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1.0 Introduction 
 1.1  Brief 
Planisphere has been commissioned by the Department of Planning and Community 
Development and Moreland City Council to undertake a number of tasks required to 
achieve the rezoning of land within one of the industrial precincts identified in the 
Moreland Industrial Land Use Strategy (MILUS).  As a pilot project, a key aim of the 
project is to develop a concise methodology to be used for other similar areas 
throughout Moreland. 

The primary purpose of the study is to prepare an efficient and effective development 
and planning framework to guide the rezoning of the identified precinct.  This will 
include providing a concise policy summary, undertaking the necessary background 
research to determine the sites history and its potential need for an Environmental 
Audit Overlay and a look at the existing conditions and planning issues surrounding the 
precinct.  A detailed market analysis will provide the necessary demographic context 
for the study and detailed residential demand and retail/commercial supply studies will 
assist to inform the rezoning.  

An Urban Design Framework for the precinct will provide recommendations for 
preferred built form and intensity of development, which will detail building heights, 
setbacks and any new streets, pedestrian links or public open spaces.  Identification of 
infrastructure and amenity improvements is also a key objective of the brief. 

The Project Brief is attached to this report at Appendix A. 

 1.2  Study Area 
The Primary Study Area identified the pilot project precinct is located within Brunswick 
in the general area northeast of Lygon Street and Glenlyon Road.  More specifically, 
the Study Area is bound by Victoria Street to the north and Fleming Park to the east, 
and then incorporates all Business 3 and Mixed Use zoned land in this area.  

In recognition that no specific Study Area exists in a ‘vacuum’, a wider Secondary 
Study Area was identified early in the Project.   The surrounding immediate area, 
including Lygon Street and the residential and open spaces areas to the north, east 
and south of have an influence upon what can and should occur within the Study Area.  
The Secondary Study Area includes these areas and the Study has taken into account 
the potential impacts of changes in and upon these areas, as well as extending 
consultation into these areas at the Draft UDF stage. 

The Primary and Secondary Study Areas are shown on the map over page. 

1.3 Structure of this Report 
This Study Report is divided into four sections 

A. Existing Conditions: background research, data, strategic context and opportunities 
and constraints 

B. Consultation: summary of consultation with land owners, occupiers, residents, 
service authorities, Council officers and state government representatives. 

C. Urban Design Framework: analysis and recommendations about land use, built 
form and public domain improvements in the Precinct. 

D. Implementation: examination of implementation options through the planning 
scheme and otherwise, and recommendations for the proposed methods 

A separate report includes a Study Methodology Review: a record and analysis of the 
methodology and changes made during the Project process, and recommendations for 
future processes. 
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1.4   Study Methodology 
The approach for the study was undertaken in 5 stages, including: 

♦ Stage 1: Inception and Strategic Context 

♦ Stage 2: Analysis, Existing Conditions and Planning Controls 

♦ Stage 3: Consultation 

♦ Stage 4: Draft Amendment 

♦ Stage 5: Streamlined Process Methodology 

Upon completion of an inception meeting, site survey and Project Plan for the study, a 
strategic context was developed for the Study Area.  This included reviewing 
background policies and documents relevant to the Study Area and for industrial land, 
particularly in Moreland.  This Document Review is attached to this report as Appendix 
B. 

A detailed analysis of the Study Area was then undertaken to understand the existing 
conditions of the site, including layout, built form and ownership and any planning 
issues identified, including current planning controls, intended land use and interface 
issues.  A demographic analysis, residential demand supply analysis and commercial 
and retail land supply and demand analysis were undertaken to assist in informing the 
preferred future direction for the Study Area. 

A series of one-on-one and small group meetings with landowners and business 
owners were then held to inform the local community of the study, as well as to gain 
local knowledge of the issues within the area, the existing conditions and views about 
future land uses. 

Based on this background work, floorspace recommendations and preferred land uses 
for the precinct, an Urban Design Framework (UDF) was developed.  The UDF 
addresses both the public realm and private realm by detailing objectives and design 
guidelines in relation to footpaths and pedestrian links, traffic and car parking, built form 
and design detail, infrastructure, street trees and parks and setbacks and heights. 

Implementation of the UDF is then explored through a range of Planning Scheme tools, 
including appropriate zones, overlays and funding mechanisms to assist in 
implementing the identified works for public benefit. 

A report to review this methodology and an analysis of what has and has not worked 
throughout the process will be developed as a separate document. 

The Amendment will be exhibited to provide community input to the proposed 
provisions to implement the Study recommendations. 
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2.0 Strategic Context 
 2.1  Policies and Strategies 
There are numerous background policies and strategies that have been reviewed as 
part of the development of this study. These key strategies and studies listed below 
provide an outline of the work undertaken, along with identifying the key issues and 
background information that is relevant to the Study Area in the project. 

The key documents summarised here are: 

♦ Moreland Industrial Land Use Strategy (2004) – provides direction to 
Moreland Council about long term planning zoning and redevelopment of 
‘industrial land’  

♦ Draft Brunswick Structure Plan (2008) – provides strategic land use and built 
form direction and guidelines for Brunswick 

♦ Melbourne @ 5 million (2009) – outlines the current State government 
directions in relation to accommodating Melbourne’s future population growth 

♦ Moreland Affordable Housing Strategy (2006) – outlines a methodology for 
identifying unmet housing demand and outlines a range of strategic 
approaches to meeting that demand 

♦ Moreland Open Space Strategy (2004) – provides strategic directions and 
priorities for planning, allocation, design, development and management of 
open space throughout Moreland. 

♦ Moreland City Council Plan 2009-2013 – outlines Council’s key strategic 
objectives, targets and initiatives  

♦ Melbourne’s Inner North Study Area (2008) - provides an economic profile of 
the municipalities of Moreland and Darebin with a particular emphasis on 
labour force, employment and land use. 

A full summary of all polices and strategies is contained at Appendix B. 

Of these documents, the MILUS and the Draft Brunswick Structure Plan are considered 
to provide the most important strategic direction specific to the Study Area.  MILUS has 
been fully adopted and implemented by the Council in its Municipal Strategic 
Statement.  It therefore has statutory status to guide the outcomes of this Study.  While 
the Draft Brunswick Structure Plan has not been finally adopted by Council or included 
it the planning scheme as yet, the Council has adopted the document in principle and 
regards the Structure Plan as the guiding strategic document for the Study Area. 

Moreland Industrial Land Use Strategy (2004)  

The Moreland Industrial Land Use Strategy (MILUS) was undertaken in August 2004. 
The purpose of the study was to provide clear direction about the long term planning 
and zoning of Moreland’s industrial land supply for the next 15 to 20 years. The 
Strategy focussed on all land within the Industrial 1 and 3, Business 3 and 4, and 
Mixed Use Zones within the municipality. 

The purpose of this strategy is to provide: 

♦ an understanding of the pressures affecting industrial zoned land in the City of 
Moreland; 

♦ insight into the future outlook for existing industries in Moreland as well as for 
possible new employment related uses; and  

♦ a clear direction to Council and the community about the long-term planning, 
zoning and redevelopment of land that is presently included in Industrial 1 and 
3, Business 3 and 4, and Mixed Uses Zones throughout the municipality.  

The strategy identifies the following implications in regards to planning for industrial 
zoned land within Moreland: 

♦ The demand for industrial zoned land for industrial purposes will continue to 
decline in Moreland.  Whilst demand will remain for industrial land in 
consolidated industrial areas throughout the municipality, this weakening of 
demand flexibility will exist to consider opportunities to change the zoning of 
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3.0 Potential Contamination Issues 
 3.1  Introduction 
Consideration of a change in zoning from industrial to a zone that may encourage 
residential use requires an assessment of the likelihood that these sites may be 
contaminated by previous uses and activities.  This section examines the process to 
determine land that may require controls to protect future uses from activities in the 
past that included use of hazardous materials or chemicals, and requirements for land 
that may contain contaminated land..  

 3.2  Ministerial Direction No 1- Potentially Contaminated 
Land 

The requirements of Ministerial Direction no. 1 specify that  

In preparing an amendment which would have the effect of allowing (whether or 
not subject to the grant of a permit) potentially contaminated land to be used for a 
sensitive use, agriculture or public open space, a planning authority must satisfy 
itself that the environmental conditions of that land are or will be suitable for that 
use. 

‘Potentially contaminated land’ is defined as land used or known to have been used for: 

♦ Industry 

♦ Mining, or 

♦ Storage of chemicals, gas, wastes or liquid fuel (if not ancillary to another use 
of the land). 

A ‘sensitive use’ includes residential use, child care centre, pre-school centre and 
primary school. 

In order to satisfy itself that the environmental conditions of the land are suitable for as 
sensitive use, the planning authority must either; 

♦ Ensure that a certificate of environmental audit is obtained prior to 
commencement of the use, or 

♦ Ensure that a statement is obtained from a suitably qualified professional that 
the land is not contaminated. 

The Environmental Audit Overlay is the tool provided within the Victorian Planning 
Provisions (VPPS) for application to areas where an Environmental Audit is required.  It 
is therefore important that this Study identify the locations where this Overlay will need 
to be applied. 

The first step in this process was determined to be an examination of records held by 
the Council in relation to all land within the Study Area.  

 3.3 Site Histories 
Understanding the history of past land uses is important when considering land 
previously used for industrial purposes for rezoning to zones that allow for more 
sensitive uses, such as the Residential Zone, Mixed Used Zone or Business 1 Zone 
(among others).  In cases where land has been used for the purposes of industrial uses 
an Environmental Audit Overlay is likely to be required.  However, applying the EAO to 
every site is undesirable due to the time and costs associated with complying with an 
EAO. 

This task has proven to be a challenge.  Moreland City Council has provided Planning 
and Building Permit data back to 1979, with an emphasis on the last 10 years. 
Researching these archived planning files has proven to be ineffective due to the 
number of industrial uses not requiring a planning permit under the B3Z and INZ.  
Locating past files has also proved to be difficult for some sites. 

Researching the Council rates archives is another method that can be used to identify 
past land uses.  This includes a lengthy search of Council’s Microfiche records which, 
for the number of industrial sites in the precinct and for all sites identified in MILUS 
would be costly and cause time delays. 
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7.0 Previous Consultation Undertaken 
In 2001 consultation with business and property owners was undertaken to inform the 
development of the Moreland Industrial Land Use Strategy.  This included a detailed 
survey of all owners/occupiers of land in Moreland used for industrial purposes. 

The survey provides insight into the thoughts and future outlook of business 
owners/occupiers throughout Moreland.  Whilst this information is valuable at a broader 
level and assists in informing the history of the precinct, it was undertaken 
approximately 8 years ago and was not only directed at the precinct which is the 
subject of this study.   

Therefore, this survey was altered to be redistributed to landowners, industry occupiers 
and residents within the Study Area at Stage 1 of consultation for this study.  The 
survey is not required to be completed by those who wished to participate in face-to-
face consultation. 

