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Plan Melbourne Refresh 

 

Sent via email: planmelbourne@delwp.vic.gov.au  

18 December 2015 

 
Dear Sir/Madam, 
 
Thank you for the opportunity to provide a submission in relation to the Plan Melbourne 
Refresh Discussion Paper 2015.  This submission has been prepared by Planisphere on 
behalf of  (the owner). The 
submission relates to a broader precinct, comprising approximately 337ha  

 
 (the subject land). 

 
The subject land was previously supported by the City of Greater Dandenong for inclusion 
with Melbourne’s Urban Growth Boundary (UGB) as future industrial land.  The precinct 
was recognized as a potential major expansion area for the State-significant Dandenong 
South Industrial Precinct.  The Ministerial Advisory Committee established to review UGB 
anomaly areas in 2011 referred consideration of the inclusion of this land within the UGB 
to a programmed review of Greater Dandenong’s Green Wedge area.  This review is yet 
to occur. 
 
The significance of Dandenong South as an employment hub for the State of Victoria, 
accommodating industrial and freight and logistics activities is a key element that is 
recognized throughout Plan Melbourne, as well as previous State Planning Policy 
documents.  The planning principles that underpin Plan Melbourne, and those identified 
in the Plan Melbourne Refresh Discussion Paper 2015 recognise the importance of well-
planned employment precincts for Melbourne. 
 
The long-term planning for industrial and employment land in Dandenong South is 
critical for the south-east region of Melbourne, and ensuring that sufficient green-fields 
land supply is available in close proximity to existing and planned transport infrastructure 
is a key component of achieving the optimal land-use mix at a regional level. 
 
This submission specifically addresses the Options for Discussion outlined in the recently 
released Plan Melbourne Refresh Discussion Paper 2015 (the Discussion Paper 2015).  We 
welcome the opportunity to comment on the Discussion Paper (2015), and support the 
bipartisan agreement on a number of key strategic objectives.  
 
This submission particularly relates to Discussion Paper’s proposal to permanently define 
the Urban Growth Boundary (UGB) of metropolitan Melbourne, strengthen the role of 
National Employment Clusters (NECs) and understand the long-term role and viability of 
Green Wedge Land (specifically the subject land).  
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There are a number of key documents which inform this submission as follows: 

 Plan Melbourne Refresh Discussion Paper 2015, 

 Plan Melbourne 2014, 

 Plan Melbourne Discussion Paper 2013, 

 Plan Melbourne 2015 Review, Report by the Ministerial Advisory Committee, 

 Greater Dandenong Green Wedge Management Plan 2014, and 

 the Greater Dandenong Planning Scheme. 

THE SUBJECT LAND 

The subject land comprises approximately 337ha,  
 

. 

The majority of the precinct is within the Green Wedge Zone (GWZ) and is subject to the 
Environmental Significance Overlay Schedule 3 (ESO3). Smaller northern segments of the 
land are zoned Urban Floodway Zone (UFZ) and Public Use Zone Schedule 1 (PUZ1).  The 
UGB adjoins the precinct at its northern and eastern boundaries.   

To the north of the precinct is Industrial 3 Zoned (IN3Z) land which is generally used as a 
buffer for other industrial land and allows for a limited range of commercial uses. To the 
east of the site is Industrial 1 Zoned (IN1Z) land which allows for a range of 
manufacturing, storage and distribution of goods. To the west of the subject land is the 
Eastern Treatment Plant which is operated by Melbourne Water.  

Land located immediately north and east of the precinct is located within the Dandenong 
South Employment Cluster, designated in Plan Melbourne 2014 as one of three existing 
NECs for Melbourne. The land is well positioned within proximity to three principle 
strategic freight routes: Eastlink (along the precinct’s western boundary), the Western 
Port Highway and Thompsons Road, a key east-west arterial road connection through the 
south-east region. 
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PRECINCT HISTORY 

The subject land has been of strategic interest by Council since early 2000s. In 2003, 
Council made a submission in response to the previous metropolitan strategy, Melbourne 
2030. In the submission it was identified that: 

The most logical place for (industrial) land supply is close to the existing industrial hub 
within Greater Dandenong, where many services already exist and major transport 
infrastructure is committed and is located in the buffer area to the existing Industrial 2 
Zone and adjacent to the Eastern Treatment Plant. 

