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INTRODUCTION & DECLARATION 
1. This report has been prepared by Rhys Matthew Quick, Director, Property Economics & Research, 

Urbis Pty Ltd, 10th Floor, 477 Collins Street, Melbourne. 

2. My qualifications and experience include a Bachelor of Economics (Honours) from Monash 
University, together with more than 23 years’ experience in Property Economics and Research 
consulting, with my specialisation being the preparation of Economic Impact and Supply and 
Demand Assessments relating to land use and the development of property.  My Curriculum Vitae is 
attached as Appendix C. 

3. Assistance in undertaking some of the analysis in this report has been provided by colleagues at 
Urbis, namely Mike Zhang, Associate Director and Kanwal Singh, Consultant. 

4. I was originally engaged to provide economic evidence in relation to the VCAT matter No. 
P1745/2020 in November 2020 to provide economic evidence at a hearing to consider the planning 
permit for use and development of the site at 175 Northern Highway, Wallan, for the purpose of 
stone extraction and creation of access to a road in a Road Zone Category 1.  A hearing was 
originally noted for May 2021, although those dates were vacated and preparation of my evidence 
put on hold.  

5. I received revised instructions in this matter from Ms Eliza Minney, Principal Lawyer at Best Hooper, 
on 9 March 2022 confirming the revised process with the matter called in by the Minister for Planning 
and a Standing Advisory Committee appointed to consider the Permit Application and Amendment 
C158 to the Mitchell Planning Scheme relating to the implementation of the Beveridge North West 
Precinct Structure Plan (PSP).   

6. The specific instructions I received were as follows: 

On behalf of our client, we seek to engage you to review the Permit Application and Amendment and 
provide economic evidence at the hearing of this matter should you support the Permit Application 
and the submission of our client in respect of the Amendment. We note that there may be a need to 
prepare separate evidence statements should the Permit Application and Amendment be considered 
separately by the Standing Advisory Committee.  

7. In preparing this statement, I have had reference to a range of documents, including those 
previously lodged with the Council in this matter, other relevant research and witness statements 
prepared on behalf of Conundrum Holdings and other witnesses provided to the Panel considering 
Amendment C106, as well as the Panel Report. Key documents referenced are listed below. 

8. I visited the Subject Site at 175 Northern Highway, Wallan on 8 April 2022, and was provided a tour 
of the existing Conundrum Holdings quarry at Epping. 
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9. I, Rhys Matthew Quick, hereby adopt this Expert Witness report as my evidence and state as 
follows: 

• the factual matters stated in this report are, as far as I know, true; 

• 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 
Committee; 

• the opinions stated in this statement of evidence are genuinely held by me; 

• the statement of evidence contains reference to all matters that I consider significant; and 

• I understand the expert’s duty to the Committee and have complied and continue to comply with 
that duty. 

 
Rhys Quick 
Director, Property Economics & Research  
Urbis Pty Ltd 

Dated: 27 April 2022 
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SUMMARY OF KEY FINDINGS 
10. The key findings drawn from my analysis in this statement are detailed below. 

Proposed Quarry Context 

11. The proposed quarry will be centrally located within the northern part of the North Growth Corridor, 
with this area to see substantial residential and other urban development, along with major 
infrastructure projects. It will be accessible to a broader region with direct access to the Northern 
Highway, close to its intersection with the Hume Freeway. 

12. As shown in the most recent draft of the Beveridge North West PSP, the quarry Work Authority area 
and surrounding buffer areas will be developed for urban uses following completion of quarrying 
activity.  This may delay development of residential and other urban uses in the affected area but 
will allow the urban outcome of the PSP to be delivered in time. 

13. Based on my estimates of developable residential land and anticipated dwelling yields on that land, 
the total number of residential dwellings capable of being accommodated on the Work Authority 
land and the buffer areas is just under 2,100, some 13% of the estimated dwelling capacity of 16,161 
for the whole PSP.  The potential to phase quarry operations will allow buffer areas to be pulled back 
progressively, allowing urban development in some areas prior to the end of quarry operation. 

Demand & Supply of Resources 

14. Strategic documents produced by the State Government establish growing demand for extractive 
resources and that ensuring access to resources is critical to underpinning the growth of 
Victoria. These documents were supported by comprehensive demand and supply analyses 
originally prepared in 2016 by PwC and EY on behalf of which found: 

‒ Continued strong growth in resource demand will be driven by residential, non-residential 
and infrastructure activity. 

‒ Melbourne’s growth areas, including the northern corridor, were identified as major 
demand locations. 

‒ Ignoring transport and locational challenges, the aggregate supply of extractive resources 
was seen as sufficient to 2050. 

‒ However, accounting for feasible supply catchments, supply shortfalls were identified in 
several areas if new resource extraction areas were not identified and approved. This 
included LGAs in the northern corridor. 

15. Key indicators of future demand include population growth, growth in Gross State Product, 
construction activity and major infrastructure investment. In each case, these key indicators have 
exceeded previous forecasts or assumptions since 2016, driving higher resource 
consumption and prices.   

16. Future demand is now likely higher than previously forecast, which would imply sooner 
depletion of resource supply. Analysis by PwC prepared subsequent to their 2016 analysis supports 
my contention, identifying the area served by the proposed subject quarry will experience a 
shortfall of hard rock resources in the near term. 

17. The northern region of Melbourne, and specifically the Shire of Mitchell, is a key resource 
location, including sizeable hard rock reserves. While there are several quarries in the region, this is 
an indicator of the importance of the region and hence the need to enable the extraction of the 
resources. 

18. Approval of the proposed quarry would in part address the shortfall of hard rock resources that 
has been identified. 
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Regional Residential Development Capacity 

19. There is no shortage of greenfield residential land supply within the northern region.  The 
delay in the development of residential land affected by the proposed quarry would have a 
negligible impact on the capacity of the region to provide dwellings for those moving to the area 
over an extended period approaching 30 years.   

20. Against the total regional supply capacity of over 157,000 greenfield residential lots, the potential 
residential yield in areas potentially affected by the quarry of some 2,100 estimated dwellings would 
represent a mere 1.3% of total regional supply and represent less than half a year of supply for 
the region. 

21. Within the Beveridge North West PSP, the quarry operations will delay the residential 
development opportunity on the quarry land and surrounding buffers relative to what would likely 
occur in the absence of the quarry.  However, given the large supply of alternative residential 
locations in the corridor and the general growth patterns of the region and within the PSP from south 
to north, the affected land may not be developed for residential land for many years, even if the 
quarry was not approved. The delay to residential development should the quarry be approved 
therefore may not be a significant period. 

Impact on Delivery of Retail & Community Facilities 

22. With planning for the PSP directed to consider the quarry operation and potential delays to long-term 
proposed urban development, there has been an opportunity to review the location of the local 
town centres and adjoining community facilities.  However, while some elements such as 
schools have shifted slightly between drafts of the Beveridge North West PSP land use plan, the two 
local town centres to the north and north east closest to the quarry remain in essentially the 
same position as proposed under C106. 

23. I do not believe there are significant consequences for the future residents of the PSP from a 
delay to the delivery of the northern town centre which has been planned within the quarry buffer 
area that will apply for the initial phases of the quarry operation.  After Phase 3 of the quarry’s 
operation, the northern centre should be sustained. However, earlier delivery of facilities for the 
community may be facilitated by shifting the northern local town centre outside the buffer, potentially 
to the south or west of the future school proposed. 

24. As a smaller centre co-located with other activity generators, the eastern centre should be viable 
once the population around it outside the buffer areas is established.  Following Phase 3 of 
quarrying, there should be no material impact on the operation of the centre. 

Economic Benefits 

25. Assuming an operation period of 30 years for quarry, the aggregated economic output would add up 
to some $1.5 billion in constant 2022 dollars. 

26. In isolation, the annual economic output of the proposed quarry is less than that associated 
with the delivery of dwellings on the land and operation of the local town centre.  However, I note the 
quarry will operate for many years longer than the short-term residential construction, providing 
ongoing employment opportunities and value-add. 

27. The development of the quarry still allows for the residential and town centre development to 
occur in due course. Early development of the urban land would prevent the benefits from the 
quarry being realised. 

28. Other economic benefits that will flow from approval of the quarry include reduced transport costs; 
greater competition and choice in the market; subsequent price competition; supplementing 
supply from larger operations; and providing convenient access to resources for local businesses. 
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SOURCES OF INFORMATION 
29. This report draws on a variety of information and sources provided to this office, including the 

contents of my brief.  The most important documents for my assessment are:  

• Beveridge North West Precinct Structure Plan, Economic Assessment, Prepared for VPA, Ethos 
Urban, July 2019 

• Beveridge North West Precinct Structure Plan Draft, VPA, August 2019 

• Beveridge North West Precinct Structure Plan Draft, VPA, November 2021 

• Delivering Choice & Opportunity, Submissions of Support for North Central Quarry, Conundrum 
Holdings, January 2022 

• Demand analysis of extractive resources in Victoria, EY prepared for Department of Economic 
Development, Jobs, Transport and Regions (DEDJTR), May 2016 

• Extractive Resources in Victoria: Demand and Supply Study 2015-2050, Final Report, PwC, 
May 2016 

• Helping Victoria Grow: Extractive Resources Strategy, Victorian Department of Environment, 
Land, Water and Planning (DELWP), June 2018 

• Joint Ministerial Statement Extractive Resources: Rock Solid Foundations for Victoria’s Growth, 
DEDJTR, 2018 

• Mitchell Planning Scheme Amendment C106, evidence and other materials submitted 

• Mitchell Planning Scheme Amendment C106 – Beveridge North West Precinct Structure Plan – 
Panel Report, Planning Panels Victoria, October 2020 

• Plan Melbourne 2017-2050, DELWP, 2017 

• Precinct Structure Planning Guidelines: New Communities in Victoria, VPA, October 2021 

• PwC Memorandum – Development of WA1473, PwC, 16 November 2017 

• PwC Memorandum – Northern Corridor hard rock analysis, PwC, 3 May 2018 

• REMPLAN economic modelling software 

• Victoria in Future Population Projections, DELWP, 2015, 2016, 2019 

• Wallan/Beveridge Extractive Resources Analysis (2017), Prepared for the Department of 
Economic Development, Jobs, Transport and Regions (DEDJTR) now the Department of Jobs, 
Precincts and Regions – DJPR), Coffey Services, November 2017 

 

ABBREVIATIONS 
ABS  Australian Bureau of Statistics 

BIFT  Beveridge Intermodal Freight Terminal 

DEDJTR  Department of Economic Development, Jobs, Transport and Regions 

DELWP  Department of Environment, Land, Water & Planning 

DJPR   Department of Jobs, Precincts and Regions 

FTE  Full-time Equivalent 

FUSP  Future Urban Structure Plan 

LGA  Local Government Area 
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OMR  Outer Metropolitan Ring 

PSP  Precinct Structure Plan 

UDP  Urban Development Program 

UGB  Urban Growth Boundary 

UGZ  Urban Growth Zone 

VIF  Victoria in Future 

VPA  Victoria Planning Authority 

WA  Work Authority 
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1.  SUBJECT SITE & CONTEXT 
30. In this section, I present an overview of the subject quarry location and its surrounding land use 

context, as well as a high-level review of the key components of the latest draft Beveridge North 
West Precinct Structure Plan (PSP) relevant to the quarry operation and surrounding buffer areas.  
The market for assessing extractive resources supply and demand conditions is also defined in this 
section. 

1.1. SUBJECT SITE LOCATION & CONTEXT 
31. Map 1 below shows the location of the proposed quarry site and its surrounding land use context. 

Map 1 Location of Proposed Quarry & Local Context 
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32. In contextualising the proposed quarry development, I note the following: 

• The proposed quarry (Work Authority 1473) at 175 Northern Highway, Wallan, some 42km 
straight-line distance north of Melbourne CBD. 

• The site is situated towards the northern edge of the Beveridge North West PSP area, close to 
the intersection of the Northern Highway and the Hume Freeway. 