 

8.0 Communication for this Project 
 8.1  Communication and Consultation Strategy 
A detailed Communication and Consultation Strategy was developed at the 
commencement of the study.  For the purposes of communicating with landowners and 
occupiers, the Study Area has been named the Gale/Cross Streets Industrial Precinct. 

As outlined in the Strategy the communication and consultation objectives for the 
project are to: 

♦ Develop a strong foundation for the Urban Design Framework and Planning 
Scheme Amendment through landowner and business owner engagement.  

♦ Generate interest and understanding for the project.  

♦ Gather ideas, background and understanding about the sites, including desired 
future direction for the sites from the landowners and business owners within 
the Study Area. 

♦ Engage the broader stakeholders in State and local Government in identifying 
the issues and potential land uses and future of the Study Area.  

These objectives will be achieved by: 

♦ Obtaining input from directly affected landowners/business owners and as 
many relevant key stakeholders as possible in the development of the Urban 
Design Framework and implementation options. 

♦ Involving key stakeholders from local and State Government to ensure that all 
issues and opportunities are covered and explored. 

♦ Providing opportunities for landowners and stakeholder involvement at key 
milestones throughout the project.  

♦ Fostering ownership of the outcomes of the study by key stakeholders, 
including Councillors, Council officers, traders, land owners and business 
operators. 

Communication of the study will include two stages of consultation with landowners 
and occupiers, project steering group meetings and Council and State government 
stakeholders.  In addition to these formal stages of communication, consultation with 
infrastructure providers will also be had via telephone meetings to assess the current 
and future capacity of infrastructure services in and around the precinct. 

 8.2   Stage 1 Consultation  
Stage 1 of consultation with the landowners and occupiers involved: 

♦ Invitation letters to landowners, industry occupiers and residents, inviting 
representatives to attend one of four consultation meetings (different letters and 
meeting times for each). 
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♦ A survey to landowners/occupiers and residents for those unable to be present 
at the consultation meeting, but would still like to contribute. 

♦ 2 group meetings with landowners. 

♦ 1 group meeting with industry occupiers. 

♦ 1 group meeting with residents. 

♦ one-on-one meetings with larger or prominent business owners and/or 
landowners. 

The aim of this stage of consultation was to inform those directly within the Study Area 
of the study, the work that has been undertaken to date and future preferred uses, built 
form and improvements.  The meetings allowed owners and occupiers to discuss their 
thoughts and ideas for the precinct and their individual sites/businesses. Detailed notes 
from the consultation meetings are contained in Appendix D. 

A summary of the outcomes of these meetings is provided below. 

Commercial/industrial property owners meetings 
♦ Businesses included metal fabrication and products, several clothing 

manufacture businesses, and storage. 

♦ Most have been in the current location for 5-10 years, but the largest land 
owner has been in this location since before WWII. 

♦ Hours of operation vary between 5am and 5pm (some not noted) 

♦ Future plans for the businesses included remaining on site and expanding, with 
most having a 5-10 year planning horizon.  One site was identified as having 
advanced plans for a residential development, while others stated that 
relocation could occur, and may be encouraged should the land be rezoned to 
enable residential development. 

♦ Issues identified for business operation included truck access, parking for 
workers and customers, and drainage issues in Cross Street. 

Residents’ meetings 
A total of ten residents of Gale and Victoria Street attended a meeting held on the 
evening of Thursday 29th October.  An additional two residents of Victoria Street were 
met separately as they were unable to attend that meeting. The main issues raised at 
the meeting were: 

♦ Building height is a major issue and height restrictions are favoured. Existing 
heights up to 3 storeys are preferred. 

♦ Mixed commercial and residential use and character is preferred for the future 
of the area. 

♦ Industry does not worry the residents in terms of use or design detail and 
height. 

♦ Traffic and car parking are big issues especially with access from Gale Street 
to buildings fronting Lygon Street. 

♦ Parking is a problem and 1 hour parking restrictions are often not observed. 

♦ Overlooking / overshadowing from any new buildings (residential or office) is an 
issue. 

♦ The ability of cars to move through the streets is sometimes restricted by large 
delivery trucks  

♦ Transition periods during construction need to respect dwellings. 

♦ Residents need off-street parking. 

♦ Dedicated bike paths off Lygon Street would be welcomed. 

♦ Retain factory fronts on Gale Street with residents behind but only 2 storeys in 
height. 

♦ Retain existing building setbacks. 

♦ Improve the laneways but keep blue stone character. 

♦ Better sports facilities are needed at the park. 
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♦ Pedestrian link from Gale / Sedgman to Methven Park would be good. 

Survey 

A total of 9 survey responses, representing 10 different sites, were received from land 
owners, residents and business operators. Of the 10 sites, 6 are used for residential 
purposes and 4 for business.  

Business Respondents 

The range of respondent businesses include manufacturing, office, and storage. Most 
had been at the location for between 5-25 years, and most indicted an intention to stay 
for the medium term (16-20 years) with only one exception. Most employ a number of 
people (8-16), and expected the business to grow or remain stable in the next 2 years. 

All of the businesses that responded to the survey are located near to or adjacent to 
residential uses. No conflict with these areas appears to have occurred. 

Issues and comments that were noted by businesses were: 

• Parking permits would be good for residents and businesses. Currently facing 
substantial parking issues due to building developments in Lygon Street. 

• Through traffic shortcutting to the lights at Albert Street needs to be stopped. 

Only one business owner indicated that he was considering redeveloping the site for 
residential use (5 Cross St also included in the Meeting respondents), while another 
advocated rezoning the sites for Mixed Use to enable greater flexibility in future use. 

Resident Respondents 

Most of the resident survey respondents were resident owner/occupiers; one was a 
business operator from the same site and another owned a business on an adjoining 
site.  Most land owners of residential properties indicated that they planned to retain 
the residential use and were considering redeveloping or extending the residence on 
the site.   

Conclusions 

The main conclusions that can be drawn from the consultation are that: 

♦ Many existing businesses are viable and intend to remain for some time 

♦ Some businesses are considering relocation 

♦ Some business land owners are considering residential redevelopment in the 
near future-medium term 

♦ Existing residents value the mixed use character of the area 

♦ Most residents prefer the low scale nature of the area, and are concerned 
about overlooking and overshadowing impacts of large scale development 
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 8.3  Project Steering Group Meetings 
Project Steering Group meetings have been undertaken at various milestone points 
throughout the project, including: 

♦ Completion of the Existing Conditions Review and to discuss stage 1 
consultation. 

♦ Post stage 1 consultation to discuss the Draft Urban Design Framework. 

♦ Post stage 2 consultation to discuss the Final Urban Design Framework and 
Draft Planning Scheme Amendment. 

♦ During the review of the process and methodology for the pilot study. (3 
meetings) 

PSG meetings were aimed at providing a forum to discuss the project and its outputs, 
as well as allow time to sign off on tasks before proceeding to the next stage. 

8.4  Stakeholder Workshop 
A stakeholder workshop was held with both the State Government and with Moreland 
City Council to provide an opportunity for other officers input into the study and to draw 
on expert knowledge.   

State Government Stakeholder Workshop 
This workshop was attended by representatives of the following State Government 
organisations: 

♦ Department of Innovation, Industry and Regional Development 

♦ Environmental Protection Authority 

♦ Department of Transport 

♦ Development of Planning and Community Development (including Statutory 
Systems) 
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The Department of Sustainability and Environment were the only to be unavailable for 
this workshop. 

The workshop was based around discussion and presentation of the initial constraints 
and opportunities and the Draft Urban Design Framework.  We then asked the group: 

♦ What have we got right? 

♦ What’s missing? 

♦ How can the UDF be achieved? 

No issues were identified with the work undertaken to date in this workshop and much 
of the discussion was based around confirming priorities and methodologies.   

It was determined that a workshop such as this may not be necessary for other similar 
projects, however both the Department of Transport and Department of Innovation, 
Industry and Regional Development would like to engaged as early as possible in 
future projects to provide greater input into the information gathering stage. 

Moreland City Council Stakeholder Workshop 
This workshop was attended by a number of Councillor Officers from different 
departments, such as: 

♦ Statutory and Strategic Planning 

♦ Economic Development 

♦ Sustainable Development 

♦ Transport and Engineering 

♦ Urban Design 

♦ Social Planning 

♦ Property Services 

♦ Environmental Sustainable Design 

This workshop followed a similar structure as the State Government workshop.  It was 
based around discussion and presentation of the initial constraints and opportunities 
and the Draft Urban Design Framework.  We then asked the group: 

♦ What have we got right? 

♦ What’s missing? 

♦ How can the UDF be achieved? 

The participants then split into two separate groups and discussed the detail relating to 
the UDF through the sub-precinct plans and public realm map. 

This workshop was found to be very informative, with a lot of further information 
gathered relating to design detail, existing and future infrastructure, open space 
improvements, landscape treatments, pedestrian links and other opportunities for the 
study area. 

 It was determined that a workshop such as this was quite useful, however most 
Council departments would like to be brought into the project earlier in the information 
gathering stage and again at the UDF stage. 

 

8.5  Stage 2 Consultation 
Stage 2 consultations with the landowners and occupiers were to include revisiting the 
landowners, industry occupiers and residents to obtain comment and feedback on the 
draft project recommendations.  The original Communication and Consultation Plan 
also included a wider consultation at this Stage with land owners/occupiers in the 
Secondary Study Area consulted about the recommendations. 

The Draft Urban Design Framework, outlining preferred built form and design 
responses, preferred land uses, recommendations for improvements to the public 
environment, including access and streetscapes and a review of the infrastructure 
provision is to form the basis of the consultation. 

Due to the timeframes involved in the Project, and the need for a planning scheme 
amendment process, it was determined that the consultation phase will be undertaken 
with the exhibition of the Amendment. This is for further Council consideration. 
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ater from the rooftop 
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3.4  Public 

Design Objectiv
♦ Improve p

♦ Improve th
in surroun

♦ Ensure the

♦ Investigate
developme

Design Guidelin
♦ Ensure ne

providing t

♦ Ensure an
providing t
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he safety of the parks
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e amenity of the parks

e opportunities to u
ent contributions. 
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the opportunity for pa

ny new buildings front
the opportunity for pa

cess to Fleming Park

s by providing passiv

s is retained and enh

upgrade the existing

Cross Street are orien
assive surveillance of 

ting Methven Park are
assive surveillance fro

 

k and Methven Park. 

ve surveillance opport

anced. 

g adjacent parks th

nted towards Fleming
the Park from upper l

e oriented towards the
om all levels. 

tunities 

hrough 

g Park, 
levels 

e Park, 

♦

♦

♦

♦

♦

♦ Ensure that overs
level building setb

♦ Ensure that overs

− Appropriate g

− Ensuring that 

− Ensuring that 
♦ Improve visual li

street tree planti
French Avenue. 