In 2007, Amendment C67 and subsequently Amendment C87 in 2009, removed up to 600 
hectares of identified industrial land supply from the municipality due to environmental 
and drainage encumbrances.  

In 2011, renewed interest by Council to have the land included within the UGB as part of 
the logical inclusions process resulted in a resolution to support the inclusion of the 
Bangholme Precinct as an anomaly to the existing UGB, and subsequently submitted to 
the Ministerial Advisory Committee (MAC) to further review the future use of the land. 
After assessment of the proposal, the MAC concluded that the proposal ‘represented a 
major shift in planning policy and would not address an existing anomaly’.  A 
recommendation for Council to undertake a review of the Green Wedge and the 
Bangholme study area was was made by the committee. 

In 2013, Greater Dandenong commissioned the preparation of their Green Wedge 
Management Plan.  However, the scope of works for the preparation of this plan did not 
include evaluation or review of land for rezoning or its potential, or strategic justification 
for urban development (and inclusion within the UGB). 

This history of support and long standing strategic interest for the rezoning of this land 
indicates a need to review and revise the viability and future potential for the subject land 
to be rezoned to strengthen the role of the Dandenong South NEC, and secure the future 
of this precinct as the major industrial precinct for Melbourne’s south-east. 
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PLAN MELBOURNE REFRESH DISCUSSION PAPER 
The Plan Melbourne Refresh Discussion Paper 2015 encourages the community to ‘discuss 
options’ for the future growth and development of Melbourne. The intention of the 
Discussion paper is not to ‘comprehensively’ revise Plan Melbourne 2014, but rather to 
build on the work undertaken by the previous government. 

The Discussion Paper sets out 62 ‘options for discussion’ which seek feedback on a range 
issues presented in the document. This submission addresses each of the relevant options 
and discusses them in relation to the subject land. 

SHAPING THE CITY 
7.  Lock down the existing urban growth boundary and modify the action to 
reflect this. 

8.  More clearly articulate the values of the green wedge and the peri-urban 
areas to be protected and safeguarded. 

9.  Remove the Integrated Economic Triangle and replace it with a high level 
2050 concept map for Melbourne. 

URBAN GROWTH BOUNDARY 

This submission supports the use of an Urban Growth Boundary (UGB) for Melbourne.  It 
is submitted that the containment of urban growth will provide clarity, consistency and 
certainty for the community and will allow all residential, commercial and industrial 
growth to be sustainably contained, allowing for efficient planning and delivery of 
transport infrastructure and more efficient use of urban land overall. 

Establishing a permanent UGB has had bipartisan support for many years, however the 
Plan Melbourne 2014 and the Ministerial Advisory Committee 2013 differ in their 
approach to how the permanent boundary should be determined. 

The recent MAC Report 2015 notes that: 

The MAC (2013) proposed input from local councils and the recommendations of the 
Logical Inclusions Advisory Committee Report, Nov. 11. Plan Melbourne 2014 added 
two further considerations, they being Melbourne’s natural values and topographical 
features and boundaries formed by major infrastructure.  

Our view to permanent UGB for Melbourne remains consistent with our original 
submission to Plan Melbourne 2014. 

