the expansion of the Woody Hill Quarry and the development of the 
Phillips Quarry would therefore allow for the extraction of 45 million tonnes of hard 
rock which would be two and half times as much material as is in the WA1473 
reserve and, as I have already stated, is much better positioned to supply 
Melbourne’s needs than the Beveridge reserve. 

88 When added to the existing remaining hard rock resource and output of Alex Fraser 
Epping over the outlook period to 2050 (i.e. 171.8 million tonnes), the two 
Donnybrook quarries could increase supply by 26% to 216.8 million tonnes. 

89 Elsewhere within the Northern LGAs at Bulla, a cluster of four hard rock WAs have 
Applied status. 

90 These WAs have a total area of 213.6 ha and I estimate the total hard rock reserves 
available within these WAs as 45 million tonnes, i.e. the same amount as I have 
estimated within the Donnybrook WAs. 
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91 Together, the Bulla quarries could therefore increase the amount of hard rock 
resource available within the Northern LGAs to 261.8 million tonnes for 2020-2050, a 
figure approaching twice the amount required for the Northern LGAs during this 
period (i.e. 143.8 million tonnes). 

92 I have already set out in the previous sub-sections of this report that: 

• Demand for hard rock product from the Northern LGAs will be 143.8 million 
tonnes from 2020 to 2050; and 

• Possible hard rock supply is estimated as follows for the same period for the 
Northern LGAs: 
• Operating quarries    147.0 million tonnes 
• Alex Fraser Epping     24.8 million tonnes 
• Sub-total  operating    171.8 million tonnes 
• Woody Hill expansion     13.0 million tonnes 
• New Phillips quarry     32.0 million tonnes 
• Sub-total operating + new Donnybrook   216.8 million tonnes 
• New Bulla quarries     45.0 million tonnes 
• Sub-total operating + new Donnybrook + new Bulla 261.8 million tonnes 

93 In my opinion, the operating quarries, Alex Fraser Epping and Donnybrook 
expansion/new quarry will enable the Northern LGAs to be more than adequately 
supplied with hard rock until 2050 (and well beyond).  This is without any 
consideration of the merits of the Bulla quarry applications. 

94 Indeed, there will continue to be surplus hard rock material generated from within 
this area and this will be utilised elsewhere in Melbourne and regional Victoria. 

95 This is consistent with the commentary and data provided within the PwC report 
and highlighted within Figure 15 which shows Mitchell, Whittlesea and Hume as all 
being in the top 10 hard rock supply areas within the state. 

Figure 15—Key hard rock supply locations 

 
Source: PwC report  

3.5 Need 
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96 However, what is apparent from Figure 15 is that Mitchell is not seen as having a 
hard rock production shortfall over the period to 2050. 

97 Rather, it is the LGAs of Whittlesea and Hume which have shortfalls and this, in my 
opinion, simply strengthens the case for the new/expanded Donnybrook 
(Whittlesea) and Bulla (Hume) hard rock quarries. 

98 The preference for additional hard rock quarrying capacity within Whittlesea is 
amplified by Figure 16 from the PwC report which highlights that hard rock resource 
is threatened (specifically Hornfels) or will be depleted (other hard rock) for the LGA. 

99 However, this is not the case for Mitchell where the significant hard rock resources 
at East Kilmore mean that hard rock is neither seen as threatened or in danger of 
depletion within the LGA. 

Figure 16—Top 20 LGAs for strategic extractive industry resources 

 
Source: PwC Report 
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100 The importance of the Donnybrook and Kilmore East resources is underlined by the 
inclusion of the three active quarries on the “Hot List” of quarry projects provided 
within the Joint Ministerial Statement, Extractive Resources of 2018 and copied at 
Figure 17 (with my emphasis). 

  

101 The Joint Ministerial Statement states that the 11 Hot List quarry projects could 
provide 160 million tonnes of additional product. 