♦ Investigate the re
multi-purpose fac
Citizens and othe

♦ Should the exis
ensure a frontage
the new access p
 

B

shadowing of Fleming
back. 

shadowing of the Meth

round and upper leve

the playground is not

the Park in total by m
nkages between par
ng along the key pe

edevelopment of the S
cility for neighbourho
r uses required for th

sting Senior Citizens
e with passive survei
ath into the Park. 
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g Park is minimised b

hven Park is minimise

el building setbacks 

t overshadowed by m
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e new resident popula

s building be refur
illance opportunities t
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4 Sub-P
Future Vision 

The area will reta
manufacturing, c
residential and o
permitted in the u
compact urban for
to Lygon Street. 

The design and f
Siting will be cons
setback. Consiste
theme.  The adjo
overshadowing a
building forms.  T
providing a more 
movements will 
possible, and park

Design Objectiv

Use 
♦ Retain an

industry a
levels. 

♦ Encourage

Built Form 
♦ Encourage

impacts on

e 

Precinct A 

ain its mixed use ch
commercial, service 
office development o
upper floors of mixed 
rm and reflect its indu

form of buildings will 
sistent and provide a

ent maximum heights
oining residential are
and overlooking by l
The increased street 

pleasant streetscape
be managed by im
king and traffic manag

ves  

d encourage the mix
and manufacturing, 

e ground floor office o

e higher built form 
n adjoining residentia

aracter, including a 
business and offi

over time.  New res
use buildings.  The 

ustrial and commercia

vary and contribute 
a unifying feature, oft
s of up to 6 storeys 
ea to the east will be
lower building heigh
tree planting and imp

e that encourages wa
mproving and utilising

gement measures. 

xed use character of 
warehousing, office,

or showroom/display a

along Gale Street s
al properties. 

 

variety of residential,
ice uses, with incr
sidential uses will o
street will retain its e

al background and pro

to the eclectic street
ten with a small or n
will also provide a u

e protected from exc
hts, setbacks and st
proved footpaths will
alking.  Increased ve
g rear laneways wh

the Precinct, includin
 and residential at 

areas fronting the stre

stepping down to mi

, small 
reased 
nly be 

existing 
oximity 

tscape.  
no front 
unifying 
cessive 
tepped 
l aid in 

ehicular 
herever 

ng light 
upper 

eet. 

inimise 

♦

♦

♦

♦

♦

♦ Maintain the comp

♦ Ensure new dev
commercial/busin
clear entry points.

♦ Ensure new dev
residential proper

♦ Ensure any new 
generated by nea

♦ Respect the on-g
design and constr

B

pact nature of existing

elopment activates t
ness uses, no setba
. 

velopment does not 
rties fronting Sedgman

residential uses are 
arby industry, commer

going operations of e
ruction of new building
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the street by providi
acks, articulated faca

unreasonably overlo
n, Victoria and Albert 

attenuated against t
rcial activity or traffic.

existing businesses a
gs. 
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Design Guidelin
♦ Design bu

as per the

♦ Design bu
as per the

♦ Design bu
the Brunsw

♦ New build
adjoining 
Street.  
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nes 
uildings to the west of
e Brunswick Structure 

uildings to the east of
e Brunswick Structure 

uildings fronting Sedg
wick Structure Plan. 

dings must provide a
(or across a right-o

f Gale Street to a ma
Plan. 

f Gale Street to a ma
Plan. 

gman Street to a max

a transitional height d
of-way) residential pr

 

aximum height of 6 s

aximum height of 5 s

ximum of 4 storeys, 

down to two storeys 
roperties fronting Sed

toreys, 

toreys, 

as per 

where 
dgman 

♦

♦

♦

♦ New buildings fro
order to retain th
promote activation

♦ New buildings fro
of 2 metres consis

♦ Setbacks should 
articulation of the 

B

onting Gale Street are
he existing compact 
n of the pedestrian lev

nting Sedgman Stree
stent with the adjoinin

be varied slightly with
streetscape. 
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5 Sub-P
Future Vision 
The area will rem
business and com
buildings will usua
of existing buildin
housings styles an
appearance of th
pedestrian activity

Improved pedestr
Street as a key e
Plan.  Pedestrian 
access is encoura

Design Objectiv

Use 
♦ Encourage

♦ Encourage
residents.

♦ Encourage
residentia

Built Form 
♦ Provide a 

anticipated
character 

♦ Encourage
or medica

e 

Precinct B 

main primarily resid
mpatible community o
ally remain, but where
ngs while increasing 
nd choices. Setbacks

he streetscape and p
y.   

rian amenity is a prio
east-west link and ‘ca
access to developme

aged at the rear of pro

ve 

e the provision of affo

e a mix of housing typ

e home business, 
l uses nearby. 

moderate increase in
d growth of the precin
of Victoria Street. 

e new development fo
l use. 

dential in character a
or medical use occur
e new development oc
density and height t

s are small and conta
provide an environme

iority to demonstrate 
atalyst streetscape’, a
ents is clear and facin
operties where there i

ordable housing within

pes and sizes to prov

community or med

n height and developm
nct, while respecting t

orms that provide for 

 

and use with some 
rring on some sites. 
ccurs it will respect th
to provide a greater 
in landscaping to soft
ent conducive to incr

the importance of V
as outlined in the Str

ng the street, while ve
is a laneway.   

n any large developm

vide for a variety of po

dical use compatible

ment density that refl
the lower scale, ‘stree

home business, com

home 
 Older 

he form 
mix of 

ften the 
reased 

Victoria 
ructure 

ehicular 

ent. 

otential 

e with 

ect the 
et level’ 

munity 

♦
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♦

♦

♦

♦

♦ Promote ‘green’ la
pedestrian activity

sign Guidelines 
♦ Design buildings f

♦ New buildings mu
Victoria Street. 

♦ New buildings mu
dwellings through

♦ Incorporate rear la

B

andscaped setbacks 
y. 

fronting Victoria Stree

ust provide a minimu

ust respect the gene
h upper level setbacks

aneway access for ve
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6 Sub-P
Future Vision 
The area has larg
ground floor uses
Street and Flemin
appropriate (eithe
Street provides th
facility on Fleming

Development inclu
a strong presence
offer greater visu
setback to step d
French Avenue. 

Streetscapes are
consistent and in
Access to Flemin
construction of pa
cycle link is pro
pedestrian movem
improvements en
transport, such as

Design Objectiv

Use 
♦ Provide fo

nature thro

♦ Provide fo
a ground f

♦ Encourage
medical ce

e 

Precinct C 

gely been redevelope
s including office and 
ng Park as a Commu
er in the park of priva
he community with a

g Park provides a vari

udes well-designed, e
e on Cross Street and
ual surveillance over 
down towards lower s

e enhanced with the
n good repair, makin
ng Park is improved
athways from Cross S
ovided from Leinster
ment and improved 
ncourage residents a
s walking, cycling and 

ves 

or land use changes 
oughout the precinct. 

or the development of
floor level with residen

e active uses such 
entre, at ground level 

ed for the purposes 
home businesses.  I

unity Node, providing
ate development). A 
a focal point, and a
iety of community use

environmentally susta
d Albert Street that e
Fleming and Methve
scale residential area

e planting of shady 
ng walking around th
d, with the removal 
Street and Victoria St
r Avenue to Gale S

access to Methven
and employees to u

d the Lygon Street tram

and development of 

f office uses througho
ntial above.  

as office, showroom
fronting Cross Street

 

of residential, with a
It supports the role o
g community facilities
small milk bar/café in

a redeveloped multi-p
es.   

ainable buildings that 
nhance street activat
en Parks.   Develop
as along Victoria Stre

trees, whilst footpa
he area easy and pl
of the Council nurse
treet.  A new pedestr
Street, encouraging 
n Park and beyond.
utilise alternative mo
m. 

a predominantly mix

out the precinct, espe

m/display, community 
t and Albert Street.  

a mix of 
of Cross 
s where 
n Cross 
purpose 

provide 
tion and 
ment is 

reet and 

aths are 
leasant.  
ery and 
rian and 
greater 
 These 
odes of 

xed use 

ecially at 

use or 

Bui

Des

♦ Encourage comm
and Fleming Par

ilt Form 
♦ Encourage en

approaches to de

♦ Ensure new de
residential devel
character of nea
Leinster Grove.

♦ Ensure new deve
the park and pro

♦ Provide a new 
Street that promo

♦ Ensure new deve
priority link. 

♦ Encourage the p

♦ Improve access 
permeability thro
Albert Street. 

sign Guidelines 
♦ New buildings sh

Structure Plan. 

♦ New buildings f
down to two st
respect the scale

♦ New buildings so
two storeys to al

munity or small retail/
rk to create a commun

vironmentally susta
esign. 

evelopment respects
lopment, the existing
arby residential areas

elopment opposite or
vides an appropriate 

pedestrian and cycle
otes walkability in the

elopment assists in th

provision of weather p

to Methven Park an
ough the creation of a 

hould be a maximum 

fronting Sedgman St
oreys where they fr
e and character of this

outh of Albert Street s
l boundaries, except t
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/café use to establish
nity node. 

ainable developme

s the interface wit
g pattern of front set
s in Sedgman Street

r adjoining Fleming or
interface. 

e link between Leins
e Precinct and access

he creation of Cross S

rotection along Cross

d encourage greater
new pedestrian link f

of 5 storeys in height

treet should provide
ront the heritage res
s precinct. 

should provide transi
those lots fronting Lyg
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h fronting Cross Stree

nt with innovativ

h nearby low scal
tbacks and residentia
t, French Avenue an

r Methven Parks front

ster Grove and Albe
 to Methven Park. 

Street as a pedestria

s Street frontages. 

r pedestrian and cycl
from Leinster Grove t

, as per the Brunswic

 a transitional heigh
sidential properties t

tional heights down t
gon Street. 
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♦ New build
Sedgman 

♦ New build
access.  E
through th

♦ New deve
entry poin

♦ Establish 
French Av

♦ Car parki
developme

− Car pa
Street
crossi

− For the
should
minim

♦ Encourage
the new b
allow for la

 

e 

ings should provide a
Streets, French Aven

dings should address 
Entrances should be d
he placement of awnin

elopment should add
ts and windows, so a

‘vertical gardens’ al
venue and Sedgman S

ing is to be provid
ents: 

ark access to building
t, with vehicular cross
ng width per site. 

e properties south of 
d be provided via Fren
ising vehicle entry po
e the undergrounding
building to decrease 
arger street trees. 

a ‘landscaped’ setbac
nue, Leinster Grove a

Cross and Albert St
designed so that they 
ngs and other design 

dress Sedgman Stre
s to avoid a ‘back-doo

ong the facades of 
Street. 

ded on site, prefer

gs fronting Cross Stree
ings to be limited to a

Albert Street, access
nch Avenue or Leinste

oints on Albert Street. 
g, bundling or attachm

visual clutter, impro

 

ck of 2 metres on Alb
and Methven Park. 

treets for primary ped
are able to be easily 
features. 

eet through the prov
or’ appearance. 

new developments 

ably underground in

et is to occur from Se
a maximum of one sta

 to on site car parking
er Grove where availa
 

ment of existing power
ove pedestrian amen

bert and 

destrian 
located 

ision of 

fronting 

n large 

edgman 
andard 

g 
able, 

rlines to 
nity and 
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Developments fr

♦ New build
Street, wit
other wea
provided f
adjacent p

♦ New build
from the 
incorporat
visual bulk

♦ The Sedg
avoid the 
residences
minimum o

♦ New build
create a s

e 

ronting Cross and Se

dings should provide 
th development being
ather protection along
for levels above 3 s
public open space.  

ings along the Sedgm
front boundary. Th

ting vertical gardens 
k of any new buildings

gman Street facade 
creation of a large

s on the western s
of 2 metres for each s

dings should be const
treet wall on both the 

edgman Streets 

no front setback fo
g built to the boundar
g the frontage.  A s

storeys to ensure min

man Street frontage s
his area should be

if possible, that will
s and adding some ‘g

should incorporate s
 sheer wall opposite

side of the street.  
storey above the seco

tructed with no side 
 Cross and Sedgman

 

r the lower levels on
ry, and provide veran
setback of 1 metre m
nimal overshadowing

should be set back 2
e appropriately lands

 contribute to soften
reen’ to the streetsca

significant stepping d
e the existing single
Upper level setback

ond level are to be pro

setbacks (at lower le
n Street frontages. 

 
n Cross 
dahs or 

must be 
g of the 

 metres 
scaped, 
ning the 
ape. 

down to 
e storey 
ks of a 
ovided. 

evels) to 

 
Dev

 
 
 
 

♦ Side setbacks ab
of any new build

♦ Vehicular access
must be from Se
driveways and ga

velopments South o
♦ New buildings to

down to two stor
to surrounding re

♦ Upper level setb
above 2 storeys.