In confirming the final alignment of the boundary, the MAC (2015) advise that the 
following considerations should be taken into account: 

The views of local government 

The findings and recommendations of the Logical Inclusions Advisory Committee, Nov. 
2011 

Relevant submissions to PM Draft 2013 

As is evident from the precinct history discussed previously, there has been a strong 
interest and consistent support from the City of Greater Dandenong since 2003 for 
inclusion of the subject land within the UGB.  It is submitted that a review of the UGB and 
the potential of the subject land to be rezoned for industrial purposes should be 
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undertaken as a matter of priority, and prior to the confirmation of the location of a 
permanent UGB for Melbourne. 

It is clear that for the purpose of identifying residential land, and planning for future urban 
residential development in Melbourne that a permanent, fixed UGB should be made a 
priority.  However, the same strategic justification should not be applied when 
considering future industrial and employment land requirements.   

The south-east corridor of Melbourne is considerably more advanced than other growth 
corridors to the north and west of the city.  Physical constraints exist to further expansion 
of the urban area, which further emphasizes the need to use available urban land 
efficiently, avoid unnecessary land use conflicts whilst continuing to create strategic 
opportunities for investment by private enterprise. 

THE GREATER DANDENONG GREEN WEDGE 

The value and productivity of green wedge land is an important attribute of a successful 
and prosperous metropolitan city like Melbourne. 

The purpose of the GWMP was to evaluate the ecological values, consider management 
practices for land within the green wedge and make recommendations for future 
priorities and actions. The recommendation from the MAC (2013) to Council at the time 
was to undertake a ‘Green Wedge Review of the Bangholme Study Area’. As the MAC 
ultimately recommended that the inclusion of the subject land represented ‘a major shift 
in planning policy’, the review recommended by the committee was never undertaken. 

Although the subject land is located within the GWZ, it is submitted that it does not 
present any distinguishing or typical features of green wedge land, as outlined in the 
purpose of the zone.  A key purpose of the GWZ, described at Clause 35.04 of the Greater 
Dandenong Planning Schemes is: 

To recognise, protect and conserve green wedge land for its agricultural, 
environmental, historic, landscape, recreation and tourism opportunities and mineral 
and stone resources. 

Furthermore, Council’s Green Wedge Local Planning Policy at Clause 22.02 describes 
policy objectives: 

To encourage sustainable land use practices and provide optimal long term planning 
solutions for the use and development of land.  

The subject land is not publically accessible and nor contributes any net benefit to the 
surrounding community. Additionally, the environmental attributes of the subject land 
are limited, particularly given its relationship and proximity to a number of negative 
externalities such as the Eastern Treatment Plant to the west, an established industrial 
precinct to the north, and developing industrial land to the east. 

ECONOMIC TRIANGLE 

The Economic Triangle is a core concept of Plan Melbourne 2014 which shows the 
connections of the Hastings-Dandenong corridor with the Hume Corridor and the 
Wyndham-Geelong corridor. The purpose of this triangle was to recognise links between 
key employment nodes around Melbourne, and to strengthen opportunities for jobs, 
investment and to reinforce the importance of future strategic transport corridors.  
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The MAC Report (2015) makes recommendations for ‘the deletion of the unhelpful 
characteristion of the city’s 2050 economic structure as an Integrated Economic Triangle’. 
Instead, the MAC advocate for ‘innovation as a key to Melbourne’s employment growth’.  

We fully support the strengthening of any framework which encourages the creation of 
jobs and supports a regional economy, and also support a recasting and strengthening of 
this integrated concept.  The role of Dandenong South as a key economic driver which 
contributes to the competitive advantage, and future prosperity of the state should be 
characterised through growth and innovation with a democratic focus on local, regional 
and State needs. 

PARTNERSHIP WITH LOCAL GOVERNMENT 

17.  Recognise and reinforce the importance of partnership with local government 
in sub-regional planning and the implementation of Plan Melbourne 

WORKING WITH LOCAL GOVERNMENT 

Council play an important, and often complex, role in balancing the competing objectives 
of local and state planning policy.  The City of Greater Dandenong has some of the largest 
proportions of industrially zoned land in Victoria whilst also accommodating a diverse 
social and cultural base of residents.  The needs of existing and future residents must also 
be weighed up against competing growth in the manufacturing and distribution sectors. 