• As discussed below, direct access to the Northern Highway is proposed from the quarry. This 
connection provides convenient access to areas north and south, with critical transport linkages 
essential for efficient quarry operation. The access directly to the highway also allows for 
separation of quarry trucks and residential traffic. 

• The site is centrally located within the northern part of the North Growth Corridor, with 
substantial development over time to connect townships including Kalkallo, Beveridge, and 
Wallan, including development of the Beveridge North West and surrounding PSPs. 

• Major infrastructure projects are proposed within a short driving distance of the quarry site, 
including the Beveridge Intermodal Freight Terminal (BIFT) and the northern sections of the 
Outer Metropolitan Ring Road (OMR)/ E6 corridor. 

33. In terms of the operation of the quarry, I am instructed as follows: 

• The geological testing of the quarry by the Department of Transport (DoT) has revealed that the 
quarry source would be classified as ‘Basic Igneous’ (Newer Basalt), which falls under the hard 
rock resources category.   

• With the life of the quarry restricted to 30 years, the quarry is expected to produce 12 million 
tonnes of ‘high quality’ and 5 million tonnes of ‘commercial’ grade quarry products in total.   

• The source rock has been classified as ‘sound’ and is likely suitable for the manufacture of a 
wide range of premium aggregate and crushed rock products including Class 1,2,3 and 4.  The 
higher product classes are mainly used for road base, concrete aggregate, railroad ballast while 
Class 3 and Class 4 can be used in road sub-base, filter stone in drain fields and asphalt 
pavement aggregate. 

34. As shown in Figure 1 below, the operation of the quarry would be phased, with the site subdivided 
into four stages.  Quarrying for Phase 1 would start from the western edge of the site, moving to the 
south for Phase 2, then further east for Phase 3 and concluding to the north under Phase 4.  

35. This would also have an impact on the extent of buffers in place for all the phases of quarry 
operation should buffers be determined from the extraction boundary of each phase, rather than the 
Work Authority boundary.  While the exact timing remains unclear at this stage, upon the conclusion 
of Phases 1 and 2 quarrying the buffers would be pulled back progressively and move to the north of 
the PSP, making way for rehabilitation then urban development to occur on the south-west side of 
the quarry (see 500m Extraction Limit buffers in Figure 1). 
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Figure 1 - Proposed Quarry Phasing Plan 

 
Source: Conundrum Holdings 

1.2. BEVERIDGE NORTH WEST PSP 
36. The latest draft Precinct Structure Plan for Beveridge North West is shown in Figure 2 below, which 

highlights the quarry site within the context of proposed future land uses within the precinct. 

37. Based on my estimates of developable residential land and anticipated dwelling yields on that land, 
the total number of residential dwellings likely accommodated on the subject land and the buffer 
areas following rehabilitation of the land post the operation of the quarry is just under 2,100 (see 
Table 1).  This represents some 13% of the estimated dwelling capacity of 16,161 for the whole 
PSP.   

Table 1 - Estimated Dwelling Supply on Land Affected by Quarry Operation 

 
Source: Urbis 

 

  

Developable Residential 
Land Area 

(ha)

Assumed Avg. 
Dwelling Density 

(dwellings/ha)

Potential 
Dwellings 

Yield
Residential Land Affected by Quarry
Land within Quarry Boundary 37.1 20 742

Land within 0-250m Buffer 31.9 20 637

Land within 250-500m Buffer 35.5 20 710

Total 104.5 20 2,089
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38. Figure 2 also shows the location of the proposed local town centres, with an 800m catchment 
illustrated around each, consistent with the VPA’s PSP guidelines which seek to ensure 90% of the 
population is within 800m of an activity centre. 

39. Of the four proposed town centres within the PSP, the northern and eastern local town centres would 
be impacted by quarry operations to differing degrees. 

40. The northern local town centre (LTC3, 6,300 sq.m retail & 2,700 sq.m commercial floorspace) is 
largely within the 500m amenity buffer.  Parts of an 800m walkable catchment for that centre are 
therefore within the 250m and 500m buffers and the Works Authority area.  The neighbouring school 
and local community facilities are now located outside of the buffer areas. 

41. The north eastern local town centre (LTC2, 3,300 sq.m retail & 1,400 sq.m commercial floorspace) is 
outside the amenity buffer, although a proportion of its future 800m catchment falls within the buffer 
areas. There is a proposed school and local community facilities to the south of this town centre, 
further removed from the buffer areas. 

42. Relative to the previous plan for Beveridge North West as exhibited in relation to Shire of Mitchell 
Amendment C106, there have been significant changes to the non-urban areas towards the north of 
the PSP area (e.g. ecological value areas, sports reserves, landscape value areas), while the 
proposed quarry WA1473 and associated buffers are now shown.  However, the location of the north 
and north eastern local town centres has not been materially shifted in response to these changes to 
the future urban structure.  

 

Figure 2 - Proposed Future Urban Structure for the Beveridge North West PSP 

 
Source: Draft Beveridge North West PSP, November 2021; Urbis added site boundary and 800m walking radii from each 
local town centre. 
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1.3. MARKET DEFINITION 
43. Reflecting the benefits of reduced distances between quarries and the projects where materials are 

used, where possible, the resources extracted will be most likely used within a reasonable driving 
distance of the quarry they are extracted from.  For quarries within the metropolitan area or just 
outside, this distance is typically thought to be up to 50km, with 25km being the preferred core area 
of supply. The materials extracted from many regional areas are transported far greater distances. 

44. Consistent with the analysis prepared by PwC in their 2017 assessment of demand and supply in the 
area served by WA1473, throughout this statement I refer to demand and supply metrics within the 
Local Government Areas (LGAs) within both a 25km and a 50km radii from the proposed quarry.  
These areas are shown in Map 2. While the LGAs of Mitchell, Whittlesea, and Hume are most 
proximate to the proposed quarry, other surrounding LGAs within 50km could be supplied by the 
proposed quarry or other quarries in the northern corridor. In fact, demand is skewed towards areas 
to the south due to the lack of active quarries in those central suburban areas. 

Map 2 - 25km and 50km Market 
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2. RESOURCE DEMAND & SUPPLY 
45. In this section, I consider the demand and supply conditions of the quarried products market across 

Victoria and specifically in the northern region, focusing on hard rock. 

46. This is done against a background of several strategic reviews which have established that 
maintaining adequate supplies of extractive resources, including hard rock, is critical if Victoria is 
continue growing strongly over future decades as anticipated. 

2.1. APPROACH IN THIS STATEMENT 
47. Various in-depth studies of demand and supply have been commissioned by the then Department of 

Economic Development, Jobs, Transport and Resources (DEDJTR), beginning in 2016, most 
notably reports by EY and PwC which are referenced in this statement. The headline findings of 
these reports are summarised in this section, with supply shortfalls identified over the longer term. 

48. The Planning Panel convened to review the Beveridge North West PSP previously (C106mith, 2020) 
considered the need for the resource to be extracted from the quarry. While conclusions were not 
definitive as to the critical need for the resource in the short term, it was concluded that it “would go 
some way to meet local and regional short to medium term demand from a well located source” and 
“if quarrying is prevented (through the Amendment or in some other way) then it is likely the resource 
will be lost forever”1. 

49. Ultimately, the Panel recommended the PSP be revised to explicitly include precinct level planning 
for resource extraction for Work Authority 1473, relating to the subject site. 

50. It is not my intention to provide in this statement a detailed demand and supply assessment akin to 
those prepared for DEDJTR in 2016, for several reasons: 

• I do not profess to have greater knowledge of the extractive resources sector to provide a 
definitive demand and supply assessment at a regional level to replace the detailed 
assessments prepared for DEDJTR. 

• The information necessary to undertake such a detailed assessment is not readily available to 
the general public, particularly when it comes to estimation of the supply of resources within 
individual Work Authorities.  This is proprietary information and even then, not always known 
until mitigating factors for extraction are fully established. I note PwC used survey data to 
estimate supply. 

• While clearer at a state-level, estimating demand and supply for a local region is not as simple 
as whether the demand for the resource created within that region is less/greater than the 
supply extracted from that area.  Some areas will naturally provide supply that meets demand 
not only locally, but across a wider distribution market.  

51. Consequently, I base my assessment on the analysis prepared previously by EY (2016) and PwC 
(2016, 2017 & 2018).  However, I supplement that in this statement by considering: 

i. How the indicators of demand for resources have moved since those reports were prepared in 
2016 

ii. What the specific demand drivers are in the North Growth Corridor, and 

iii. If there is any evidence of the supply being more or less than previously estimated. 

  

 

1 Mitchell Planning Scheme Amendment C106mith, Panel Report, 7 October 2020 
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2.2. STRATEGIC IMPORTANCE TO THE STATE  
52. Various state-level policies or strategies have established the strategic importance of maintaining a 

stable, long-term supply of extractive resources. 

53. Key documents include: 

• Plan Melbourne (2017) – Recognises the strategic importance of extractive resources in 
supporting future growth of Melbourne and the rest of Victoria more generally.  Policy 1.4.2 
addresses the importance of our extractive resources: “Identify and protect extractive resources 
(such as sand and stone) important for Melbourne’s future needs”.  The policy highlights the 
need to protect the extractive industry resources from urban development, reinforcing that to 
“secure a long-term supply of extractive resource materials at competitive prices, current 
extractive industries must be protected and future resource areas be identified”.  

• Helping Victoria Grow – Extractive Resources Strategy (2018) – Identifies the forecast level 
of demand for extractive resources had increased by 2018 relative to earlier work 
commissioned in 2016 (which even then had estimated demand for extractive resources would 
double by 2050). Previously anticipated resource supplies were also seen to have not come to 
fruition for various reasons, leading to the following conclusion: 

“Victoria’s high demand for extractive resources and emerging supply shortfalls are creating an 
urgent need for the Government to take immediate action to secure the high-quality resources 
needed to meet Victoria’s current and future infrastructure and affordable housing 
requirements.” (pg.5) 

• Joint Ministerial Statement on Extractive Resources (2018): In August 2018, the Victorian 
Government released a joint ministerial statement highlighting the need for good quality and 
competitively priced extracted rock as a solid foundation for the state’s growth.  The purpose of 
the statement was to deliver better land use planning and regulation approaches to secure the 
quarries to meet a growing need. 

For the development of new sites alongside growing suburbs, the statement provides details on 
streamlining the approval processes, protecting the continuity of supply, and providing better 
guidance to industry and local government.  

With the impending population growth anticipated for Victoria, the statement also supports the 
need to identify and protect extractive resources of strategic importance while reducing 
environmental impact of quarrying to deliver landscapes for the community. 

• Strategic Extractive Resource Areas (SERA) pilot project: The Minister for Planning 
approved and adopted Planning Scheme Amendment VC196, providing new zone and overlay 
controls to provide stronger recognition and protection to existing industries and to designate 
land with State-significant earth resources where extractive industries may be established in the 
future, as strategic extractive resource area. The draft planning controls intend to ensure only 
appropriate development and land use occurs close to quarry sites and on land with strategic 
resources. 

In 2018, two SERA pilot projects were announced in Wyndham and South Gippsland with an 
aim to safeguard the current extractive resources and to source extractive resources close to 
where it will be used in construction. 
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2.3. VICTORIAN DEMAND AND SUPPLY ESTIMATES  
54. The most detailed assessment of the demand and supply was presented in the EY and PwC 2016 

reports prepared for DEDJTR.  The analysis in these reports underpinned the need to protect 
extractive resources identified in the state policies and documents outlined above, including the 
frequently quoted figure that demand for extractive resources would double to 2050.  A summary of 
the headline findings from these reports are presented below. 

• Department of Economic Development, Jobs, Transport and Resources - Demand 
analysis of extractive resources in Victoria by EY (2016).   

‒ Analysis of the connection between different construction types and drivers of demand 
(e.g. population, economic, and employment growth) identified clear relationships used for 
longer term demand projections. 