102 The criteria for inclusion on the Hot List include: 

“… the site contains significant accessible resources and is well located 
to markets …” 

Figure 17—Hot List 
Quarries 

Source: Joint 
Ministerial 
Statement, 
Extractive Resources 
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103 WA1473 is not included on the Hot List and it is also not included on the North 
Growth Corridor Plan as copied in Figure 18 (where I have indicated the Woody Hill 
quarry/expansion and Phillips quarry locations are identified in red). 

Figure 18—North Growth Corridor Plan 

 
Source: Growth Areas Authority 

104 In my opinion, it is clear that there is no need for WA1473 and this is consistent with 
strategic planning and resources studies carried out for Victoria and the Northern 
LGAs for the past decade or more. 

105 The background studies for the BNW PSP include the report Wallan/Beveridge 
Extractive Resources Analysis (2017) which was prepared by Coffey Services Pty 
Ltd for DEDJTR on 15 November 2017 (“Coffey Report”). 

106 My conclusion that there is no need for WA1473 is in direct contrast to the 
conclusion of the Coffey Report. 
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107 In my opinion, the Coffey Report is deficient and reached the incorrect conclusion 
for reasons including: 

• Failure to consider either the hard rock quarry expansion (Woody Hill) or new 
quarry (Phillips) at Donnybrook; 

• Lack of recognition of the size of the resource available to the Kilmore East 
quarries and their Hot List status; 

• Failure to carry out a thorough demand and supply analysis which would have 
incorporated Alex Fraser operations at Epping; and 

• Concerns about existing quarries being operated by “vertically integrated 
suppliers” and alleged implications for availability of product and costs, with no 
evidence provided that the implications are valid. 

108 I also note that the Coffey Report places significant emphasis on WA1473 being 
ideally placed to minimise transport costs to construction sites 

109 However, this fails to take into account the location of the Donnybrook quarries – 
which would be better placed given Coffey’s criteria – and also the statement in the 
Tract planning permit report that material extracted at WA1473 will have to be 
transported to Epping for processing for at least the first five years of operation of 
WA1473. 



33 

Economic Expert Witness Statement—8 July 2020 Deep End Services

110 It is my opinion that there is no need for the proposed quarry (WA 1473) within the 
BNW PSP Area. 

111 In arriving at my conclusion, I have made all the inquiries that I believe are desirable 
and appropriate and no matters of significance which I regard as relevant have, to 
my knowledge, been withheld from the Panel. 

 

JUSTIN GANLY 
Managing Director, Deep End Services 
8 July 2020 

 
 
 
Conclusion 
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Appendix A Email providing instructions, Maddocks, 7 July 
2020 
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Appendix B Curriculum vitae for Justin Ganly 
 

Managing Director, Deep End Services Pty Ltd 

 

Associate Director, KMPG 
February 1999 – June 2003 

National Real Estate Analyst, Coles Myer 
January 1998 – February 1999 

Managing Consultant, Coopers & Lybrand Consultants 
August 1993 – December 1997 

Senior Consultant, Andersen Consulting 
January 1990 – July 1993 

 

Graduate Diploma of Applied Finance and Investment 
Securities Institute of Australia, 2003 

Bachelor of Chemical Engineering (First Class Honours) 
University of Melbourne, 1989 

 

Board Member, MAB Corporation Advisory Board 

Member, Property Council of Australia 

Associate Member, Large Format Retail Association 

Member, Victorian Planning & Environmental Law Association 

 

• Experienced economic expert 
• Well developed modelling and forecasting skills 
• Clear and thorough communicator in both written and verbal presentations 
• Detailed knowledge of waste, recycling and extractive resource industries 
• Experience in dealing with all major retailers in Australia and New Zealand 
• Detailed knowledge of all major property classes within Australia and New 

Zealand 
• Developing knowledge of markets in Asia, USA and the Middle East 
• Well known in the business community via involvement with clients and through 

commentary in newspapers and on television programs. 
  