There is support within the State Planning Policy Framework for planning to provide a 
‘strong and innovative economy’ and to ‘contribute to the economic well-being of 
communities and the State as a whole by fostering economic growth and development 
by providing land, facilitating decisions, and resolving land use conflicts, so that each 
district may build on its strength and achieve its economic potential’.  

We encourage and support any opportunity to work with Council to ensure that they can 
deliver their employment, land use and sustainability objectives.  Recognition of the 
future role of the subject land for industrial purposes will reduce the need for alternative 
locations in the broader region, which are more likely to create land use conflicts and 
result in inefficient land utilisation.  The subject land is not suitable for alternative urban 
uses due to proximity to existing industrial land and the Eastern Treatment Plant. 

DELIVERING JOBS AND INVESTMENT 

19.  Rename National Employment Clusters to National Employment and 
Innovation Clusters to distinguish their significance in the metropolitan context, 
and use this term consistently throughout Plan Melbourne 2016 

21A.  Focus planning for NEC on core institutions and businesses 

21B.  Take a broader approach to planning for NEC that looks beyond the core 
institutions and businesses 

23.  Broaden the Dandenong South National Employment Cluster to call it the 
Dandenong National Employment Cluster in order to encompasses the full range 
of activities and employment activities that make up Dandenong. This could 
include the Dandenong Metropolitan Activity Centre and Chisholm Institute of 
TAFE. 
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NATIONAL EMPLOYMENT AND INNOVATION CLUSTERS 

The subject land is presently positioned on the periphery of the Dandenong South 
National Employment Cluster (NEC). NECs are ‘designated geographic concentrations of 
interconnected businesses and institutions that make a major contribution to the national 
economy and Melbourne’s position as a global city’.  

Both Plan Melbourne 2014 and the MAC Report (2015) make reference to ‘tightening’ the 
boundaries to ensure consistency and clarity. A review, by the MPA, of the growth 
boundaries and the potential inclusion of the subject land within the Dandenong South 
National Employment Cluster is strongly encouraged.  

The subject land is well positioned to generate productivity, innovation and economic 
contributions while also providing for increased employment opportunities. 

Work commissioned by the land owner undertaking an assessment of industrial land 
supply and demand in Dandenong South (prepared by Urban Enterprise) reinforces the 
importance of Greater Dandenong as one of the nation’s most significant industrial 
locations. The figure below shows the extent of industrial zoned land within Greater 
Dandenong as published by the Urban Development Program (2013/2014). 
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Findings from the Report indicate that in 2013/14 there was a total of 2,965 hectares of 
industrial land within the municipality as shown below. 
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Historically research indicates that there has generally been a take up of industrial land of 
between 50ha to 80ha per annum. There is approximately 748ha of vacant industrial land 
across all 3 industrial zones which represents, assuming an average 65 ha per year take up 
per annum, 11 years worth of land supply. 

This finding confirms the need to carefully consider the designation of a permanent 
growth boundary in order to ensure that adequate industrial land supply can be 
accommodated in accordance with Plan Melbourne 2016’s projections to 2050. 

Anecdotally, there is concern that “real supply” of industrial land, that is, broad-hectare 
land available for development, is as low as 3 years of supply in Dandenong South.  The 
subject land would provide not only additional land supply, but an additional 
development front for the local industrial land market. 

PROTECTING STRATEGIC AGRICULTURAL LAND 

31.  Evaluate the range of planning mechanisms available to protect strategic 
agricultural land 

The role of high quality, productive agricultural land in Melbourne is vital to the complex 
ecosystem which makes up the metropolitan area. The protection of strategic agricultural 
land is strongly supported where appropriate.  The green wedges of Melbourne make 
important contributions to the provision of productive agricultural land, while also 
providing ‘breathing’ space for urban areas. 