‒ Significant increases in production and use of extractive resources were identified across 
the State, with total demand for the key categories of extractive resources (hard rock, 
limestone, sand and gravel, and clay and clay shale) estimated to almost double from 46.4 
million tonnes in 2015 to 87.8 million tonnes in 2050. 

‒ Demand from Urban infill and regional LGAs was expected to more than double between 
2015 and 2050, with Urban growth areas to see demand increase from 15.4 million tonnes 
to 24.3 million over the same period. 

‒ Municipalities in Melbourne’s north in proximity to WA1473 such as Whittlesea and Hume 
were among the highest demand generating areas in the short term, with the Shire of 
Mitchell a higher demand area over the longer term. 

‒ Given the year-on-year variations in the production and use of extractive resources, it was 
considered prudent to consider a wider range of outcomes, with a high demand scenario 
potentially seeing demand increase to 105.7 million tonnes by 2050, 20% higher than the 
baseline estimate. 

• Extractive Resources in Victoria: Demand and Supply Study 2015-2050 by PwC for 
DEDJTR (2016):  

‒ Referencing the EY analysis, the report identified continued strong growth in resource 
demand will be driven by residential, non-residential and infrastructure activity.  Hard rock 
demand was expected to grow by 109% to 63.8 million tonnes in 2050. 

‒ Melbourne’s growth areas, including the northern corridor, were identified as major demand 
locations. 

‒ A survey approach was used to estimate supply in existing Work Authority areas.  This 
involved asking quarry operators a series of questions to establish how much of each 
resource was in each quarry. The results of these surveys were confidential and have not 
been made available for further review. 

‒ The Shire of Mitchell was identified as one of five “strategic resource locations” with critical 
resources including sand and gravel, clay, and hard rock: 

‒ “To avoid the realisation of supply constraints flowing from resource exhaustion, and 
therefore the flow-on negative impacts this will have on infrastructure development 
(including residential and commercial construction) and potential upward pricing pressures, 
it will be necessary to protect or develop new resource deposits in the regions identified” 
(pg. vii) 

‒ 69% of Mitchell’s 2050 supply is expected to be directed to Metropolitan Melbourne, with its 
location also enabling it to direct supply to regional cities such as Greater Bendigo, 
Geelong and Shepparton.  Only 7% of the supply was estimated to be used in Mitchell 
Shire. 

‒ Due to resource exhaustion, 34% of demand for extractives in 2050 will need to be sourced 
from different quarries to the ones currently indicated for use by the industry, including 
expansion of current quarries and planned future quarries. 
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‒ Ignoring transport and locational challenges, the aggregate supply of extractive resources 
in current and planned future Work Authorities across Victoria was seen as sufficient to 
2050. 

‒ However, accounting for feasible supply catchments, supply shortfalls were identified in 
several areas if new resource extraction areas were not identified and approved. This 
included LGAs in the northern corridor including Whittlesea and Wyndham. 

‒ Various supply and demand scenarios were tested, with some higher demand/lower supply 
assumptions leading to greater supply shortfalls in many areas. 

‒ The PwC analysis included WA1473 in their supply assumptions. Should the quarry not be 
approved, the supply pipeline will be reduced further. 

• 2017 PwC Memorandum prepared for DEDJTR – Development of WA1473 

‒ PwC were commissioned to provide a specific analysis of the demand and supply of hard 
rock in the market likely served by WA1473, the subject quarry at 175 Northern Highway, 
Wallan. 

‒ Analysis was prepared based on a 25km market of the surrounding LGAs, along with a 
50km market which extended further south.  This is broadly consistent with the markets 
reviewed in this statement. 

‒ The report indicated potential hard rock shortfalls for both the 25km and 50km markets in 
the near term, extending over the forecast period to 2050. 

‒ While impacts of WA1473 were seen as relatively minor on the supply for the region 
assuming other quarries would be available to make up the lost production, should 
production at existing quarries not be able to increase, or if approval of new quarries was 
constrained, associated transport costs for servicing demand in the local market would 
increase should WA1473 not proceed. 

‒ It was identified that since the 2016 report was released, demand had appeared to 
increase on the back of stronger population growth and infrastructure spend.  Supply 
shortfalls were subsequently estimated to be higher. 

‒ In relation to the capacity of alternative local suppliers being able to raise production, note 
was made of the “more vertically-integrated suppliers in the northern corridor being less 
prepared to flex production levels in response to demand signals”, which could limit the 
ability of local suppliers meeting any shortfall from WA1473 not proceeding. 

‒ Challenges in establishing currently not approved operations were identified given the 
significant deposit at WA1473 that would have to be replaced and difficulties in gaining new 
WA approvals or planning permits. 

• 2018 PwC Memorandum for DEDJTR – Northern Corridor hard rock analysis 

A further specific assessment was undertaken in 2018 considering the same Northern Corridor 
market for hard rock, again in reference to WA1473 being approved. 

‒ Supply-side challenges were highlighted: 

“Information provided by DEDJTR to PwC indicates that the majority of applications for 
extractive industries works approvals within and around Mitchell Shire over the last three 
years have not been granted. This has resulted in a lower level of resources being licensed 
for exploration relative to that assumed in the PwC report Extractive Resources in Victoria: 
Demand and Supply Study 2015-2050(2017). Stakeholders have indicated to DEDJTR that 
this is leading to uncertainty among industry participants, and could hold back much 
needed resource supply. This could place upward pressure on prices paid by Victorians for 
the construction of housing and other infrastructure.” (pg.2) 

‒ The estimated shortfall of hard rock resources within approximately 25 km of Wallan could 
be more than 5.46 million tonnes cumulatively 2018-2023, depending on the level of 
observed demand and the number of new quarries in operation. 
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‒ Approval of WA1473 could reduce the shortfall by cumulatively 1 million tonnes over five 
years. 

‒ Approval of WA1473 could reduce the costs of delivered hard rock resources in the 
Northern Corridor by $8 million or more cumulatively over 5 years. 

‒ Noting the utility of the supply surveys conducted was diminishing over time, 
recommendations were made including ensuring more comprehensive data collection in 
relation to licensed resource deposits and production rates, supported by policy. 

2.4. DEMAND FOR HARD ROCK INCREASING 
55. Since the PwC and EY reports were prepared in 2016, it is likely demand for resources, including 

hard rock, has increased.  I have considered below some of the key indicators of demand as defined 
by EY. 

56. I also note, as detailed above, the 2017 and 2018 PwC updated reports similarly identified that the 
indicators were suggesting an increase in demand from what was assessed in 2016.  

2.4.1. Stronger Population Growth 
57. Population growth has been faster than anticipated by the forecasts used to inform the PwC analysis 

which referenced Victoria in Future 2015 (VIF2015). 

58. As shown in Chart 1 (left), population projections have consistently been increased on each 
subsequent review of population growth for Melbourne by the state government.  VIF2016 saw a 
slight increase in the assumed growth rate, while by 2019, the evidence was clear that earlier 
projections were clearly understating Melbourne’s growth.  VIF2019 projected Melbourne’s 
population by 2036 would be almost 450,000 people or 7% higher than what had been forecast just 
four years earlier. 

59. The chart to the right shows the actual population growth in each year, as measured by the ABS’s 
Estimated Resident Population (ERP), outstripped the VIF2015 forecast every year from 2016-2019. 
Obviously. growth has fallen in 2020-21 due the border closures, however, this is only thought to be 
a temporary slowing of growth.  With previous forecasts consistently underestimating population 
growth, over the long-term, the 2019 forecast is anticipated to be broadly accurate in aggregate, 
despite recent slowing of growth due to COVID. 

60. It should be noted that, like other growth corridors in Melbourne, the population growth did not slow 
in the Mitchell/Hume/Whittlesea area to the same degree as Greater Melbourne during COVID. 
While many areas saw declining population in 2021, the ABS ERP for 2021 indicates the three 
northern LGAs recorded growth of 5,800 people combined at an average rate of 1.1%. The Shire of 
Mitchell grew at 3.3%. 
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Chart 1 Victoria in Future Projections 2015-2019 vs Est. Resident Population, Greater Melbourne 

   
Source: Victoria in Future 2015, 2016 and 2019; ABS; Urbis 
 

2.4.2. Gross State Product 
61. In part reflecting the stronger population growth, but also the strength of the Victorian economy 

generally, the Gross State Product for Victoria exceeded budget projections that existed at the time 
of the preparation of the EY demand analysis in 2016.  There was a consistent and considerable 
variation in the actual rate over the projection period from 2014-15 to 2018-19.  COVID-19 has 
impacted Victoria’s GSP in recent years, but a rapid rebound is expected as per the latest State 
budget. Nonetheless, the GSP is now at a higher base than forecast in 2014-15, meaning the future 
state production will be higher going forward, even if the rate of growth reverts to what was 
previously projected.   

62. A higher output from the state is correlated with greater demand for resources, including non-
residential construction and government infrastructure investment. 

Chart 2 - Gross State Product Annual Growth, Actual vs Projected – Victoria, Financial Year1 

 
1. Gross State Product projections (FY14-15 to FY18-19) are from the 2015-16 State Budget quoted in the PwC 2016 
report, whereas post-COVID projections (FY20-21 onwards) are from the most recent 2021-22 Budget. 
Source: ABS; Victorian Budget Papers; Urbis 
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2.4.3. Construction Activity 
63. All forms of construction activity have increased markedly post 2016.  Over the period 2011-2014, 

the total value of construction work in Victoria declined marginally in real terms.  This likely 
influenced the assumed future growth used in the demand assessment of EY. From 2015 to 2019, 
construction in the state grew steeply.  While there has again been a plateauing of activity in the last 
few years, it still appears likely that construction activity over the longer term will be higher than 
previously forecast, increasing the demand for resources over the longer term. 

Chart 3 - Value of Construction Work, Chain Volume Measure, Annualised – Victoria ($b)1 

 
1. Engineering construction includes Roads, Highways and subdivisions, Bridges, Railways, Harbours, Utilities, 
Telecommunication and Heavy Industries construction. Non-residential includes commercial, education and health 
buildings. 
Source: ABS; Urbis 
 
64. Chart 4 below further illustrates the substantial increase in government infrastructure spending 

relative to what was previously budgeted. This has been driven by major projects such as Level 
Crossing Removals, Melbourne Metro Rail and hospital redevelopments, along with the recent Big 
Build initiative to accelerate growth coming out of the COVID period. 

Chart 4 - Government Infrastructure Spending, Financial Year ($b) 

 
Note- 
1. Infrastructure spending projections FY2016 to FY2019 are from 2015-16 budget, FY2020 from 2016-17 budget and 

FY2021 from the 2017-18 budget papers.  
2. Actual infrastructure spending figures are from the following year’s budget, e.g., FY17-18 figure is from 2018-19 

budget. 
3. Figure for FY20-21 is an estimate 
Source: State Budget Strategy and Outlook 2015 to 2022; Urbis  
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2.4.4. Demand Growth Reflected in Extractive Resource Consumption 
65. Reflecting the demand indicators shown above, the total volume of hard rock extracted has 

exceeded the 2016 forecasts.  As shown in Chart 5 (left), the actual production of hard rock in 
Victoria, measured in extracted tonnes, grew very strongly following a small dip in 2016.  Despite a 
slight reduction in the volume in 2021, the actual production level in 2021 is around 5.4 million 
tonnes or 16% above the projected demand.  

66. In other words, the production has reached a level not anticipated in the EY and PwC 2016 analysis 
for another 5-6 years. 

67. I am also instructed that statistical reporting has reduced in recent years, with only 885 of annual 
reports supplied at the point of publication which may have impacted reported production. 

68. In economics, prices are an indicator of the supply and demand balance – increasing prices can 
indicate that supply is not keeping pace with demand.  Strong price growth for hard rock appears 
consistent with a strong increase in demand at a time when the supply hasn’t been able to be 
increased markedly to respond. 