♦ New buildings fr
setback to intro
existing resident

♦ New buildings fro
incorporating lan
improving pedes
and reflect the se

♦ New buildings sh

♦ Side setbacks ab
of any new build

bove the ground floor
ings if necessary to p

s to developments fr
edgman Street.  Acces
arages, with a maxim

of Albert Street 
o the south of Albert S
reys to the Albert Str
esidential scale. 

backs should be prov
 

ronting French Avenu
duce some ‘green’ i
ial properties on the e

onting Albert Street s
ndscaping. This will 
strian access. In addit
etback pattern on the 

hould be constructed 

bove the ground floor
ings if necessary to p
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provide daylight acces

ronting both Cross a
ss points must be con
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Street should provide
eet and French Aven

vided at a rate of 1 

ue should incorporate
nto the street and r

eastern side. 

should provide a 2 me
assist in ‘greening’ 

tion to this it will visua
northern side of the s
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r level could be incorp
provide daylight acces
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Leinster Grove P

e 

Pedestrian Link 

 

 

♦ Provide a fully p
the existing cros
consistent street

♦ Any proposed ve
be subject to d
movement. 

♦ Pedestrian and c
be clear, unimpe

♦ Ensure new buil
link through the
pedestrian entra
providing for pas

♦ Ensure the link a
between Leinste

♦ Provide adequat
night. 

♦ Extend the footp
along the proper
path. 

♦ New buildings ar
street address an

ublicly accessible pe
s section of Leinster 

t tree planting.  

ehicular access to/fro
detailed traffic analy

cycle access betwee
eded and sign posted.

ldings provide active 
e placement of wind
ances and other such
ssive surveillance.   

avoids areas of conc
r Grove and Albert St

te public lighting, as fo

path adjacent to the F
rty boundary, linking t

re encouraged to use
nd for vehicle access 
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destrian and cycle lin
Grove (with a total w

om Albert Street or L
ysis and prioritise p

en Leinster Grove and
. 

frontages on both si
dows, balconies, up
h design details to th

cealment and provide
treet. 

or Leinster Grove, for

French Ave developm
the two streets by a 

e the pedestrian link (
to on-site parking. 
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Methven Park Int
♦ Provide sm

the existin

♦ Upper lev
sufficient 
overshado
2pm on 22

e 

terface 
mall ground level setb
ng residential develop

vels of new buildings
distances to ens

owed by more than 5
2 June. 

backs incorporating p
ment fronting the Par

s are to be setback f
sure that the child
50% and the Park in

 

private open space, si
rk. 

from the interface bo
dren’s playground 
n total by more than 
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is not 
25% at 
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15 Imple
 

This section outline
Statutory planning 
public infrastructur
Planning Provision

 

13.1 Zoning 
The following table
precincts, by consi

 

Zone 

Residential 1 
(R1Z) 

 

mentation O

es options for implem
tools examined inclu

re and social housing
ns. 

options 
e provides a detailed
dering the purpose an

Purpose 

Residential developm
densities with a variet

Residential developm
the neighbourhood ch

Allows educational, re
religious, community 
range of other non-re
serve local communit
appropriate. 

Options 

menting the UDF thro
ude the Design and 
g objectives through 

d evaluation of the re
nd section 1 and 3 us

Se
Pe

ment at a range of 
ty of dwellings. 

ment that respects 
haracter. 

ecreational, 
and a limited 

esidential uses to 
ty needs as 

 

ough the Moreland Pla
Development Overlay
the planning scheme

elative advantages an
ses of each zone.   

ection 1 Uses – Not Re
ermit 

Animal keeping 

Apiculture 

Bed and Breakfast 

Circus/ Carnival 

Dependent Persons U

Dwelling 

Home Occupation 

Informal Outdoor Rec

Mineral exploration/ M

Minor Utility Installatio

Place of Worship 

Residential Aged care

Telecommunications 

Railway/Road/Tramw

anning Scheme.  It c
y, Environmental Aud
e is also examined; 

nd disadvantages of 

equiring a Uses 

Unit 

creation 

Mining 

on 

e Facility 

facility 

way 

▪ A

▪ A

▪ B

▪ C

▪ Ex

▪ H

▪ In

▪ In

▪ M

▪ O

▪ R

▪ S

▪ Tr

considers various zon
dit Overlay and Deve
as are a number of 

utilising the available

Prohibited 

musement parlour 

nimal boarding/training

rothel 

inema/ Nightclub 

xtractive industry 

orse stables 

ndustry/ Warehouse 

ntensive animal husband

Motor racing track 

Office  

Retail premises  

aleyard 

ransport terminal 

Brun

nes and overlays that
eloper Contributions O
implementation mec

e residential, industri

Discussion and

dry 

Currently applied
of Brunswick. 

Appropriate for s
residential, home
which are located
interface. 
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t could be applied to 
Overlay.  The feasibi
hanisms that sit outs

al and business zone

 Recommendation 

d extensively across the 

ites that will be used pri
e business or community
d with a substantially res
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Zone 

Residential 2 
(R2Z) 

 

Purpose 

Residential developm
higher densities to ma
of the facilities and se

Residential developm
the neighbourhood ch

Educational, recreatio
community and a limi
other non-residential 
local community need
locations. 

 

Se
Pe

ment at medium or 
ake optimum use 
ervices available. 

ment that respects 
haracter. 

onal, religious, 
ited range of 
uses to serve 

ds in appropriate 

 

ection 1 Uses – Not Re
ermit 

Animal keeping 

Apiculture 

Bed and Breakfast 

Circus/ Carnival 

Dependent Persons U

Dwelling 

Home Occupation 

Informal Outdoor Rec

Mineral exploration/ M

Minor Utility Installatio

Place of Worship 

Residential Aged Car

Search for stone 

Telecommunications 

Railway/Road/Tramw

equiring a Uses 

Unit 

creation 

Mining 

on 

re Facility 

facility 

way 

▪ A

▪ A

▪ B

▪ C

▪ Ex

▪ H

▪ In

▪ In

▪ M

▪ O

▪ R

▪ S

 T

Prohibited 

musement parlour 

nimal boarding/training

rothel 

inema/ Nightclub 

xtractive industry 

orse stables 

ndustry/ Warehouse 

ntensive animal husband

Motor racing track 

Office  

Retail premises  

aleyard 

ransport terminal 

Brun

Discussion and

dry 

Appropriate for s
residential, home
where redevelop

The UDF (and St
storey developme
would be achieve
demolition of exis
occur in the shor

Removal of third 
by which higher d
this zone.     

swick Precinct Industrial Rezoning 

 Recommendation 

ites that will be used pri
e business or community
ment for higher densitie

tructure Plan) recomme
ent on the Victoria Stree
ed through site consolid
sting stock, and is consi
rt-medium term. 

party appeal rights is th
density development is 
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imarily for 
y purposes, and 

es is encouraged.   

ends up to 5 
et sites.  This 
ation and 
idered unlikely to 

he primary means 
encouraged in 
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Zone 

Mixed Use (MUZ) 

Activity Centre 
(ACZ) 

 

Purpose 

A range of residential
industrial and other u
complement the mixe
the locality. 

Residential developm
the neighbourhood ch

 

A mixture of uses and
development of an ac
focus for business, sh
housing, leisure, trans
community facilities; a
sustainable urban out
maximises the use of
and public transport. 

A diversity of housing
densities to make opt
facilities and services

Through good urban 
attractive, pleasant, w
stimulating environme

Se
Pe

l, commercial, 
ses which 

ed-use function of 

ment that respects 
haracter. 

d intensive 
ctivity centre: as a 
hopping, working, 
sport and 
and to support 
tcomes that 
f infrastructure 

g at higher 
timum use of 
s. 

design, an 
walkable, safe and 
ent. 

 

ection 1 Uses – Not Re
ermit 

Animal keeping 

Apiculture 

Bed and Breakfast 

Circus/ Carnival 

Dependent Persons U

Dwelling 

Home Occupation 

Informal Outdoor Rec

Mineral exploration/ M

Minor Utility Installatio

Place of Worship 

Residential Aged care

Telecommunications 

Railway/Road/Tramw

Based on a tailored S
the Zone 

equiring a Uses 

Unit 

creation 

Mining 

on 

e Facility 

facility 

way 

 A

 B

 Ex

Schedule to  B
S

Prohibited 

dult sex bookshop 

rothel 

xtractive industry 

ased on a tailored 
chedule to the Zone 

Brun

Discussion and

Appropriate for s
including residen
industrial/wareho
density residentia

In order to facilita
be amended to in
and Trade suppli

 

Appropriate for s
Plan (MAC or PA
for all areas in th

Allows for a diver
development out

 

 

swick Precinct Industrial Rezoning 

 Recommendation 

ites that will incorporate
ntial, office, small light 
ouse and/or retail; but w
al is to be a dominant la

ate a mix of uses the zo
nclude floor space limits
es. 

ites within an Activity Ce
AC) area, and as part of 
e Structure Plan.  

rse mix of land uses, he
tcomes. 
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e a range of uses, 

here higher 
and use. 

ne schedule can 
s for Office, Shop 

entre Structure 
a wider rezoning 

eights and 
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Zone 

Industrial 1 (IN1Z) 

 

Purpose 

Provide for manufactu
storage and distributio
associated uses in a 
does not affect the sa
of local communities 

Se
Pe

uring industry, the 
on of goods and 
manner which 

afety and amenity 

 

ection 1 Uses – Not Re
ermit 

Apiculture 

Circus/ Carnival 

Crop raising 

Extensive animal hus

Home Occupation 

Industry 

Informal Outdoor Rec

Mail centre 

Mineral exploration/ M

Minor Utility Installatio

Search for Stone  

Service Station 

Shipping container st

Telecommunications 

Railway/Road/Tramw

Warehouse 

equiring a Uses 

sbandry 

creation 

Mining 

on 

torage 

facility 

way 

 A

 C
fa

 H

 In

 S

 

Prohibited 

ccommodation 

inema entertainment 
acility 

ospital 

ntensive animal husband

hop 

Brun

Discussion and

dry 

Appropriate for s
scale industry or 
for areas where r
envisaged in futu

Buffers are requi
Industrial 1 Zone

 

swick Precinct Industrial Rezoning 

 Recommendation 

ites that will continue to
warehouse purposes.  

residential use is encou
ure. 

red between many uses
e and adjacent residentia
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o be used for large 
Not appropriate 
raged or 

s within the 
al zones. 
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Zone 

Industrial 3 (IN3Z) 

 

Purpose 

Provide for industries
uses in specific areas
consideration of the n
impacts of industrial u
or to avoid inter-indus

Provide a buffer betw
1 Zone or Industrial 2
communities, which a
industries and associ
compatible with the n
community. 