Current Position: 

Previous Positions: 

Academic 
Qualifications: 

Professional 
Affiliations: 

Skills /  
Attributes: 
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Managing Director, Deep End Services (July 2003 – current) 

• Justin established Deep End Services in July 2003 and now employs twelve staff 
based in Melbourne 

• Deep assists clients with a common requirement - the need to quantify the 
effects of the location of their business or property on sales, profitability, growth 
and income.  “DEEP” represents three core service areas: 
• Demand Evaluation 
• Economics 
• Planning 

• Within each of these three areas, Deep End Services provides consulting advice 
to retailers, property owners, property developers and others such as financial 
institutions, infrastructure providers and industry associations.  The products 
offered included: 
• Store network planning and sales forecasting 
• Acquisition due diligence 
• Feasibility analysis  
• Economic impact assessment 

• Deep’s property clients include: 
• AMP, Aventus Property, Axiom Properties, Brookfield Multiplex, Cbus 

Property, Charter Hall Retail REIT, Dennis Family Corporation, Hamton, 
Harvey Norman, ISPT, Lend Lease, MAB Corporation, Macquarie Bank, 
Mirvac, Orica, Pellicano, Places Victoria, Stockland, Villawood, Walker 
Corporation and Westfield 

• Deep’s retail clients include: 
• ALDI, Anaconda, Baby Bunting, Beacon Lighting, Clark Rubber, Coles, 

Costco, Gazal Group, Harris Scarfe, Noni B, Officeworks, Oroton, Petbarn, 
Pillow Talk, Spotlight, The Good Guys and Woolworths 

• Deep’s other clients include: 
• Alex Fraser Group, Archer Capital, InterContinental Hotels Group, 

Development Victoria, Hanson, Large Format Retail Association, Medibank, 
Melbourne Racing Club, Newcastle Permanent Building Society, NSW 
Department of Planning & Environment, Reading Entertainment and 
Victorian Planning Authority 

  

Professional 
Experience: 
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Associate Director, KPMG (February 1999 - 2003) 

• Based in Melbourne, but working on assignments throughout Australia and New 
Zealand, Justin worked closely with Bernard Salt, Australia’s leading business 
demographer, to provide consulting services to clients requiring independent 
assistance on retail, property, demand and/or demographic issues. 

• Services and clients at KPMG and Coopers & Lybrand Consultants included: 
• Planning & litigation support (AMP, Coles, Myer, Macquarie CountryWide) 
• Shopping centre development (AMP, Gandel, Leda, Macquarie 

CountryWide) 
• New location feasibility studies (Bunnings, Melbourne Museum, Reading 

Cinemas) 
• Store location network strategies (Freedom Furniture, Barbeques Galore, 

Rebel Sport) 
• Demand analysis (Strandbags, Just Jeans, Jeans West) 
• Specialty store micro-siting (Australia Post, Terry White, Strandbags). 

National Real Estate Analyst, Coles Myer (January 1998 - 1999) 

• Employed as Coles Myers’ National Estate Analyst in a position within the 
Shared Services team based at Tooronga in Melbourne. 

• The key responsibilities in this position were the development of store sales 
forecasting models for all major Coles Myer brands (including Myer Grace Bros, 
Kmart, Target, Coles and Bi-Lo) plus delivery of sales forecasts for proposed new 
or refurbished stores for use in capital allocation decisions. 

Managing Consultant, Coopers & Lybrand Consultants (August 1993 - December 
1997) 

• Employed as a Managing Consultant in C&LC’s Property Group, which 
comprised up to 40 staff located in offices in Melbourne, Sydney, Brisbane, 
Adelaide and Canberra. 

• The Melbourne operation was responsible for providing consulting advice to 
clients involved in retail, property  
ownership and property development in Australia, New Zealand and South East 
Asia.  This group transferred to KPMG in early 1998. 

Senior Consultant, Andersen Consulting (January 1990 - 1993) 

Employed as a Senior Consultant in the Systems Integration Group in the Melbourne 
office and was involved in systems installation such as the design and installation of 
a retail property management system in Auckland. 

Professional 
Experience (cont): 
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