69. Reflecting the strong growth in the volume of hard rock extracted in Victoria, hard rock prices grew 
from around $15 in 2012 to almost $18 in 2019 before declining slightly.   

Chart 5 - Projected Demand vs Actual Production and Historical Price, Hard Rock– Victoria1 

 

1.Projected demand is as shown in the PwC report dated May 2016. 
Source: Department of Jobs, Precincts and Regions (Earth Resources); PwC (2016) 
 
 

2.5. DEMAND IN THE NORTHERN REGION 
70. I consider here the indicators of demand specific to the markets likely to be served by the proposed 

quarry, including areas within 25km (Mitchell, Hume and Whittlesea LGAs), and those within 25km-
50km. 

2.5.1. High Demand Regions 
71. The EY report identified the regions likely to generate the highest demand for hard rock, first for 

2015-2025, and then 2026-2050.  The top 10 regions are shown in the tables below.  LGAs near the 
proposed quarry such as Whittlesea and Hume were noted in the top 10 demand regions for both 
periods.  Mitchell was outside the top 10, ranked 23rd for 2015-2025, but is projected to rise to 
generate the 11th highest demand for hard rock between 2026-2050.  
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72. Many of the top 10 areas are within the 50km distance from the proposed quarry. For example, the 
City of Moreland, located just south of the City of Hume, is ranked 9th for 2015-2025 and 7th 2026-
2050. 

Table 2 - Projected Total Cumulative Demand for Hard Rock – Top 10 LGAs (2015-2050) 

 
Source: EY report- Demand analysis of extractive resources in Victoria, 2016; Urbis highlights added 

2.5.2. Strong Residential Construction 
73. Aligned with the strong population projections for the northern corridor, the number of dwellings 

needed to accommodate those new residents has grown strongly and is forecast to continue at 
significant levels.  Between 2016 and 2021, a net addition of 33,000 dwellings were added across 
the municipalities of Mitchell, Hume, and Whittlesea. 

74. Going forward, the total number of new dwellings required between 2021 and 2036 in these northern 
municipalities is forecast to be approaching 100,000.  Relative to the new dwellings forecast to be 
delivered across Victoria, the region’s share will grow from around 10% to over 11.5% over this 
period. 

75. The northern region, along with other areas further south within the rest of the metropolitan area, will 
generate substantial demand for resources in servicing future residential development. 

Rank Top 10 LGAs Total Demand 
(mil. Tonnes)

Rank Top 10 LGAs Total Demand 
(mil. Tonnes)

1 Melbourne (C) 34.5 1 Melbourne (C) 142.1
2 Wyndham (C) 26.2 2 Wyndham (C) 82.7
3 Casey (C) 24.6 3 Melton (C) 64.9
4 Whittlesea (C) 21.9 4 Casey (C) 54.4
5 Melton (C) 18.7 5 Hume (C) 51.2
6 Hume (C) 17.9 6 Whittlesea (C) 45.7
7 Greater Geelong (C) 12.8 7 Greater Geelong (C) 37.6
8 Cardinia (S) 12.2 8 Greater Dandenong (C) 31.0
9 Moreland (C) 10.0 9 Moreland (C) 29.6

10 Greater Dandenong (C) 10.0 10 Cardinia (S) 25.6

Within 25 kms of subject site
25-50 km of subject site

Total Cumulative Hard Rock Demand (2015 - 2025) Total Cumulative Hard Rock Demand (2026 - 2050)
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Chart 6 Projected Dwelling Growth in Northern LGAs & as Share of Total Victorian Dwellings  

 
Source: Victoria in Future 2019; Urbis 
 

2.5.3. Significant Infrastructure Investment 
76. Map 3 below presents the various infrastructure projects which are either under construction or 

planned for the northern corridor and more generally across Metropolitan Melbourne (refer detailed 
information in Appendix A).  There are several substantial projects that will create significant demand 
for resources, including hard rock, in areas close to the proposed quarry. 

77. Projects in the immediate vicinity of the proposed quarry include the $1.5bn Beveridge Intermodal 
Freight Terminal which has recently received a funding commitment from the Federal Government, 
and the northern extent of the Outer Metro Ring Road. 

78. It is important to ensure a consistent supply of hard rock in close proximity and across multiple 
sources to support these projects. 
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Map 3 Key Infrastructure Projects 

 
Source: Big Build; Urbis 
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2.6. SUPPLY OF RESOURCES 
2.6.1. State Resource Supply 
79. There is no definitive source that quantifies the supply of resources in Victoria.  Due to the nature of 

resource extraction and the proprietary information that is held by resource businesses, it is 
challenging to understand precisely how much of a resource is remaining in each Work Authority. 

80. While the land area covered by Work Authorities or areas identified as likely to yield the resource 
can be estimated, there is no way to accurately estimate the extent of the supply in an area.  It is not 
like estimating the supply of property for example, where the area is above ground and able to be 
measured. The resources are underground and information around how deep the resource goes and 
how much can be extracted are not universally available. 

81. I am not aware of any more detailed estimation of the supply of resources since the PwC modelled 
analysis in 2016. I do not feel any analysis that I could undertake as part of this statement could 
provide further precision in terms of the supply of resources, specifically hard rock, either state-wide 
or in the northern region. 

82. The chart below presents data from the PwC 2016 report in relation to the potential shortfall of 
resources (all extractive stone resources) by LGA over the period to 2050.  I note that each of the 
LGAs within 25km of the proposed quarry were among the major shortfall areas, with Hume at 
number 4, Whittlesea at 6, and Mitchell at 8.  Numerous other areas in the 25km-50km range are 
estimated to have major shortfalls. 

Chart 7 Identified Potential Shortfalls of Extractive Resources by LGA to 2050 

 
Source: PwC; Urbis 

83. Considering hard rock supply specifically, the Shire of Mitchell was not originally identified as one of 
the LGAs with a significant shortfall. This reflects that the region is a key resource location that is 
important in serving demand not only within the municipality, but also the surrounding region. The 
adjoining municipalities of Hume, Whittlesea and Macedon Ranges were identified by PwC as being 
among the areas with the greatest cumulative potential production shortfall of hard rock by 20502. 

84. In the time since the supply was estimated by PwC, demand has increased, suggesting the supply 
has been reduced further.  There have been limited new quarries opened or approved in this time.  
As found by PwC in their 2018 update, the majority of applications for extractive works approvals in 
and around the Shire of Mitchell had not been granted since 2016, holding back resource supply. 

 

2 Extractive Resources in Victoria, Demand and Supply Study 2015-2050, PwC,  
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Consequently, it was indicated that the shortfall of hard rock within 25km of Wallan could be upwards 
of 5.46 million tonnes cumulatively over the 5 years from 2018. 

2.6.2. Northern Region Quarries 
85. The northern region of Melbourne, and specifically the Shire of Mitchell, is a key resource location, 

including sizeable hard rock reserves. While there are several quarries in the region, this is an 
indicator of the importance of the region and hence the need to enable the extraction of the 
resources. 

86. The PwC report identified that the extractive resource supply in Mitchell is being directed to meet 
demand in locations across the state, not just locally. An estimated 69% of the supply to 2050 is 
provided to Metropolitan Melbourne, with a further 10% to regional cities such as Greater Bendigo, 
Geelong, and Shepparton. Only 7% of the 2050 supply is estimated to be retained to meet demand 
within Mitchell. 

87. The map overleaf shows the location of hard rock WA areas in the region, including the operator, 
mineral type, and hectares of the WA area.  A detailed list is included in Appendix A. 

88. In considering the supply of hard rock resources in the region and the ability for them to meet 
demand locally and regionally, I note the following: 

• It is not helpful to estimate the supply in the northern region quarries and compare to the 
demand in that local area. As a noted key supply region, naturally the supply will be used to 
meet demand across a wider area.  Even if the proposed quarry as independent operation will 
largely supply the local region, other larger quarries will likely be meeting demand from across 
the metro area and other parts of the state. 

• The land area of a quarry is not a definitive indicator of the extent of supply of the material. The 
land area does not indicate the depth of the resource or the ability to extract the resource.  Work 
Authority areas can be impacted by a range of factors that will influence the resource yield, for 
example environmental, heritage or cultural significance constraints. 

• There are other quarries proposed in the region, such as the Phillips quarry near the Woody Hill 
quarry in the Shenstone Park area.  However, future quarries such as this cannot be considered 
certain to contribute to future supply without an approved Work Authority. 

• Not all rock is equal.  Even if the total supply of hard rock could be accurately estimated at the 
local level, the total yield relates to all classes of rock.  It does not indicate how much high-
quality material is available for those uses that require a superior grade of resource. 

• Road access is very important for the distribution of resources.  Quarries with easy access to 
major road networks, such as WA1473, are more easily able to serve regional markets rather 
than that supply only being used locally. 

• Recycled material has a role to play in supplementing supply.  This material meets a share of 
the demand created, and that share may well be increasing.  However, it remains a smaller part 
of the supply story. Further, it is not a direct substitute for quarried rock in some uses, 
particularly where higher class materials are required. 

• There are a small number of large quarry operators who control the major WA areas in the 
region, including Hanson, Boral, and Barro.  While these operators supply a significant share of 
the resource volume extracted, there is value in a diverse range of smaller operations serving 
the market. As discussed in the economic benefits section 5, the effective operation of the 
market requires competition to ensure choice and price competition. 

• Many of the major quarry operators are vertically integrated, meaning the resources they extract 
are in large part directed to aligned operations and projects.  As such, much of their supply is 
pre-committed and not available to meet general levels of demand in the region.  These 
operators are also less likely to adjust production levels in response to general market demand 
changes. PwC noted this issue in their 2017 review of WA1473, which was discussed in the 
geological assessment commissioned by Minerals Development Victoria provided to PwC. 

89. As established in various strategic documents identified earlier in this section, Victoria is likely to 
experience increasing demand for resource extraction, driven by growth in construction and 
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infrastructure investment.  Resources that are identified need to be protected.  Whether the local 
region’s supply of hard rock resources is greater than the demand in the same area is not the critical 
consideration. The distribution of resources is not equal, and therefore areas where supply exists are 
needed to serve future demand across wider areas. 

90. It has been established in the subsequent studies by PwC that there is now likely to be a shortfall of 
hard rock resources in the region to be served by the proposed WA1473 quarry.  As such, approval 
of the well-located quarry that is positioned to meet strong local demand would go some way to 
reducing that shortfall. 

Map 4 - Work Authorities in the Northern Region 

 
Source: Earth Resources; Urbis 
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2.7. SUMMARY & IMPLICATIONS 
91. The analysis in this section identifies the following: 

• Strategic documents produced by the State Government establish growing demand for 
extractive resources and that ensuring access to resources is critical to underpinning the growth 
of Victoria. 

• Comprehensive demand and supply analyses have previously been prepared by EY (demand) 
and PwC (demand vs supply), originally in 2016. Together these studies found: 

‒ Continued strong growth in resource demand will be driven by residential, non-residential 
and infrastructure activity. 

‒ Melbourne’s growth areas, including the northern corridor, were identified as major demand 
locations. 

‒ Ignoring transport and locational challenges, the aggregate supply of extractive resources 
was seen as sufficient to 2050. 

‒ However, accounting for feasible supply catchments, supply shortfalls were identified in 
several areas if new resource extraction areas were not identified and approved. This 
included LGAs in the northern corridor. 

• Key indicators of future demand include population growth, growth in Gross State Product, 
construction activity and major infrastructure investment. In each case, these key indicators 
have exceeded the EY forecasts or assumptions since 2016.  These trends are expected to 
continue, driven primarily by population growth that is stronger than previously anticipated.  
Strong demand is expected particularly in the greenfield growth corridors. 

• Consequently, the actual future demand is now perhaps more likely to align with higher growth 
scenarios considered by PwC which would imply sooner depletion of resource supply. Their 
subsequent analyses are consistent with my findings that demand has increased while approval 
of new quarries has not materialised.  This led to the conclusion that the area likely to be served 
by the proposed subject quarry would experience a shortfall of hard rock resources in the near 
term. 