 

Se
Pe

s and associated 
s where special 
nature and 
uses is required 
stry conflict. 

ween the Industrial 
2 Zone and local 
allows for 
ated uses 

nearby 

 

ection 1 Uses – Not Re
ermit 

Apiculture 

Circus/ Carnival 

Crop raising 

Extensive animal hus

Home Occupation 

Informal Outdoor Rec

Mail centre 

Mineral exploration/ M

Minor Utility Installatio

Search for Stone  

Service Station 

Shipping container st

Telecommunications 

Railway/Road/Tramw

equiring a Uses 

sbandry 

creation 

Mining 

on 

torage 

facility 

way 

 A

 C
fa

 Ex

 H

 In

 M
fa

 M

 S

 

Prohibited 

ccommodation 

inema entertainment 
acility 

xtractive industry 

ospital 

ntensive animal husband

Major sports and recreati
acility 

Motor racing track 

hop 

Brun

Discussion and

dry 

on 

Appropriate for s
smaller scale ind
for areas where r
future. 

 

swick Precinct Industrial Rezoning 

 Recommendation 

ites that will continue to
ustry or warehouses.  N
residential is encourage
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o be used for 
Not appropriate 
ed or envisaged in 
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Zone 

Business 1 (B1Z) 

 

Purpose 

Intensive developmen
centres for retail, com
commercial, entertain
community uses. 

Se
Pe

nt of business 
mplementary 
nment and 

 

ection 1 Uses – Not Re
ermit 

Shop 

Restaurant 

Food and drink premi

Office 

Dwelling 

Trade supplies 

Informal outdoor recr

Child care 

Home Occupation 

Apiculture 

Betting agency 

Caretakers house 

Carnival/ Circus 

Cinema 

Education Centre 

Electoral office 

Mineral Exploration/ M

Minor Utility Installatio

Postal agency 

Railway/ Road/ Tram

Search for Stone  

Telecommunications 

equiring a Uses 

ises 

reation 

Mining 

on 

way 

facility 

 C

 Ex

 In

 M
fa

 M

 

Prohibited 

orrective institution 

xtractive industry 

ntensive animal husband

Major sports and recreati
acility 

Motor racing track 

Brun

Discussion and

dry 

on 

Appropriate for s
purposes that inc
uses at the groun
uses above. 

Dwellings and off
of the frontage.  

 

swick Precinct Industrial Rezoning 

 Recommendation 

ites that will be primarily
clude mixed retail/comm
nd level with residential 

fices at ground level mu
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y used for 
mercial/business 

and/or office 

ust not exceed 2m 
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Zone 

Business 2 (B2Z) 

Business 3 (B3Z) 

(existing zone)  

 

Purpose 

Offices and associate
uses. 

 

Offices, Manufacturin
associated Commerc
Uses. 

 

Se
Pe

ed commercial 

ng Industries and 
cial and Industrial 

 

ection 1 Uses – Not Re
ermit 

Office 

Informal outdoor recr

Home Occupation 

Apiculture 

Caretakers house 

Carnival/ Circus 

Mineral Exploration/ M

Minor Utility Installatio

Railway/ Road/ Tram

Search for Stone  

Telecommunications 

Office 

Informal outdoor recr

Home Occupation 

Apiculture 

Caretakers house 

Carnival/ Circus 

Industry 

Mail Centre 

Mineral Exploration/ M

Minor Utility Installatio

Postal Agency  

Railway/ Road/ Tram

Search for Stone  

Telecommunications 

Warehouse 

equiring a Uses 

reation 

Mining 

on 

way 

facility 

 C

 Ex

 In

 M
fa

 M

 Ti

 

reation 

Mining 

on 

way 

facility 

 A

 Ex

 H

 In

 M
fa

 M

 S

 

Prohibited 

orrective institution 

xtractive industry 

ntensive animal husband

Major sports and recreati
acility 

Motor racing track 

imber yard 

ccommodation 

xtractive industry 

ospital 

ntensive animal husband

Major sports and recreati
acility 

Motor racing track 

hop 

Brun

Discussion and

dry 

on 

Appropriate for s
and commercial a
industry can co-e

 

dry 

on 

This is the prima
Streets Precinct.

Appropriate for s
purposes of office

The zone would 
accommodate of
the exception of c
prohibited.  

swick Precinct Industrial Rezoning 

 Recommendation 

ites that will be primarily
activity, and where resid
exist, subject to approva

ry current zoning for the

ites that will be primarily
es, industry and/or ware

be applied to areas that
ffice/industry/warehouse
caretaker’s houses, acc
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y used for offices 
dential and 
al. 

e Gale/Cross 

y used for the 
ehouse. 

t are intended to 
e type uses. With 
commodation is 
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Zone 

Business 4 (B4Z) 

 

Purpose 

Bulky Goods Retail a
Industry, and associa
Services. 

 

Se
Pe

nd Manufacturing 
ated Business 

 

ection 1 Uses – Not Re
ermit 

Apiculture 

Carnival/ Circus 

Electoral office 

Equestrian supplies 

Industry 

Informal outdoor recr

Lighting shop 

Mail centre 

Mineral Exploration/ M

Minor Utility Installatio

Party supplies 

Restricted retail prem

Railway/ Road/ Tram

Search for Stone 

Service station 

Telecommunications 

Trade supplies 

Warehouse 

equiring a Uses 

reation 

Mining 

on 

mises 

way 

facility 

 A

 Ex

 H

 In

 M
fa

 M

 S

 

Prohibited 

ccommodation 

xtractive industry 

ospital 

ntensive animal husband

Major sports and recreati
acility 

Motor racing track 

hop 

Brun

Discussion and

dry 

on 

Very similar to th
sites that will be 
good retailing an

Does not provide
need for a permit
Therefore would 
have a strictly bu

swick Precinct Industrial Rezoning 

 Recommendation 

e B3Z, however more a
primarily used for the pu
d manufacturing. 

e the flexibility of office u
t and accommodation is
be applied to areas tha

ulky goods/manufacturin
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appropriate for 
urposes of bulky 

uses without the 
s prohibited.  
t are intended to 

ng focus.   
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Zone 

Business 5 (B5Z) 

Comprehensive 
Development 
Zone (CDZ) 

 

Proposed Zones

Urban Developme
The State Govern
Development Zone
industrial land for m

To date no specific
that the proposed 

 

Purpose 

Offices or Multi-Dwell
common access from

 

To provide for a rang
development of land 
with a comprehensive
plan incorporated in t

s 

ent Zone 
nment in March 2010
e. The zone is inten
mixed use and residen

c information has bee
zone is intended for 

Se
Pe

ling Units with 
m the street. 

e of uses and the 
in accordance 
e development 
the scheme. 

0 announced the int
nded to facilitate the
ntial purposes. 

en released about the
locations such as the

 

ection 1 Uses – Not Re
ermit 

Apiculture 

Caretaker’s house 

Carnival/ Circus 

Dwelling 

Home occupation 

Informal outdoor recr

Mineral exploration/ M

Minor Utility Installatio

Office 

Railway/ Road/ Tram

Search for stone 

Telecommunications 

The zone schedule ca
customised to suit the
the comprehensive d
plan that forms the ba
zone provisions. 

troduction of a new 
e redevelopment of f

e proposed zone. It ap
e Brunswick East ind

equiring a Uses 

reation 

Mining 

on 

way 

facility 

 A

 A

 B

 C

 Ex

 H

 In

an be 
e objectives of 
evelopment 
asis of the 

 Th
cu
ob
co
de
fo
pr

Urban 
former 

ppears 
dustrial 

area 
future

As th
cons
area 

New 
The 
three

Prohibited 

nimal keeping  

nimal training 

rothel 

orrective institution 

xtractive industry 

orse stables 

ndustry 

he zone schedule can b
ustomised to suit the 
bjectives of the 
omprehensive 
evelopment plan that 
orms the basis of the zon
rovisions. 

and will likely repres
e. 

he process of prepa
siderable period of tim

continue to proceed 

Residential Zones
State Government pr

e new residential zone

Brun

Discussion and

Appropriate for s
purposes of office

Does not provide
office uses within

be 

ne 

Used to facilitate
proposals. Involv
development pla
may be replaced
provisions once d

 
sent an appropriate im

aring and seeking co
me it is recommended
utilising existing VPP 

roposes to replace the
es. 

swick Precinct Industrial Rezoning 

 Recommendation 

ites that will be primarily
es or dwellings. 

e the flexibility of allowin
n the same building.   

 large and/or complex d
ves the incorporation of 
n into the planning sche
 by standard zone and o
development has been c

mplementation option 

omment on the zone
d that the process of
tools. 

e existing Residential
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y used for the 

g residential and 

development 
a comprehensive 

eme. The zone 
overlay 
completed. 

at some time in the 

e is likely to take a 
f rezoning the study 

l 1 and 2 zones with 
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One of the draft 
Neighbourhood Ac
promoting higher d

It would also allow
population density
built form to reflect

The draft zone prov

It is therefore expe
the proposed new
density and built fo

13.2 Local Pl
The Brunswick Str
is currently not imp
Structure Plan the
provide a strategic 

 

zones is intended 
ctivity Centres and adj
density housing. 

w a limited range of a
.  There would be th
t the preferred new ch

visions suggest that t

ected that R1Z land s
w zones are impleme
orm objectives of the U

lanning Policy
ructure Plan (Oct 200
plemented into the Mo
e MSS should be a
foundation for the UD

to apply to areas 
jacent to the Principa

additional uses to serv
e ability to apply mul

haracter. 

taller buildings will be 

surrounding the precin
ented. This will comp
UDF. 

y Framework 
00) provides the guida
oreland Planning Sch
amended to referenc
DF. 