As outlined in the GWMP, there are areas within the Greater Dandenong Green Wedge 
which are subject to a range of constraints including flooding and inundation, poor water 
quality, loss of habitat and erosion. The Report also identifies the Eastern Treatment 
Plant as a major constraint which would make certain sensitive land uses incompatible 
such as schools, residential development, medical centres. The existing ESO3 across the 
precinct also discourages large number of people present on the land for any length of 
time, due to odour issues emitted from the ETP. The Plan recognises that: 

Land surrounding the ETP would ideally be used for activities that require recycled 
water and other products produced at the ETP such as bio-solids that do not have a 
high number of people on site.  

There are planning mechanisms to ensure that appropriate uses are sited on the land that 
do not conflict with the purpose and objectives of ESO3, however still increase the 
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productivity of the land.  Within the Hobsons Bay Planning Scheme, there are controls 
built into specific industrial zones which restrict the density of employees on site within 
certain industrial areas.  Similar measures could be considered on the subject land to 
address concerns relating to the Eastern Treatment Plant buffer area. 

It is submitted that the subject land should not be considered as strategic agricultural 
land, and that consideration of its future and ultimate land use should focus on net 
community benefit at a state and regional level.   

NEW PLANNING TOOLS 

58A.  Evaluate whether new zone(s) are needed for NECs and urban renewal 
areas. 

NEW ZONES 

In 2014, the State government released a new suite of residential zones and reformed, 
commercial, industrial and rural zones. The reformed commercial, industrial and rural 
zones have been implemented across Victoria, and Councils are presently implementing 
their new residential zones. Only minor changes to the industrial zones were made, 
however the potential to set floor area caps for office floor space was introduced across 
all three industrial zones. 

A number of key recommendations arose from the MAC (2015) which suggest further 
investigation into potential rezoning to support the growth of NECs including: 

Support, enhance and facilitate growth of Nation Employment and Innovation 
Clusters. The MAC indicates that existing zones do not provide an effective planning 
framework for these areas to preserve growth opportunities in health, education, 
research and innovation over and above other competing uses 

Apply a new zone (and policy) to designated urban renewal precincts of metropolitan 
significance 

The Discussion Paper (2015) outlines a range of planning process and tools to ensure that 
NECs and their strategic growth are properly supported including identification of 
strategic planning issues and opportunities, setting a vision for land use outcomes, 
planning for an appropriate mix of uses and effective community and stakeholder 
consultation. These initiatives are strongly supported and we would encourage, and 
welcome any involvement in the planning process. 
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SUMMARY 
It is submitted that the subject land has significant potential to assist in meeting the 
‘refreshed’ policy and strategic objectives of Plan Melbourne 2016.   
 
In summary, the main points of this submission confirm the following points: 

 The subject land is strategically located to accommodate future industrial 
growth as it directly adjoins the Dandenong South National Employment 
Cluster, which is both state and nationally significant. 

 Furthermore the precinct is well positioned within the principal freight and 
transport network to strengthen the Dandenong South NEC and its role within 
the south-east region of Melbourne. 

 There is increasing demand for industrial land and projected growth scenarios 
within the industrial sector will significantly exceed demand beyond 2050. 

 The subject land is of poor environmental quality and is subject to a number of 
negative externalities such as its interface with the Eastern Treatment Plant 
and surrounding industrial land to the north and east. 

 There has been strong support for the rezoning and inclusion of the subject 
land within the UGB by Greater Dandenong City Council since 2003. 

 There is strong strategic justification and policy support on both a State, 
regional and local level for further investigations into the viability of including 
the land within the existing UGB, specifically for employment (industrial) 
purposes, which will assist in securing the future of Dandenong South as one of 
Melbourne, and Victoria’s key employment nodes. 

 

Should you have any questions about this submission please do not hesitate to contact 
me  

Yours sincerely, 

Associate  Director, Planisphere. 

 
 