• The northern region of Melbourne, and specifically the Shire of Mitchell, is identified as a key 
resource location, including sizeable hard rock reserves should extraction be possible. While 
there are several quarries in the region, this is an indicator of the importance of the region and 
hence the need to enable the extraction of the resources. 

• It is not helpful to estimate the supply in the northern region quarries and compare to the 
demand in that local area. The supply will be used to meet demand across a wider area.   

• Approval of the proposed quarry at WA1473 would in part address the shortfall of hard rock 
resources that has been identified. 
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3. NORTHERN REGION RESIDENTIAL OPPORTUNITIES  
92. This section considers the future development of residential land in the northern region LGAs, 

including the volume of new dwellings forecast to be needed and the availability of future land for 
residential use. The effects of a delay in delivery of a small area of residential land within the 
Beveridge North West PSP as a result of the proposed quarry is considered in this context. 

93. The residential land opportunities across the broader northern region are considered here as those 
who may in the absence of the quarry choose to live on the quarry land or the buffer areas are not 
restricted to a narrow area in choosing an alternative home.  Generally, people will consider 
opportunities across a growth corridor.  Therefore, the available supply across the area is relevant in 
meeting the demand.  

3.1. HISTORICAL & PROJECTED DWELLING GROWTH 
94. As mentioned in section 2.3, the northern region has seen much stronger growth in recent years that 

exceeded previous projections, supported by greenfield estate developments across the large 
number of PSPs within the region (refer Map 5). 

95. While VIF 2019 was prepared pre-COVID, it is considered a reasonable and now a relatively 
accurate estimate of the growth prospects for the state over the medium to longer term. 

96. While growth areas overall have defied the impact of COVID on migration in recording stronger than 
expected growth in greenfield housing demand over the past year, the demand has been supported 
by government incentives and fiscal support (i.e. HomeBuilder Grant program), along with low 
interest rates.   

97. As the Victorian economy is expected to return to more normal conditions, housing demand in 
growth areas may moderate, but remain solid.   

98. Chart 7 below illustrates the projected total dwelling demand for each of the three LGAs within the 
northern region over the period to 2036, as per the VIF 2019 projections.   

 

Chart 7 - Projected Dwelling Demand by LGA (2016-2036) 

 
Source: Victoria in Future 2019; Urbis 
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99. In analysing the growth pattern of the region, the following key insights can be drawn: 

• Based on VIF 2019 projections, around 94,300 additional dwellings would be required over the 
period to 2036 to support the anticipated population growth within the northern region.  This 
translates into an annual average demand of around 6,250 additional dwellings over the next 15 
years or so. 

• As shown on Map 5, dwelling growth is proposed to extend north from established areas such 
as Craigieburn and Epping, with completed PSPs that are now developing including 
Donnybrook/Woodstock, Merrifield West, Aurora, Epping North East and Wollert. Most of the 
growth occurring now is south of the proposed Outer Metro Ring Road, within the Cities of 
Hume and Whittlesea. 

• This is illustrated by the total dwelling demand projections from the Victoria in Future 2019 
forecasts shown in Chart 7 above, where demand for dwellings is anticipated to remain strong 
in Hume and Whittlesea over the next 10-15 years. 

• The status of the PSPs in the region (Map 5) also reflects this growth pattern, with those either 
‘under preparation’ or ‘unprogrammed’ being further north. 

• As developable land within existing PSPs continues to be taken up and new land becomes 
available following the PSP process, in time growth is expected to move further on to Mitchell, 
connecting the townships of Wallan, Beveridge and Kalkallo. 

• As such, with the Beveridge North West PSP being separated from any other established towns 
or residential developments at this point in time, it is not considered a preferred residential 
location in the short term. Within the PSP, I expect demand to naturally extend north from the 
southern boundary which abuts Beveridge. 

3.2. SUPPLY OF GREENFIELD RESIDENTIAL LAND 
100. This sub-section considers the supply of greenfield residential land in the region. 

101. Map 5 overleaf illustrates the current and future precinct structure plans (PSP) by status across the 
northern region.  A detailed list of each of the PSPs is included in Appendix A. 

102. Based on the population capacity and estimated stage of development in each PSP, I note: 

• There is a large amount of current and future residential land supply within the northern region.  
According to my estimate, there is a total supply capacity of around 173,700 dwellings across 
32 residential PSPs (i.e. excluding dedicated employment precincts) in the northern region.   

• Of the 173,700 dwellings, just under 117,000 dwellings are proposed within the 20 gazetted 
PSPs, with another estimated 56,700 dwellings across 12 future PSPs. 

103. With the amount of available residential land within current PSPs further south of the Beveridge 
North West PSP remaining significant, as discussed further below, there is a long-term supply of 
residential land.  The land potentially impacted by the operation of the quarry in the PSP represents 
a very small share of the future supply pipeline. 

104. Beyond greenfield areas, townships to the north of the metropolitan area, including in the Shire of 
Mitchell, are also experiencing housing growth. 
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Map 5 - Northern Region Precinct Structure Plans by Status (as at April 2022) 

 
Source: Victorian Planning Authority, Urbis 

  



 

30 NORTHERN REGION RESIDENTIAL OPPORTUNITIES  

URBIS 
175 NORTHERN HIGHWAY WALLAN ECONOMIC EVIDENCE VCAT REF. 

17452020_FINAL 

 

3.3. CAPACITY OF GREENFIELD RESIDENTIAL LAND 
105. To demonstrate the supply capacity of greenfield residential land within the region, I have further 

referred to the latest Urban Development Program (UDP) Greenfield data in quantifying the number 
of years the supply is likely to meet potential demand within the region. 

106. As shown in Table 3 below: 

• As at the end of 2020, there was an estimated total of more than 157,000 lots available within 
the northern region.  These included lots on unzoned and zoned englobo land as well as 
proposed lots.   

• This broadly reflects the total supply of greenfield residential lots (i.e. PSP dwelling yield) as 
presented earlier in subsection 3.2. 

• Around 72% or close to 113,000 of these available lots were within the Hume/Mitchell corridor. 

• Assuming the recorded long-term average rates of lot consumption (~4,800 lots per annum 
2007-2020) and the more recent observed lot take-up (~6,400 lots per annum 2018-2020) were 
to continue, there is between 24 years and 33 years of greenfield land supply within the region 
overall. 

Table 3 - Estimated Residential Lot Supply & Capacity in Northern Region (as at 2020) 

 
Source: Urban Development Program (2020); Urbis 

 

107. As shown earlier, at around 6,250 dwellings per annum, the VIF2019 projected annual average 
dwelling demand between 2021 and 2036 falls within the range of observed lot consumption, 
although closer to the higher consumption rate observed recently. 

108. Given some additional dwellings in the three LGAs of relevance will be supplied through infill 
development in established areas, the future supply of residential land in the corridor will support the 
forecast dwelling demand over a period approaching 30 years, similar to the life of the proposed 
quarry.  

109. The Hume/Mitchell corridor, with its large amount of undeveloped residential land, has a 
substantially higher supply capacity of at least 30 years and up to almost 50 years should long-term 
lot consumption rates continue. 

110. While the recent surge in estate sales has resulted in well above long-term average level of lot 
consumption over the past couple of years, this is potentially a short-term phenomenon driven by 
government policies and record low interest rates.  A return to more normalised market conditions 
will see demand level moderate from recent peaks. 

111. It should be noted that the UDP estimate of total lot supply within unzoned land as at 2020 was 
based on the observed average lot size at that point in time.  The UDP acknowledges that the actual 
supply capacity will be greater given the continued decline of average lot size since 2007-2008.   

  

Growth Area Long-term Avg.
(2007-2020)

Short-term Avg.
(2018-2020)

Long-term Avg. Short-term Avg.

Hume/Mitchell 112,938 2,324 3,802 49 30

Whittlesea 44,091 2,460 2,619 18 17

Total 157,029 4,784 6,421 33 24

Average Annual Lot Consumption Estimated Supply CapacityTotal Lot Supply 
(Englobo & 
Proposed)
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3.4. SUMMARY & IMPLICATIONS 
112. There is no shortage of greenfield residential land supply within the northern region.  Based on the 

above analysis, it is evident that the delay in the development of residential land affected by the 
proposed quarry would have a negligible impact on the capacity of the region to provide dwellings for 
those moving to the area over an extended period approaching 30 years.   

113. Against the total regional supply capacity of over 157,000 greenfield residential lots, the potential 
residential yield in areas potentially affected by the quarry of some 2,100 estimated dwellings 
(estimated in section 1) would represent a mere 1.3% of total regional supply. 

114. Based on the UDP long-term rate of lot consumption data (4,780 lots/annum) for the northern region 
LGAs, the delayed opportunity for 2,100 dwellings due to the quarry operation would represent less 
than half a year of supply for the whole region.  This represents a negligible impact on the ability of 
the supply pipeline to meet the future dwelling demand. 

115. Within the Beveridge North West PSP, the quarry operations will delay the residential development 
opportunity on the quarry land and surrounding buffers relative to what would likely occur in the 
absence of the quarry.  However, given the large supply of alternative residential locations in the 
corridor and the general growth patterns of the region and within the PSP from south to north, the 
affected land may not be developed for residential land for many years, even if the quarry was not 
approved. 

116. The delay to residential development should the quarry be approved therefore may not be a 
significant period. 
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4. IMPACT ON DELIVERY OF PSP FACILITIES 
117. This section considers the impact on the delivery of the Beveridge North West PSP, including the 

provision of retail and other community facilities proposed. 

4.1. QUARRY TO BE CONSIDERED IN PSP DESIGN 
118. Section 2 of this statement established the strong and increasing demand for resources across 

Victoria, and particularly in the northern metropolitan area.  The need to protect the critical resources 
needed for the continued development of Melbourne and the rest of the state has been well-
established.  This is reflected in various state-level strategies and policies, and supporting research 
reports prepared by PwC and EY on behalf of government which were touched on in Section 2. 

119. The finite nature of the resource has been considered through the Shire of Mitchell C106 Planning 
Panel when the Beveridge North West PSP was previously contemplated.  In recommending the 
quarry must recognised in the planning of the PSP, the Panel considered that the resource 
extraction should be given precedence over the future urban development outcomes, with those 
outcomes to be delayed rather than prevented from happening. 

120. In Section 3, I have identified there is a significant supply of residential land in the region that will be 
available to meet demand for new housing over an extended period.  Hence, the delay of 
development of a small part of this PSP (around 2,090 dwellings or 13% out of the estimated 16,161 
dwellings at capacity) will be inconsequential from a regional growth perspective. 

121. I note there will be a delay in the delivery of residential development within the quarry boundary and 
buffer areas.  However, this delay should not be correlated to the full length of time of quarry 
operations as I do not expect development to extend to the northern part of this PSP for many years. 
The phasing of the quarry will also allow progressive development in the buffer areas. 

122. With development of the majority of the PSP able to proceed while the quarry is in operation, I 
consider here whether the new residents who move to Beveridge North West will have access to the 
retail and other community facilities they require. This includes consideration of: 

• whether residents will have convenient access to those facilities should one or more of the 
proposed centres be delayed, and 

• if the proposed centres can be sustained if the full population capacity of their catchment is 
delayed. 

123. With planning for the PSP directed to consider the quarry operation and potential delays to long-term 
proposed urban development, there has been an opportunity to review the location of the local town 
centres.  This includes considering the likely phased delivery of the land impacted by the quarry and 
associated buffers. 

124. I note that while some elements such as schools have shifted slightly between drafts of the 
Beveridge North West PSP land use plan, the two local town centres to the north and north east 
closest to the quarry remain in essentially the same position as proposed under C106. 