 

near Principal, Majo
al Public Transport Ne

ve an expected incre
ltiple schedules to va

acceptable in this zo

nct would be rezoned
plement the land use

ance for this UDF, ho
eme.  Upon adoption

ce the Structure Pla

or and 
etwork, 

ease in 
ary the 

ne. 

d once 
e mix, 

owever 
 of the 

an and 

The 
Strat
Emp

 

13.3
A va
The 
mutu

The 
recom
issue

Imme
purpo

 

 

MSS does, however, 
tegy 2004 (see Clau
loyment Local Policy 

3 Overlay opti
riety of planning sche
objectives of the ov

ually exclusive. 

table below sum
mmendations are ma
es that are discussed 

ediately following the
ose overlays that are 

already include refere
use 21.05-2), which 
(Clause 22.03). 

ions 
eme Overlay options h
verlays vary marked

mmarises the option
ade in this table as 
in more detail in subs

e Built Form Overlay
relevant to the study 

Brunswick Precinct Industrial Rez

ence to the Moreland
forms the basis fo

have been considere
dly and, unlike zones

ns available for b
the choice of overla
sequent sections of th

ys table is a discuss
area. 
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d Industrial Land Use 
or the Industry and 

d for the study area. 
s, overlays are not 

built overlays. No 
ay will depend upon 
he report. 

sion about specific-
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Built Form Over

Overlay Pu

Incorporated 
Plan Overlay 
(IPO) 

To 

To 
and
acc

Th
Inc
Pla

Th
sch
cha
to b
ma
rea
use
thir
com
ow
exi
cat
sur

 

rlay Options 

urpose 

identify areas which req

The form and conditio
use and development
shown on an incorpor
before a permit can b
use or develop the lan

A planning scheme a
before the incorporate
be changed. 

exempt an application f
d review if it is generally
cordance with an incorp

e VPP Practice Note Ap
corporate Plan and Deve
an Overlays (2003) state

e IPO requirement for a
heme amendment to inc
ange the plan enables th
be involved in the proce
aking or changing the pl
ason, the IPO should no
ed for sites that are likel
rd-party interests and si
mprising multiple lots in 

wnership. Most redevelop
isting urban land will fall
tegory, particularly wher
rrounding land use is re

Advan

quire: 

ons of future 
t to be 
rated plan 

be granted to 
nd. 

mendment 
ed plan can 

from notice 
y in 
porated plan. 

pplying the 
elopment 
es: 

a planning 
corporate or 
third parties 
ess of 
lan. For this 
ormally be 
ly to affect 
ites 
different 

pment of 
l into this 
re the 

esidential. 

 Fa
de
de
ow

 Th
ob
pla
an

 Al
de
ac
de

 Sc
to 

 Fa
ex
ap
in 
be
inv
an

 

tages 

acilitates the implementa
etailed, holistic plan that 
evelopment of land unde
wnership. 

he combined land use a
bjectives and controls ar
ace, and interrelated wit
nother. 

lows permits to be issue
evelopment/use not ‘gen
ccordance with the plan’
ecision guidelines. 

chedules to the IPO can
introduce new decision

acilitates implementation
xempting third party noti
ppeal processes. This is
circumstances where th

een appropriate third pa
volvement in the strateg
nd amended processes.

Disadv

ation of a 
coordinates 

er multiple 

nd built form 
re in one 
th one 

ed for 
nerally in 
 subject to 

n be drafted 
 guidelines. 

n by 
fication and 

s appropriate 
here has 
rty 

gic planning 
 

 Ca
ad

 Ca
sc
am

 Le
as
pa
pu

 Ex
be
pa
du

 Re
am

vantages 

an be more complex to 
dminister than standard 

an be inflexible as a pla
cheme amendment is re
mend the Incorporate Pl

ess transparent than sta
s the Incorporated Plan,
art of the planning schem
ublished separately. 

xclusion of third party pr
e inappropriate if insuffic
arty engagement has oc
uring strategic planning.

equires a planning sche
mendment to change th

Conclu

interpret and 
zones. 

anning 
equired to 
lan. 

andard zones 
, although 
me, is 

rocesses will 
cient third 
ccurred 
. 

eme 
e plan. 

Design

Can inc
benefit 

Require
amend 
depend
proposa
IP and 
a trans

Brunswick Precinct Industrial Rez

usion 

ed for locations with mu

clude specific details of 
infrastructure objectives

es an amendment proce
the plan and therefore 

ding on the framing of th
als must be generally in
do not involve a third pa
parent process. 
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ultiple landowners. 

built form and public 
s. 

ess to introduce and 
can be inflexible, 

he Plan.  Development 
n accordance with the 
arty process.  Thus is 
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Overlay Pu

Development 
Plan Overlay 
(DPO) 

To 
for
dev
dev
be 

To 
and
acc

Th
Inc
Pla

Be
app
nor
pro
sig
sel
is l
site
res
adj

 

urpose 

identify areas which req
m and conditions of futu
velopment to be shown 
velopment plan before a
granted to use or devel

exempt an application f
d review if it is generally
cordance with a develop

e VPP Practice Note Ap
corporate Plan and Deve
an Overlays (2003) state

ecause the DPO has no 
proval process for the p
rmally be applied to dev
oposals that are not likel
gnificantly affect third-pa
lf-contained sites where
limited to one or two par
es that contain no existin
sidential population and 
join established residen

Advan

quire the 
ure use and 
on a 

a permit can 
lop the land. 

from notice 
y in 
pment plan. 

pplying the 
elopment 
es: 

public 
plan, it should 
velopment 
ly to 

arty interests, 
e ownership 
rties and 
ing 
do not 

ntial areas. 

 Th
ob
pla
an

 Fa
ex
ap
ge
De
in 
be
inv
an

 Ch
no
am

 

tages 

he combined land use a
bjectives and controls ar
ace and interrelated with
nother. 

acilitates implementation
xempting third party noti
ppeal processes if a pro
enerally in accordance w
evelopment Plan. This is
circumstances where th

een appropriate third pa
volvement in the strateg
nd amendment processe

hanges to the Developm
ot require a planning sch
mendment. 

Disadv

nd built form 
re in one 
h one 

n by 
fication and 
posal is 

with the 
s appropriate 
here has 
rty 

gic planning 
es. 

ment Plan do 
heme 

 Ha
co
am
tra

 Ex
be
pa
du

 In
pr
th
im

 Ne
di
ar

vantages 

as no public notification
onsultation process in ap
mending the plan, theref
ansparency. 

xclusion of third party pr
e inappropriate if insuffic
arty engagement has oc
uring strategic planning.

dividual developers may
ressure for incremental 
e plan which compromi

mplementation.  

egotiation of a single pla
fficult where several lan
re involved. 

Conclu

 or 
pproving or 
fore can lack 

rocesses will 
cient third 
ccurred 
. 

y exert 
changes to 
se its 

an may be 
nd owners 

Design
althoug
owners

Require
DPO.  T
of the c
prepare
Develo
time as
with the

The ap
with the
party p
Plan ca
This is 
leaves 

Brunswick Precinct Industrial Rez

usion 

ed primarily for sites in s
gh can be used where th
ship. 

es an amendment proce
The DPO is designed to
contents of a Developme
ed later by land owners.
pment Plan can be put 

s the Amendment to intro
e IPO.  

proval of a proposal gen
e Development Plan doe
rocess.  Amendment to 
an also be made without
not as transparent a pro
the Plan open to appea
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single ownership, 
here is multiple 

ess to introduce the 
o introduce an outline 
ent Plan that is 
.  However a 
in place at the same 
oduce the Overlay as 

nerally in accordance 
es not involve a third 
the Development 
t a third party process.  
ocess as the IPO, and 
al by land owners. 
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Overlay Pu

Design and 
Development 
Overlay 
(DDO) 

To 
spe
des
dev

 

 
 

 

urpose 

identify areas which are
ecific requirements relat
sign and built form of ne
velopment. 

Advan

e affected by 
ting to the 
ew 

 Th
re
an
the

He

Se

Pe

La

De

Ot

De

 Sc
to 

 

 

tages 

he DDO can apply spec
quirements  for the follo

nd development elemen
e precinct: 

eights 

etbacks 

edestrian links 

aneway splays 

esign guidelines 

ther permit requirements

ecision Guidelines 

chedules to the DDO ca
introduce new decision

Disadv

ific 
owing design 
ts relating to 

s 

an be drafted 
 guidelines. 

▪ Th
th
th
de
la
do
co
Re
in
fo

▪ Ca
re
us
of

vantages 

he DDO identifies and a
e specific requirements
e design and built form 
evelopment.  It does not
nd use objectives and th
oes not outline the full ra
ontrols applicable to the 
eference must be made
 relation to land use and

orm controls. 

annot be used to adequ
einforce the implementat
se or public infrastructur
f the UDF. 

Conclu

applies only 
 relating to 
of new 
t combine 
herefore 
ange of 
land. 

e to the zone 
d some built 

uately 
tion of land 
re objectives 

Design

Can inc
public b
propose

Require
Individu
permit a
constru

Needs 
use dire
for pub

Brunswick Precinct Industrial Rez

usion 

ed for locations with mu

clude specific details of 
benefit infrastructure obj
ed new roads.  

es an amendment proce
ual proposals may be su
applications depending 

ucted.  

to be used in conjunctio
ections, and negotiation
lic infrastructure improv
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ultiple landowners. 

built form and limited 
jectives, such as 

ess to introduce. 
ubject to planning 
on how the DDO is 

on with policy for land 
n with land developers 
vements. 
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Public Acquisiti
The Public Acquis
acquired by an aut
to the use or devel
to be acquired. 

Landowners affect
authority, which in 
be responsible for 
which it was acquir

Construction of 
negotiation, which
construction bein
mechanisms are d

Environmental A

The Environmenta
for industrial purpo
ensure that they 
contamination. 

The overlay requir
prior to developme
uses, child care ce

Clause 45.03-1 sta

♦ A certif
accord

♦ An env
1970 m
the env

The map below ide
on the possibility o
sites that are unc
therefore do not re

 

on Overlay (PAO) 
ition Overlay (PAO) i
thority or to reserve la
lopment of the land d

ted by a PAO would
 this case would be 
the works and assoc

red. 

streets and lanewa
h includes designin
g carried out by 
iscussed in section tit

Audit Overlay (EAO

l Audit Overlay is req
oses in the past, or a

are suitable for u

res that a landowner
ent or approval of a s
entres, pre-school cen

ates that: 

ficate of environmenta
dance with Part IXD of

vironmental auditor ap
must make a statemen
vironmental conditions

entifies properties tha
of contamination due 
coloured have only 
equire the overlay.  F

is used to identify lan
and for a public purpo
o not prejudice the pu

d be compensated f
the Moreland City Co
ciated costs to devel

ays is usually ach
ng the access link

the developer.  A
tled ‘Public Benefit Inf

O) 

quired to be applied to
are suspected of pote
uses which could b

r undertake an Envir
ensitive use.  Sensitiv

ntres or primary schoo

al audit must be issue
f the Environmental P

ppointed under the En
nt in accordance with 
s of the land are suita

at require an EAO to b
to past uses.  Resea
ever been used for

Further detail about th

 

nd which is proposed
ose, to ensure that ch
urpose for which the l

for the land by the 
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Brunswick Industrial Land – Rezoning on a Precinct Basis

1. Purpose

The Department of Planning and Community Development and Moreland City Council are seeking
proposals from suitably qualified and experienced consultants to carry out planning and urban
design studies, conduct stakeholder consultation, identify appropriate planning controls and
develop statutory documentation required to achieve the re-zoning of land within one of the
industrial precincts identified in the Moreland Industrial Land Use Strategy.