4.2. RESIDENT ACCESS TO CENTRES 
125. The location of the local town centres now proposed in the Beveridge North West PSP are shown in 

Map 6 overleaf.  I have added an 800m radius around each centre as an indication of the catchment 
of each, noting the VPA’s guidelines for planning for new communities and performance target T19 
which seeks to ensure 80%-90% of dwellings should be located within 800m of an activity centre. 

126. This map demonstrates: 

• Upon completion of the PSP’s urban structure following the quarrying activity, most residential 
areas are within 800m of an activity centre, although there are some areas beyond that 
distance, particularly to the north west. These areas are, however, potentially able to access 
future centres planned for the Wallan South PSP to the north of Beveridge North West. 

• Should the northern local town centre be delayed as it has been planned within the quarry 
buffer areas, approximately 40% of the population within the catchment of that centre (to the 
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west and south particularly) will additionally be outside of 800m of an activity centre until such 
time that centre is developed. Part of the northern centre 800m catchment is overlapped by the 
800m catchment of the eastern centre. 

• With the eastern centre outside the buffer areas, presuming the centre can be sustained by the 
population that can develop in its catchment but outside the buffer (considered further below), 
then there are no additional areas outside of 800m of a centre. 

Map 6 - 800m Radius from Each Proposed Town Centre within the BNW PSP 

 
Source: Draft Beveridge North West PSP (November 2021), edited by Urbis 

 

127. In relation to the impact of a delay to delivering the northern town centre I note: 

• With the quarry in operation, and reflecting the likely natural pattern of residential development 
extending from existing residential areas south of Camerons Lane to the north, the northern 
parts of the PSP are likely to be developed later in the life of the PSP, potentially limiting any 
period of time where residents in the north don’t have convenient access to a centre. 

• Future residents in the 800m catchment of the northern town centre to the south and west, while 
located outside 800m of another centre, still have relatively simple access to all three other 
centres.  Most are within 1km of another centre. The area of the PSP impacted in this regard is 
also relatively small. 

• Prior to the full capacity of the PSP being reached, having one less centre enables the other 
centres to grow stronger over time, benefiting from the population growth. 

• There is a local convenience centre to the west of the northern town centre that is accessible to 
the population until such time as the town centre is delivered. 

• Referencing the quarry phasing plan shown in Section 1, the northern town centre appears to 
be located within an area that would enable development of the centre after the end of Phase 2, 
as the buffer should be able to be contracted back further north at this time.  Subject to the 
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timing of the phases, the centre may still be able to be delivered prior to the completion of all 
urban development in the north of the PSP, aside from the quarry and its buffers. 

128. In summary, I do not believe there are significant consequences for the future residents of the PSP 
from a delay to the delivery of the northern town centre which has been planned within the quarry 
buffer area that will apply for the initial phases of the quarry operation.  However, earlier delivery of 
facilities for the community may be facilitated by shifting the northern local town centre outside the 
buffer, potentially to the south or west of the future school proposed. 

4.3. SUSTAINABILITY OF CENTRES 
129. While the proposed activity centres could physically be delivered if located outside of the quarry 

buffers, they are still to some extent dependent on the future population that will reside on the quarry 
land and in the buffers. 

130. The table below details my estimates of the total residential yield within the 800m catchments of the 
northern and eastern local town centres.  I have then estimated the share of that yield that sits within 
the quarry buffer areas as shown in the PSP, and then additionally should the buffers be contracted 
back after the completion of Phases 2 and 3 of the quarry (referencing the phasing plan shown in 
Section 1). 

Table 4 - Estimated Residential Land & Dwellings Affected by Quarrying at End of Each Phase 

 
Source: Draft Beveridge North West PSP (November 2021); Urbis 

131. In relation to the eastern local town centre (LTC2) first, I note: 

• Only around a third of the centre’s catchment is impacted by the buffer areas. 

• Upon completion of phase 2 of the quarrying, the buffer areas would contract slightly. The more 
significant change would come on completion of phase 3 where almost the entire 800m 
catchment would be available to the centre. 

• To the south of the centre, there are residential areas of the PSP beyond 800m of any centre.  
Hence, additional trade could come from residents in these areas where the eastern centre is 
their closest. 

Phase 1-2 Phase 2 
End

Phase 3 
End

Local Town Centre

Eastern LTC2 100.8                 33.0               22.0                      7.0                            

Northern LTC3 164.7                 68.1               46.4                      34.6                          

Assumed Average Dwelling Density (dwellings/ha) 20                      20                  20                         20                             

Estimated Developable Dwellings post Each Phase
Phase 1-2 Phase 2 

End
Phase 3 

End

Eastern LTC2 2,017                 1,357             1,577                    1,876                        

Northern LTC3 3,293                 1,931             2,366                    2,602                        

Estimated Developable Dwellings post Each Phase (% total dwellings)

Eastern LTC2 67% 78% 93%

Northern LTC3 59% 72% 79%

Assumed Average Household Size (persons/dwelling) 3.1                     3.1                 3.1                        3.1                            

Estimated Resident Population at Capacity

Eastern LTC2 6,200                 4,200             4,900                    5,800                        

Northern LTC3 10,100               5,900             7,300                    8,000                        

Total Land Area 
within 800m 
Radius (ha)

Land Area in Quarry Buffer (ha)
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• Until such time as the northern centre is developed, the eastern centre will serve as an option 
for residents further west. 

• As a smaller centre (3,300 sq.m of retail space) the population needed to sustain the centre is 
less, typically between 4,000 and 5,000 residents within its catchment.  Consequently, even 
with a reduced population in the catchment initially, the centre at this scale is likely supported, 
even with a reduced catchment initially. 

• Smaller activity centres such as this leverage the activity generators around them. In this case, 
co-location with the school will generate activity to support the centre. 

132. In my opinion, as a smaller centre co-located with other activity generators, the eastern centre 
should be viable once the population around it outside the buffer areas is established.  Following the 
completion of Phase 3 of quarrying, there should not be a material impact on the operation of the 
centre at all. 

133. Considering the impact on the northern town centre (LTC3) I make the following observations: 

• In its current location, it is assumed the northern centre cannot be delivered until the buffers of 
the quarry are contracted.  Therefore, the extent of the catchment covered by the initial buffer 
areas is of limited consequence. If the centre were to be shifted, the figures shown in the table 
above would change. 

• Following the completion of Phase 2, the centre is expected to sit outside the buffer areas and 
could conceivably be developed.  At that time, the resident population in the catchment would 
be around 72% of the ultimate capacity within 800m, or around 7,300 people.  This is thought to 
be sufficient to sustain a moderately performing centre. 

• The completion of Phase 3 will deliver around 79% of the capacity in the catchment or around 
8,000 residents residing within the 800m catchment. By this time, the proposed centre should 
be sustained. 

• Part of the challenge for the northern centre is not just the quarry buffers, but the fact that by 
being located just south of open space and landscape value areas, a large share of the centre’s 
catchment will not be residential land.  This should be considered in determining the appropriate 
location for the centre. 

• The northern centre will benefit from co-location with other nearby facilities including the school, 
community facilities and indoor recreation centre. 

134. As currently proposed, the northern town centre will be delayed by being located within the buffer 
area of the quarry.  Once the buffer is contracted after phase 2, and certainly after phase 3, the 
centre will be able to be sustained by the population in the centre’s catchment at that time. 

135. As mentioned previously, earlier delivery of the northern centre could be facilitated by relocating it 
outside the buffer area, potentially south or west of the school. 
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5. ECONOMIC BENEFIT 
136. Having considered the need for a proposed quarry at the subject location, the potential for residential 

development to be delayed in the Beveridge North West PSP, and the significant supply of 
alternative residential land in the northern region, I consider in this section the potential economic 
benefits the quarry could generate in the context of the PSP delivery. 

5.1. ESTIMATING THE ECONOMIC VALUE OF THE QUARRY 
137. In estimating the economic value of the proposed quarry over its operation period, I have adopted 

the REMPLAN economic modelling tool to quantify the annual employment and economic 
contributions the quarry could potentially generate on an on-going basis for the Victoria economy. 

138. Below I present a high-level summary of the key assumptions applied, whereas the more detailed 
description of the REMPLAN methodology is included in Appendix B. 

• The number of direct jobs (i.e. jobs on site) expected to be supported during quarry operation 
has been instructed by Conundrum Holdings to be 19 Full-time Equivalent (FTE) jobs maximum 
in the first 10 years, 25 FTE employees to the 17th year, and 27 FTE employees thereafter 
(assumed for 13 years to the end of the 30 years of operation).  I have calculated this to 
average 24 FTE annually across the 30 years. This figure was then entered into REMPLAN to 
estimate the potential economic benefits supported on an on-going basis, including indirect 
jobs, direct and indirect economic output. 

• Economic output generated from quarrying jobs was assumed to be represented by jobs in the 
Mining sector. 

• As shown in Table 5, the 24 FTE jobs on average on-site would have the capacity to support 
another 41 indirect FTE jobs as a result of flow-on effects through the local supply chain (e.g. 
services such as truck/equipment hire, food catering/retail, etc. that support the workers on site 
on an on-going basis). 

• Total annual economic output, both direct and indirect, generated from quarry operation is 
estimated at just over $49 million (2022 dollars) annually on average, with average economic 
value-added to the economy of $24 million for each year of operation. 

• Assuming an operation period of 30 years, the aggregated output would add up to some $1.475 
billion or total Gross Value Added (GVA) of $708 million in constant 2022 dollars. 

Table 5 - Estimated Potential On-going Annual Economic Benefits – Quarry Operation1 

 
1. Constant 2022 dollars. 
Source: Conundrum Holdings; REMPLAN; Urbis 

139. While the estimated employment levels and flow on benefits of the quarry may appear modest, the 
indirect benefits of operation positively impact far more people and businesses than the FTE figures 
might suggest.  Operations such as the proposed quarry have the potential to sustain whole 
businesses in downstream industries. 

140. A quarry not only provides product to ensure the delivery of substantial construction projects and 
employment of drivers and other workers, but it can support numerous businesses and workers that 
would not otherwise operate in an area.  Significant machinery, equipment and vehicles used in 
quarry operation are required and then need to be serviced and maintained.  This creates 

Quarry Operation - Average Annual Benefits

Output ($M) $31.6 $17.6 $49.2

Employment (Jobs FTE) 24 41 65

Wages and Salaries ($M) $2.8 $3.8 $6.6

Value-added ($M) $16.3 $7.3 $23.6
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opportunities for the likes of truck tyre fitters, weigh-bridge suppliers or machine manufacturers and 
repairers.  These benefits are reflected by the indirect benefits in Table 5. 

141. The many businesses and individuals supported by Conundrum Holdings’ quarry operations is 
illustrated through the collation of submissions of support for the North Central Quarry compiled in 
the document titled Delivering Choice and Opportunity. 

5.2. ECONOMIC VALUE OF ALTERNATIVE DEVELOPMENT OUTCOMES 
142. Similarly, I have also estimated the potential economic benefits of future key land uses to be 

constructed on the quarry land and buffer areas in due course.  As shown in Table 6, this includes: 

• The value of construction for dwellings in areas affected by the quarry (i.e. around 2,100 
dwellings); and, 

• The value of construction for the northern town centre and the on-going benefit from centre 
operation on an on-going basis. 

Table 6 - Comparison of Potential Annual Economic Benefits – Quarry vs. Urban Development 

 
1. Measured in constant 2022 dollar. 
Source: Urbis 

143. The above table presents the estimates of the annual economic output of the potential future activity 
on the land. In isolation, the annual economic output of the proposed quarry is less than that 
associated with the delivery of dwellings on the land and operation of the local town centre.   

144. However, I note first, the quarry will operate for many years longer than the short-term residential 
construction, providing ongoing employment opportunities and value-add. 

145. Second, as discussed further below, the development of the quarry still allows for the residential and 
town centre development to occur in due course. Early development of the urban land would prevent 
the benefits from the quarry being realised. 

146. While I have presented the economic value of both the quarry operation and the construction and 
operation of urban development, I believe there is little utility in comparing the relative economic 
benefits or discounting the value of residential or town centre development benefits should it be 
delayed by the quarrying activity. 

147. My view in this regard has considered the following: 

• Both hard rock extraction and urban development (i.e. residential development and town centre 
operation) would be able to generate significant economic benefits for the local and state 
economy. 

• However, they are by no means mutually exclusive economic activities.  The realisation of 
economic value from one development outcome does not have to be achieved at the loss of 
value from the other. 

• The development of the quarry does not preclude urban development, rather simply delaying it 
for a period of time. As discussed in earlier sections, the extent of this delay may not be a 
significant period given the affected land may be among the last developed in the PSP and the 
region even if the quarry does not proceed. 

• While in isolation the delay in development might warrant the discounting of the economic value 
to reflect the time cost of money, the delay within the subject PSP does not prevent equivalent 
residential development elsewhere in the region. There is an extensive supply of future 

Comparison of Potential Annual Gross Value Added ($M)1 Direct Effect Indirect Benefit Total Benefit

Quarry Operation (over 30 years) $16.3 $7.3 $23.6

Dwelling Construction (over assumed 8-year construction period) $28.6 $45.6 $74.2

LTC3 Construction (over assumed 1.5-year construction period) $5.2 $8.3 $13.5

LTC3 Operation (on-going) $13.7 $7.9 $21.6
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residential land which is directly substitutable to meet the demand. Hence residential 
development is not delayed for the region, rather delivered in a different location. 

• When delivered and managed in a staged manner, benefits from both the quarry and urban 
development can be achieved, even prior to the completion of quarry operations.   

• However, if the quarry was excluded from the PSP, it would represent lost opportunity for the 
extractive resource in this location and consequently a permanent loss of the economic value 
from the quarry.  Quarries are not easily substituted in the same way residential development 
can be. 

148. The C106mith Planning Panel’s consideration of the value of protecting the quarry and allowing 
future urban development is consistent with my view: 

… the Panel considers the benefits of urban development and stone extraction can be 
achieved. Some of the benefits of urban development in a relatively small part of the 
PSP may be delayed, but they can still be achieved over time.   

Put another way, if the quarry were recognised and planned for in the PSP, the impact 
on urban development and lot supply will be limited and temporary.  If the PSP were 
approved in its exhibited form, the impact on the stone resource will be complete and 
permanent. (pg. 21, Mitchell Planning Scheme Amendment C106mith Panel Report 
(July 2020), Planning Panels Victoria) 

149. In short, the exclusion of the quarry from the PSP would represent a loss of at least $49 
million of economic output on average for the state economy for every year the quarry would 
otherwise have been in operation. 

5.3. REDUCTION ON TRANSPORT COSTS 
150. The saving on transport cost is another major benefit the proposed quarry would be able to bring 

about in supplying hard rock more locally.  

151. Accounting for the rising labour as well as fuel costs, the benefit from having a quarry within a 
shorter travel distance in keeping transport cost down would be even more significant. 

152. In addition, the reduced travel distance means the need for trucks to transport quarry products to 
their destinations would be less.  Should the travel distance from quarry to site double, then the 
number of trucks required would also in theory need to double to transport the same volume of 
resource, in the same time.  The extra driving time would keep the trucks on the road longer rather 
than returning for another load. 

153. Here I present a simple calculation shown in Table 7 below to illustrate the importance of supplying 
quarry products locally in keeping the overall cost down. 

154. The saving on transport cost from supplying quarry products from a local quarry can be significant.  
By applying the average transport cost sourced from the PwC 2016 report, some $3.70 could 
potentially be saved on every tonne of quarry products supplied by sourcing from a site 25km away 
rather than from one 50km away.  I anticipate costs will have increased since 2016 due to rising fuel 
costs and other expenses. 

155. This would represent over a fifth of the average sale price for hard rock currently, putting pressure on 
prices to rise to absorb that cost for the industry. 

156. Given the shortfall in supply in the quarry catchment identified by PwC, which appears to now be 
greater than when first estimated in 2016, every tonne of a resource that must be transported further 
to meet demand in the region generates additional costs. 
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Table 7 - Estimated Transport Cost for 1 Tonne of Quarry Products Supplied by Travel Distance 

 
Source: Department of Jobs, Precincts and Regions; PwC; Urbis 

 

5.4. OTHER BENEFITS 
157. In addition to the above more quantifiable benefits, there are benefits that will manifest in other forms 

from being able to access hard rock resources locally. 

• Competition & choice.  Similar to retail markets, the extractive resources market thrives from 
maintaining a healthy level of competition to ensure choice, convenience and quality of 
services.  This will be particularly important in a market where a small number of large quarry 
operators control the major resource areas in the region. 

• Price competition. An outcome of consistent supply and greater competition and choice is the 
curtailing of price increases which can occur when supply is not able to keep pace with demand. 

• Supplementing market supply.  As mentioned in subsection 2.5, vertically integrated suppliers 
in the region, many of which major operators, would first and foremost ensure pre-committed 
demand is met.  This could leave many local users in a vulnerable position in accessing 
resources locally at more affordable price points.  As such, the proposed quarry would be able 
to supplement local supply in providing a more reliable alternative source, in particular to the 
local small business network. 

• Supporting local developments.  The ability to access hard rock resources locally is critical to 
the effective operation of construction sites within the region, given the shorter travel distance 
from a quarry closer to where quarried rocks are needed, hence reduced overall costs. 

 

  

Transport Cost - 1 Tonne of Quarry Products Supplied
25 50

Average Transport Cost ($ per tonne/km) $0.15 $0.15

Total Transport Cost ($/tonne) $3.72 $7.43

Est. Average Sale Price for Hard Rock ($/tonne) (2021) $17.80 $17.80

Transport Cost as % of Sale Price 21% 42%

Travel Distance (km)



 

40 DETAILED DATA TABLES  

URBIS 
175 NORTHERN HIGHWAY WALLAN ECONOMIC EVIDENCE VCAT REF. 

17452020_FINAL 

 

  

APPENDIX A DETAILED DATA TABLES 



 
 

URBIS 
175 NORTHERN HIGHWAY WALLAN ECONOMIC EVIDENCE VCAT REF. 17452020_FINAL  DETAILED DATA TABLES 41 

 

Key Infrastructure Projects across Melbourne 

 
Source: Big Build; Urbis 

Project
Infrastructure 

Type Sub-Region Investment Status
Estimated
Delivery Description

North East Link Road North / East $10bn Under
Construction

2027
/2028

• 	 45km+ of new and upgrade lane works
• 	 6.5km of tunnels
•	 11km of bus lanes
•	 10,000 new jobs created

Beveridge Intermodal
Terminal Rail / Road North $1.5bn Planning NA New interstate freight hub including road connections around the terminal.

Suburban Rail Loop Rail West, East 
& North $50-100Bn Under

Construction 2035
90km rail line will link every major rail line from the Frankston Line to the Werribee Line via 
Melbourne Airport with three new transport super hubs at Clayton, Broadmeadows and 
Sunshine

Outer Metropolitan Ring/ E6 
Transport Corridor Road / Rail West, Central & North TBC Planning NA 100km transport link between Melbourne’s West and North providing efficient transport for 

people and freight.

Additional Infrastructure Projects in Metropolitan Melbourne:

West Gate Tunnel Road West $10bn Under
Construction 2025

• 	 Twin Tunnels
• 	 4 new through lanes on the West Gate Freeway
•	 14km of new and upgraded walking and cycling paths
•	 2.5km elevated veloway 

Truganina Intermodal
Terminal Rail West $1.6bn Planning NA New interstate freight hub with investment in rail connection to that terminal.

Metro Tunnel Rail Central $12bn Under
Construction 2025 End-to-end rail line from Sunbury to Cranbourne/Pakenham, with better trains, upgraded 

signalling technology and 5 new stations.

Suburban Roads Upgrade Road All regions $2.3bn Under
Construction 2025 Duplications, widening and maintenance work for an additional 20-year period in the 

western, south-eastern and northern suburbs.

Level Crossing
Removal Project Rail All regions $15bn Under

Construction 2025 Removing 85 dangerous and congested level crossings across Melbourne

Melbourne Airport Rail Rail All regions $10bn Under
Construction 2029 Connecting Melbourne Airport to Victoria’s regional and metropolitan train network
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Precinct Structure Plans in the Northern Region 

 
 

  

PSP Status Year of 
Approval

Residential 
Developable 

Area (Ha)
Dwelling Yield

Aurora Gazetted 2007 256 4,861
Epping North East Gazetted 2008 332 4,980
Craigieburn (R2) Gazetted 2010 361 5,276
Greenvale North (R1) Gazetted 2011 92 1,661
Greenvale West (R3) Gazetted 2011 84 1,325
Lockerbie Gazetted 2012 690 10,214
Lockerbie North Gazetted 2012 285 7,013
Merrifield West Gazetted 2012 454 6,877
Greenvale Central Gazetted 2014 169 2,522
English Street Gazetted 2015 71 1,200
Woodlands Gazetted 2016 32 64
Quarry Hills Gazetted 2016 147 2,386
Donnybrook/Woodstock Gazetted 2017 1,033 17,041
Wollert Gazetted 2017 758 15,060
Beveridge Central Gazetted 2018 227 3,389
Lancefield Road Gazetted 2018 531 7,965
Lindum Vale Gazetted 2018 102 1,700
Sunbury South Gazetted 2018 762 11,470
Shenstone Park Gazetted 2021 198 3,669
Craigieburn West Gazetted 2022 418 8,308
Beveridge North West Under Preparation 2023 793 16,161
Wallan East (Part 1) Under Preparation 2022 141 2,250
Wallan South Under Preparation 2023 806 9,155
Greenvale North Part 2 Pre-Commencement 2023 35 492
Beveridge South West Unprogrammed Post 2024 527 10,531
Sunbury West Unprogrammed Post 2024 168 3,354
Sunbury North Unprogrammed Post 2024 264 5,289
Mernda Western Strip Unprogrammed 2030 37 750
Granite Hills Unprogrammed 2030 1 13
Somerton Road Unprogrammed 2030 11 214
Beveridge North East Unprogrammed 2040 201 3,821
Wallan East (Part 2) Unprogrammed 2040 234 4,670
Source: Various PSPs; VPA; Urbis
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Work Authorities in the Northern Region for Hard Rocks 

 
*Application WA006437 filed to extend operations to the north and east where Basalt would be extracted. 
Source: Earth Resources; John Malempre, CONMATS Consulting (2020); Urbis 

 

Work Authority Location LGA Operator Mineral Type Land Area (Ha)

WA1473
(Subject WA)

Wallan Mitchell Conundrum Holdings Basalt New 47

WA445 Epping Whittlesea Conundrum Holdings Basalt New 38

WA492 Donnybrook Whittlesea Barro* Sedimentary Hard Rock 42

WA176 Oaklands 
Junction Hume Holcim (Australia) Pty Ltd Granite Hard Rock/ Hornfels 316

WA393 Wollert Whittlesea Hanson Construction Basalt New 290

WA102 Wollert Whittlesea Boral Hornfels 98

WA428 Seymour Mitchell Seymour Quarries Basalt New 58

WA400 Kilmore East Mitchell Hanson Construction Basalt New 504

WA384 Kilmore East Mitchell Hanson Construction Basalt Old 457

WA440 Rockbank Melton Central Pre-Mix Basalt New/ Scoria 84

WA97 Deer Park Brimbank Boral Basalt 938

WA463 Woodend Macedon Ranges Fulton Hogan Basalt New 28

Recycling 
Facility Location LGA Operator Mineral Type

Est. Annual 
Production 

('000 tonnes)

Barro Donnybrook Whittlesea Barro Recycled concrete/Exca. rock variables 250

Boral Wollert Whittlesea Boral Recycled concrete/Exca. rock variables 70

Alex Fraser Epping Whittlesea Alex Fraser Recycled concrete/Exca. rock variables 450

Aurora Epping Whittlesea ACM Recycled concrete/Exca. rock variables 300
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THE REMPLAN METHODOLOGY 
Analysis presented here uses REMPLAN economic modelling to assess current and potential economic 
impacts. REMPLAN provides a modelling tool that is accepted and used by various government bodies in 
Australia. It uses an Input-Output model that captures inter-industry relationships within an economy, based 
on the ABS 2016/17 National Input Output Tables (I/O Tables).  It can assess the area-specific direct and 
flow-on implications across industry sectors in terms of employment, wages and salaries, output and value-
added, allowing for analysis of impacts at the State of Victoria level. 