The project is intended to help deliver high quality, well designed mixed use, residential, business
and retail development within the Brunswick Structure Plan area.

The purpose of this Request for Quotation is to outline the scope of work for the project and set out
the requirements and outputs to be delivered by the successful contractors (see Section 4).

2. Background

The Melbourne 2030 Audit and recent Melbourne @ 5 Million planning update have reinforced the
need to accommodate more of the expected household / population growth within the established
areas of the city. Data from the 2006 Census and the Victoria In Future 2008 growth projections
confirm that the population of Melbourne is increasing faster than originally forecast, and indicate
the need for an additional 600,000 new dwellings in the next 20 years. About 53% or over 310,000
new dwellings are planned to come from re-development in established suburbs. One source of
land for this new development is surplus industrial land.

The Moreland Industrial Land Use Strategy (MILUS) was adopted by Moreland City Council in
August 2004, and introduced into the Moreland Planning Scheme in November 2006 (Amendment
C75). MILUS provides the framework for the long term planning and rezoning of Moreland’s
industrial land supply for the next 15 to 20 years. It identifies significant areas of well located land
that will become available for residential / mixed use development over time as the strategy is
implemented. The majority of this land is located within the Brunswick Structure Plan area.

DPCD and the Moreland City Council wish to implement MILUS strategically, by avoiding ad hoc
rezoning of individual parcels of land and ensuring that the interface between industrial and non-
industrial land uses is adequately dealt with. For these reasons the implementation of the MILUS
will take place on a precinct basis, ie through development of “whole of precinct” plans and the
application of appropriate planning controls for whole precincts. This process will allow a more
comprehensive planning approach to be used that will optimise outcomes and minimise land use
conflicts.

DPCD and Moreland City Council are working together to develop a streamlined process for
precinct based rezoning of industrial land and the accompanying planning scheme amendment
processes. One case study precinct has been identified that will be used as a pilot project area to
develop and refine the process that will then be applied to the remaining precincts.

Substantial strategic work has been done to provide the policy framework within which rezoning of
industrial land can take place. More detailed planning and urban design will to be done for the case
study precinct by consultants engaged and managed through this project.
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3. Project Objectives

The project has the following objectives:

 To carry out the necessary investigation, consultation, design and planning work required to
allow one priority MILUS precinct to be successfully re-zoned

 To identify a streamlined model rezoning and amendment process that could be applied to
other precincts in Moreland and in other municipalities

 To prepare the necessary statutory documentation to facilitate the re-zoning of one surplus
industrial precinct, to allow well designed mixed use residential / business / retail development
within the Brunswick Structure Plan area

4. Project Scope

The consultant team will be required to carry out all the tasks necessary to achieve the proper
planning of land within one case study precinct and consequent amendment to the Planning
Scheme. In broad terms these tasks include:

a) Establish the strategic policy context for rezoning industrial land on a precinct basis
b) Carry out required background analysis and existing conditions for a nominated precinct
c) Identify land use, urban design and built form considerations appropriate to the precinct
d) Identify public benefits and infrastructure improvements to be achieved in

redevelopment of the precinct
e) Carry out consultation with stakeholders
f) Develop the required statutory amendment documentation to allow rezoning / scheme

amendment
g) Identify a streamlined rezoning / amendment process that can be applied to other

industrial precincts

The project consultants will be required to carry out the following tasks, which have been organised
under a number of task headings:

a. Strategic context

It will be necessary to create an overview of strategic policy intent that can be used to support the
rezoning of industrial land on a precinct basis, both in relation to the case study precinct and in
other locations throughout the municipality. This work will be informed by the existing policy context
and the Draft Brunswick Structure Plan. It is expected the project consultants will:

 Review the State and Local level policy context for industrial land (including Ministerial
Directions) and produce a narrative that outlines the strategic context for rezoning surplus
industrial land on a precinct basis

Outputs
 Succinct summary of key State and Local Government policy settings and intended

outcomes applying to the case study precinct

b. Existing conditions review

The case study precinct (see Figure 1 map below) has been used for industrial and business
purposes for many decades. It will be necessary to review the existing conditions and activity
within and around the case study precinct and identify specific factors that will have a bearing on
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the future development to be allowed and the planning controls to be applied to the precinct. The
consultants will be expected to:

 Identify the key planning issues for the precinct, including existing and intended land use,
current planning controls, site ownership, heritage and urban character considerations

 Identify and assess key existing conditions that encourage or limit the re-development of
sites, including land ownership, nearby industrial and other land uses, sensitive uses, noise
generating uses and any threshold buffer distances of nearby industrial or other activity

 Develop a history of the precinct and the land holdings within it to identify if there is
potential for contamination, and recommend whether if an EAO may be required and in
which specific parts of the precinct

Output
 A concise summary of existing conditions / constraints that will inform planning decisions

for the redevelopment of the precinct
 A concise site history for the precinct, and areas within it, that identifies the location and

extent of potential contamination and recommends where an EAO should be applied
 An analysis of the key planning issues relating to the precinct and justification and

recommendations for the planning controls that should be applied to facilitate
redevelopment in the precinct

c. Identify land use, urban design, open space and built form considerations

Analysis will be required of the potential land uses and built form appropriate for the case study
precinct, and any related planning or urban design issues requiring consideration. The consultants
will:

 Identify the preferred land uses for the precinct
 Identify the key design issues for the precinct, including urban design outcomes, built form,

layout, interface issues, permeability, pedestrian circulation and safety, overshadowing and
overlooking, car parking, access to open space, public amenity and any other issues
requiring consideration

 Carry out a walking catchment analysis for the precinct to determine if there is a need for
additional local open space to be provided in conjunction with redevelopment

Outputs
 A concise summary of the key land use, urban design, open space and built form issues

relevant to the precinct
 Recommendations as to the preferred form and intensity of development for the precinct,

including building heights and setbacks and any new streets and/or public pedestrian links.
 An urban design framework for the precinct

d. Public benefits and necessary infrastructure improvements

As precincts shift from their traditional industrial base to a more residential and mixed use
environment, there is a need to upgrade supporting infrastructure and ensure new development
meets contemporary community expectations for better environmental performance, housing
affordability and increased urban amenity. An important aspect of this project will be to identify the
contemporary standards and public benefits that will be gained through the process of rezoning
and redevelopment and recommend the tools and levers that can be used to achieve them. The
consultants will be expected to:
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 Provide a high level assessment of the extent, capacity and condition of existing
infrastructure (eg. drainage, sewerage, street network) and identify improvements required
to support the change to residential / mixed use

 Identify the amenity improvements and other public benefits (eg, open space, widened
footpaths, public links, affordable housing) that can be gained through statutory and non-
statutory planning processes and recommend on the appropriate mechanisms to achieve
those improvements and benefits

 Provide advice on the appropriate mechanisms to be used to secure public benefits and
infrastructure improvements (including discussion of the merits and drawbacks of using the
following: Development Contributions Plan, Public Acquisition Overlay, Incorporated Plan
Overlay, Development Plan Overlay, Design and Development Overlay, Section 173
Agreements, etc) and propose a methodology for how these mechanisms could be put in
place.

Output
 A concise summary of the infrastructure improvements, amenity improvements and other

public benefits that should be required in conjunction with redevelopment in the precinct
 Advice on the appropriate planning controls and other mechanisms, to achieve the

improvements and public benefits required

e. Consultation

A targeted consultation process is envisaged that is focused on those stakeholders most relevant
to the preparation of a precinct based rezoning proposal. The project consultants will be expected
to carry out necessary consultation to enable the effective preparation of the amendment
documentation, including a number of meetings with the Project Steering Group. The Moreland
Council will conduct the statutory public exhibition period for the Planning Scheme amendment
process, so those tasks are not part of the project brief.

Tasks required under this heading include:

 Identify stakeholders relevant to the case study precinct , including landowners, business
owners, community, government and industry stakeholders, and develop a framework for
targeted stakeholder consultation appropriate to the process of rezoning an urban precinct

 Meet at regular intervals with the joint Council / DPCD Project Steering Group
 Recommend improvements to proposals to rezone the precinct based on the input gained

through consultation
 Host a stakeholder workshop with key State Government bodies and agencies

Output
 Stakeholder consultation strategy for the precinct
 Consultation activities that implement the agreed consultation strategy
 Concise summary of the main issues raised in consultations and the initiatives proposed for

the case study precinct that respond to these inputs

f. Amendment documentation

The project will result in a fully developed proposal for a Planning Scheme amendment for the case
study precinct. Before the amendment documents are drafted the Project Steering Group will be
briefed and discuss the detailed planning provisions to be applied to the precinct. Following
agreement by the Project Steering Group, the consultants will prepare the necessary statutory
amendment documentation.
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The consultants will be expected to:

 Recommend the appropriate zoning mix and other planning controls, using supporting
justification and analysis, that could be applied to the case study precinct

 Obtain agreement of the Project Steering Group to specific planning provisions that will be
applied to the precinct

 Prepare all amendment documentation, including explanatory reports, maps, diagrams,
zone and overlay provisions, that will facilitate the rezoning of the case study precinct

Output
 A succinct planning scheme amendment proposal recommending and justifying the

appropriate planning provisions and statutory documentation agreed by the Project
Steering Group

 A pre-authorisation submission to support the planning scheme amendment, including all
documentation required by DPCD

g. Streamlined amendment process

One objective of the project is to achieve an efficient and timely rezoning / amendment process
that can act as a model for the implementation of other MILUS industrial precincts within Moreland
and potentially other municipalities. Based on the experience gained during this project the
consultants, in consultation with Council and DPCD staff, will be in a solid position to outline a
model process that can be used for implementing the rezoning / redevelopment of other industrial
precincts. The project consultants will be required to:

 Review the Suggested Standard Methodology to Rezone Industrial Precincts in Moreland
and recommend an optimum methodology

 Identify the lessons learnt in preparing for the rezoning of case study precinct
 Outline a streamlined process for rezoning surplus industrial land on a precinct basis
 Outline the resources required to implement the optimum methodology and streamlined

amendment process, including required skills/expertise, costs associated with each stage
and timeframes

 Prepare concise text, diagrams and other material that could be used to produce, for
example, a Draft Planning Practice Note

Output
 A short report and presentation that outlines the documentation and resources required to

facilitate the optimum methodology and amendment process and makes recommendations
on how amendments can be processed most expeditiously

 Text and other material for use in a draft Planning Practice Note

4.1 – Precinct Location

The case study precinct lies within the proposed Brunswick Structure Plan area in the southern
part of the City of Moreland. For the purposes of this project a precinct is defined as an area of
land containing a group of adjoining or adjacent properties identified as industrial land in the
Moreland Industrial Land Use Strategy (2004).