Key points regarding the workings or terminology of the model are as follows: 

 REMPLAN uses either the value of investment or employment generation as the primary input.  For this 
analysis, the value of total upfront investment has been used as the key input to assess the benefits of 
the construction phase. 

 Outputs from the model include employment generated through the project and economic output at the 
State level. 

 Employment generated is calculated over the life of the construction phase; or in terms of the on-going 
operations, total on-going jobs generated.   

 Both the direct and indirect employment are modelled: 

‒ Direct refers to the effect felt within the industry as a result of the investment.  For example, the 
construction phase will directly result in the creation of construction jobs. 

‒ Indirect effects are those felt within industries that supply goods to the industries directly affected. 

 It should be noted that the results presented in this report are estimates only based on the existing state 
of economic activity in the area.  Due to the static nature of input-output modelling, they have the 
potential to overstate the actual effects.  The approach Urbis adopts in accounting for this is presented 
below. Nonetheless, the analysis still reflects the fact that employment growth will be positive for the 
State and the local area. 

 Urbis consider that in the absence of the investment package it is unlikely that similar projects would be 
undertaken within the same period, and therefore the investments can be considered additional. 

REPORTING OF MODELLING RESULTS 
Urbis have adopted a conservative approach to estimating and reporting economic and employment benefits 
using the REMPLAN modelling tool so as to not overstate the likely effects.  Key areas where Urbis’ 
approach is designed to not overstate the effects include: 

 While REMPLAN defines the supply chain linkages between local industries and allows the assessment 
of multiplier effects as a result of a direct input into an industry, the nature of the ABS I/O Tables and 
indeed the set-up of the model suggests there is likely some double-counting therefore overstatement of 
the flow-on effects.   

 More specifically, REMPLAN defines ‘Indirect Effect’ as consisting of both the ‘Supply-chain Effect’ and 
‘Consumption Effect’.  However, Urbis believe that the consumption effect (i.e. workers with more income 
spend elsewhere in the economy) has already been counted to an extent as part of the supply-chain 
effect in the modelling process and is a more tenuous link to the direct effects.  As such, Urbis have only 
excluded consumption effect from benefit reporting and consider supply-chain effect as the only indirect 
effect generated from the direct input. 

 Construction-related jobs are reported as FTE jobs for the period of one year, rather than the number of 
workers who might work on a site over the construction period which building contractors might report.  
For example, a project might have 200 workers on-site over the course of a two-year construction, but 
that may only equate to say 50 FTE jobs per year.  Each trade is not onsite for the whole time (e.g. 
plumbers, joiners, painters etc. all come on site at different stages).  Therefore, FTE for one year 
accounts for the total hours required by workers over the year and avoids the potential to overstate or 
misinterpret job figures that relate to part time workers. It also allows for direct comparison of jobs with 
different construction timeframes, as the jobs accrue each year over the length of construction. 
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KEY ASSUMPTIONS 
A Full-time Equivalent (FTE) job is based on the assumption of 35 hours per week for 46 weeks per annum 
on average.  

 

CALCULATION OF ECONOMIC BENEFITS 
Economic Value of Dwelling Construction 
Key assumptions for estimating of the value of residential development on the land are summarised as 
follows: 

 An average dwelling size is assumed at 180 sq.m, typical of a greenfield estate dwelling 

 Average construction cost on a dollar per sq.m basis is assumed at $1,900, having reference to the latest 
edition of the Rawlinsons Australian Construction Handbook (2022) for the average unit cost for a 
medium finish single dwelling. 

 Applying the total estimated dwellings potentially affected by the quarry (just under 2,100), the total cost 
of dwelling construction is estimated at some $715 million in 2022 dollars (excluding GST). 

 As the REMPLAN methodology requires the input figure for estimating economic value associated with 
construction activities to be annualised (refer Appendix B for more detail), here I have assumed a 
construction period of eight (8) years, based on my experience in assessing greenfield residential 
development and the typical timeframe of delivering a greenfield estate of comparable size.   

 The annualised construction cost is then estimated at around $89.3 million excluding GST or 
approximately $98.3 including GST in constant 2022 dollars (Table I).   

This figure is then entered into REMPLAN to calculate the annual economic benefit for the duration of 
dwelling construction, as shown in Table II.  I note: 

 Total annual economic output, both direct and indirect, generated from dwelling construction activities is 
estimated at just over $223 million (2022 dollars) annually, with economic value-added to the economy of 
$74.2 million for each year of operation. 

 Over the assumed 8-year construction period, the aggregated output is then estimated at more than 
$1.78 billion in 2022 dollar (including GST). 
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Table I - Estimated Residential Construction Cost1 

 
1. Constant 2022 dollar. 
Source: Rawlinsons Australian Construction Handbook (2022); REMPLAN; Urbis 

Table II - Estimated Annual Economic Value of Residential Development1 

 
1. Constant 2022 dollar. 
Source: Conundrum Holdings; REMPLAN; Urbis 

Economic Value of LTC3 Development & Operation 
Tables III and IV show the key assumptions for estimating the construction cost of the northern town centre 
and the modelled economic output that could potentially be generated during centre construction.  I note: 

 As per the draft PSP, total centre floorspace adds up to 9,000 sq.m, including 6,300 retail and 2,700 
sq.m commercial. 

 Applying an average build cost of $2,700 per sq.m, the total construction cost is then estimated at some 
$24.3 million in 2022 dollar (excluding GST). Again, I have referred to the typical cost of a fully serviced 
and fitted out suburban shopping centre as per the Rawlinsons Australian Construction Handbook 
(2022). 

 Assuming a development period of 1.5 years for a medium sized local centre such as the designated 
northern town centre, the annualised construction cost equates to $16.2 million excluding GST or $17.8 
million including GST.  

Entering this figure into REMPLAN, the modelled results are presented in Table 9 and summarised as 
follows: 

 Total annual economic output, both direct and indirect, generated from centre construction is estimated 
at some $36.8 million (2022 dollars) on an annualised basis during the assumed 1.5-year construction 
period, with economic value-added to the economy of $12.2 million per annum. 

 Over the assumed 1.5-year construction period, the aggregated output is then estimated at around $55.2 
million in 2022 dollar (including GST). 

  

Estimated Construction Cost per Dwelling

Assumed Average Dwelling Size (sq.m) 180

Assumed Average Construction Cost ($/sq.m) $1,900

Construction Cost per Dwelling ($) $342,000

Dwelling Construction Cost - Dwellings on Quarry Site

Total Estimated Dwelling Capacity in Quarry Buffer 2,089

Total Construction Cost ($M) $714.6

Assumed Construction Period (years) 8

Annualised Construction Cost ($M) $89.3

Dwelling Construction - Annual Benefits (over 8 years) Direct Effect Indirect Benefit Total Benefit

Output ($M) 1 $98.3 $124.8 $223.1

Employment (Jobs FTE) 215 305 520

Wages and Salaries ($M) 1 $14.5 $25.4 $39.8

Value-added ($M) 1 $28.6 $45.6 $74.2
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Table III - Estimated LTC3 Construction Cost1 

 
1. Constant 2022 dollar. 
Source: Rawlinsons Australian Construction Handbook (2022); REMPLAN; Urbis 

Table IV - Estimated Annual Economic Benefits – LTC3 Construction1 

 
1. Constant 2022 dollar including GST. 
Source: REMPLAN; Urbis 

In a similar vein, I have also provided estimates of the economic value that could potentially be generated 
from centre operation on an on-going basis (Table V). 

 In estimating the on-going benefits from the operation of the northern town centre, the total direct jobs of 
160 (total jobs as per PSP estimate) were entered into REMPLAN to derive indirect jobs and the 
corresponding economic output, both direct and indirect. 

 The split of direct jobs is assumed at 75% retail and 25% commercial, having regard to the indicative 
floorspace for each use (6,300 sq.m vs. 2,700 sq.m) and high-level workspace ratio benchmarks. 

 The total annual economic output potentially generated from centre operation is then estimated at $42.2 
million in 2022 dollars, including close to $25 million direct and over $17 million indirect benefit. 

Table V - Estimated On-going Annual Economic Benefits – LTC3 Operation1 

 
1. Measured in constant 2022 dollar. 
Source: Beveridge North West PSP Draft (November 2021); REMPLAN; Urbis 

  

Estimated Northern Town Centre (LTC3) Construction Cost

Total Centre Size (including retail & commercial) (sq.m) 9,000

Assumed Average Construction Cost ($/sq.m) $2,700

Total Construction Cost ($M) $24.3

Assumed Construction Period (years) 1.5

Annualised Construction Cost ($M) $16.2

LTC3 Construction - Annual Benefits (over 1.5 years) Direct Effect Indirect Benefit Total Benefit

Output ($M) 1 $17.8 $22.6 $40.5

Employment (Jobs FTE) 39 55 94

Wages and Salaries ($M) 1 $2.6 $4.6 $7.2

Value-added ($M) 1 $5.2 $8.3 $13.5

LTC3 Operation - Annual Benefits Direct Effect Indirect Benefit Total Benefit

Output ($M) $24.8 $17.4 $42.2

Employment (Jobs) 160 47 207

Wages and Salaries ($M) $9.3 $4.4 $13.7

Value-added ($M) $13.7 $7.9 $21.6
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“I find it exciting being involved from the early stages 
in significant property projects, watching as they 
develop and are finally delivered, ultimately changing 
the way people live, work and play.” 
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 Bachelor Economics, Hons 

(Monash University) 

AFFILIATIONS 

Past Committee Member, 

Property Council of Australia 
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CONTACT 

T +61 3 8663 4937 

M +61 413 565 571 

Rhys Quick is an economic property 
consultant specialising in economic 
supply and demand analyses in the 
retail, entertainment and leisure, and 
mixed use sectors. 

He has consulted for many of the 
major property groups in Australia 
and New Zealand, including 
shopping centre owners, retailers, 
entertainment providers and property 
developers in all sectors. He also has 
experience working with various 
government authorities in delivering 
significant infrastructure projects and 
community outcomes. He is expert at 
undertaking market demand studies, 
forecasting inputs to development 
feasibility, and assessing the 
economic impact of new 
developments. 

Since he joined Urbis in 1999, Rhys 
has been a key consultant on the 
development of the Chadstone 
Shopping Centre; this work is a long-
term highlight of his career. Other 
achievements include advising on 
the 10-year, $11 billion Melbourne 
Metro Rail Project and delivering the 
industry standard Urbis Shopping 
Centre Benchmarks on an annual 
basis. 

Rhys also regularly acts as an 
economic expert witness in relation 
to social and economic impacts of 
proposals before planning tribunals 
and panels, and Gambling and 
Liquor Regulation authorities in a 
variety of Australian states. 

RELEVANT PROJECTS 










Shenstone Park PSP –  
employment land need in 
quarry buffer areas

Quarry Hills PSP – impact of 
quarry activity on centre 
delivery

Donnybrook/Woodstock PSP 
– review of activity centre 
catchments

City of Whittlesea – 
Investment Attraction 
Strategy

Economic Impact 
Assessments for numerous 
offices, residential 
developments, shopping 
centres, hotels and clubs.

Wollert Town Centre 
Potential



 Urbis Shopping Centre
Benchmarks – annual
review of performance of
shopping centres and the
uses within them.

The Future of the Central 
Melbourne – a review of 
land use, office potential 
and community facility 
requirements
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