The map below shows the location of the precinct.
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Figure 1 - Brunswick Industrial Precinct Targeted for Re-zoning

A more detailed map of the precinct is included in the attachments to this RFQ. Reference should
also be made to the maps contained within Appendix 1 of MILUS, and the draft Brunswick
Structure Plan, both of which are available from the Moreland City Council web site
(http://www.moreland.vic.gov.au/building-and-planning.html).

4.2 - Project Deliverables

The deliverables for this project are those outputs identified under each of the task headings in
Project Scope (above). These include:

 Background analysis and summaries, reports and recommendations
 Completed statutory amendment documentation and supporting reports
 Illustrative maps and diagrams
 Consultation plans and summary reports of the issues raised by stakeholders

Consultant’s quotations should indicate the specific documentation to be provided.

4.3 - Key Project Milestones

It is anticipated that the project will commence on 20 August 2009 and may take up to six months
to complete. The milestones set out in the table below reflect the main tasks described in this
project brief, however it is acknowledged that there are uncertainties that will make it difficult to be
definitive about delivery dates.
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Consultant’s quotations should indicate timeframes for all key stages of the project and propose
arrangements that will ensure that delivery deadlines are met.

Suggested Milestone / Deliverable Due Date

1. Project Inception

2. Strategic / Policy context review

3. Background analysis and existing conditions review

4. Recommend precinct planning controls

5. Stakeholder consultation

6. Draft rezoning/amendment submissions completed

7. Recommend streamlined process

8. Project Completion

The deliverables will not be deemed to be complete until signed off by the Project Manager.

4.4 - Project Information Base

DPCD and Moreland Council will provide background information, however this information is
limited. The consultants will be required to draw upon publicly available data and documents
relating to the precinct area.

The consultants will need to carry out their own information scan to ensure that all relevant sources
have been explored. The consultants may also propose additional research that will improve the
analysis of existing conditions and lead to improved outcomes for the project.

5. RFQ Assessment

The Request for Quotations process will be carried out to the following timeframe:

Request for Quotations distribution 3 July 2009

RFQ submissions closing date 21 July 2009

Short listing completed 31 July 2009

Interviews conducted (if required) 6 Aug 2009

All applicants advised of RFQ outcome 14 Aug 2009

Consultants appointed 17 Aug 2009

Project commencement 20 Aug 2009

6. Project Management

a) Kate Stapleton, Senior Project Manager, will have overall responsibility for direction and
acceptance of project deliverables. The Project Manager, John Smout, will manage the project
on a day-to-day basis.
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b) A Project Steering Group (PSG) made up of Council and DPCD representatives will be
established to provide joint governance of the project. The project consultants will be required
to meet at least four times with the PSG.

c) The Contractor will be required to sign a standard Department of Planning and Community
Development contract, a copy of which is provided at Attachment A.

d) The Contractor will be required to attend scheduled meetings with the Project Manager and
report regularly by email on the progress of the project.

7. Confidentiality

All aspects of this project are considered confidential by DPCD and consultants will need to
exercise discretion in gathering information and discussing the project with others. In responding to
the RFQ consultants are required to outline the protocols and other measures to be used to ensure
the confidentiality of all aspects of the work, including security of data within their internal filing and
computer systems. Please also see section 11.7 below in this regard.

8. Conflicts of Interest

Bidders must declare to the Department of Planning and Community Development any matter or
issue which may be perceived to be or may lead to a conflict of interest regarding their proposal or
participation in the supply of the goods or services described. Bidders must describe a strategy so
that any conflict of interest will be avoided.

9. Evaluation of Quotations

Experience relevant to the project and a demonstrated capacity to successfully undertake and
complete projects within timelines and budgets is essential. The names of two referees are also to
be provided.

9.1. Evaluation Criteria

The following criteria will be used for the evaluation of quotations and determination of the
successful bidder:

Evaluation Criteria Weighting

1. Value for money 3
2. Knowledge & experience of the consultant’s nominated Project

Team in relation to the Project Scope
2

3. Demonstrated capacity to carry out the work by the project
delivery date

1.5

4. Demonstrated understanding of the project requirements 1.5
5. Practical and workable Project Methodology 2

6. Compliance with the Draft Contract Not weighted

9.2. Evaluation Process

Complying proposals will be assessed on a value for money basis. The Department may not
accept the lowest price quotation and may not accept any quotation.
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An initial evaluation may be used to shortlist proposals. Following short listing, one or more
bidders may be interviewed to provide clarification or further information. All bidders will be
advised of the final outcome of the selection process.

10. Pricing

Quotations inclusive of GST are sought on a fixed price basis. A budget of $70,000 (+ GST) has
been set for the project, to cover all tasks and deliverables.

As part of the quotation a breakdown of the proposed resource allocation should be included
indicating what resources are to be provided, time commitment, hourly rates and individual
resource cost as well as total project cost.

All prices shall be fixed for at least 90 days from the date of submission of offers.

11. Terms and Conditions

The selection process will be managed in accordance with the terms and conditions set out below:

11.1. General
Bidders should familiarise themselves with this document and ensure that their bids
conform with the requirements set out in it. Bidders are deemed to have examined
statutory requirements and satisfied themselves that they are not participating in any anti-
competitive, collusive, deceptive or misleading practices in structuring and submitting the
bid.

11.2. Financial
The Department reserves the right to engage a third party to carry out assessments of
bidders’ financial, technical, planning and other resource capability.

11.3. Additional Information Required
If additional information is required by the Department of Planning and Community
Development when bids are being considered, additional written information and/or
interviews may be requested to obtain such information at no cost to the Department.

11.4. Withdrawal from Process
The Department of Planning and Community Development reserves the right to withdraw
from the request for quote process described in this document for whatever reason, prior to
the signing of any agreement/contract with any party for the delivery of goods or services
described in this document.

11.5. Negotiation
The Department of Planning and Community Development reserves the right to negotiate
with short-listed bidders after the request for quote closing time.

11.6. Part Offers
The Department of Planning and Community Development reserves the right to accept bids
in relation to some and not all of the scope of activity described, or appoint one, more than
one or no organisation on the basis of the bids received.

11.7. Confidentiality
All bids and any accompanying documents become the property of the Department of
Planning and Community Development. Ownership of all information, reports or data
provided by the Department to bidders resides in the State of Victoria. The bidder shall not,
without the written approval of the Secretary to the Department of Planning and Community
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Development, use the information or reports other than in the development of the bid or the
delivery of the goods or services. Such information, in whatever form provided by the
Department or converted by the bidder, must be destroyed in a secure fashion following
advice of the outcome of the request for quote process or at completion of the provision of
the goods or services.

11.8. Notification of Probity Breach Required
Should any bidder consider that the request for quote process has failed to accord it fair
right to be considered as a successful bidder or that it has been prejudiced by any breach
of these Terms and Conditions or other relevant principle affecting the bids or their
evaluation, the bidder must provide immediate notice of the alleged failure or breach to the
Contact Person. Notification must set out the issues in dispute, the impact on the bidder’s
interests, any relevant background information and the outcome desired.

11.9. Disclosure of Bid and Contract Details
Subject to this clause and the Conditions of Contract, all documents provided by the bidder
will be held in confidence so far as the law permits. Notwithstanding any copyright or other
intellectual property right that may subsist in the tender documents, the bidder, by
submitting the bid, licenses the Department of Planning and Community Development to
reproduce the whole or any portion of the bid documents for the purposes of bid evaluation.
In submitting its bid, the bidder accepts that, in the event that the contract is varied in future
to a value exceeding $100,000, the Department will publish (on the internet or otherwise)
the name of the contractor, the value of the contract and the provisions of the contract
generally.

12. Lodgement

All bids must incorporate the attached response schedules duly completed and endorsed.
Quotations can be lodged by email to kate.stapleton@dpcd.vic.gov.au , by Australia Post or hand
delivery to:

Kate Stapleton
Senior Project Manager
Urban Development
Department of Planning and Community Development
Level 3, 55 Collins Street
Melbourne Vic 3000 (or GPO Box 2392, Melbourne VIC 3001)

Submissions must be received by 2pm on Tuesday 21 July 2009. Late or incomplete submissions
will not be considered.

Queries can be directed to:

Contact: John Smout, Senor Project Officer, Urban Development, DPCD
Email: john.smout@dpcd.vic.gov.au
Phone No: (03) 8644 8878

mailto:kate.stapleton@dpcd.vic.gov.au
mailto:john.smout@dpcd.vic.gov.au
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Response Schedule

Bidder Details

Full Legal Name

Trading Name

Entity Status
(eg: Partnership,
Company etc)

Australian Companies
Number (ACN)

Registration for GST Yes:  No: 

Australian Business
Number (ABN)

Postal Address

Street Address

Contact Person

Position/Title

Telephone No Facsimile No

E-mail address

Range of services
currently delivered

Years of operation in
this capacity

Qualifications and Experience of Key Project Staff [Delete if not Applicable]

Name

Title/Office Held

Qualifications

Previous Experience

Role/functions to be
performed

[Repeat Table as Required]

Referees (please provide at least two)

Company Name

Postal Address

Street Address

Contact Person

Position/Title

Telephone No

Facsimile No
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Email Address

Nature of work
performed by bidder

Company Name

Postal Address

Street Address

Contact Person

Position/Title

Telephone No

Facsimile No

Email Address

Nature of work
performed by bidder

[Repeat Table as Required]

Proposal

Overview

Describe how you intend to meet the requirements of the project, including details of how the
project will be implemented, managed and monitored. The extent to which a practical and workable
approach is developed is a key consideration.

Please structure this information against each of the evaluation criteria for this project, as follows:

Evaluation Criteria1

1.
2.
3.
4.
5.
6.

Response

Compliance with the Proposed Contract

Provide a statement showing clearly that you comply with the Proposed Contract. Where you do
not comply list the relevant clauses and details of the non-compliance.

Response

1 To be the same as 7.1
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Summary of Costs

Costs (GST Inclusive) ($)
1. Pricing schedule

2. Provide details of other costs associated with this contract

Acceptance Of Terms & Conditions

IMPORTANT: An authorised officer of the bidding company must signify acceptance of the terms
and conditions of this offer.

If the response is submitted by post, the authorised officer’s signature as indicated in this part, and
submission of a bid in response to the request for quote, signifies acceptance of all terms and
conditions.

If the bid is submitted by e-mail, you must type the words "I ACCEPT" in the signature space to
signify your acceptance of all terms and conditions, and provided the requested samples by post,
by the closing date.

Acceptance of Conditions & Endorsement

Signature of Authorised
Officer

(sign here or type your acceptance)
Name of Authorised Officer

Title/Office Held

Date
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State 

1. State Planning Policy Framework 
Relevance: The SPPF encourages the long-term viability of industrial land though 
encouraging clustering of like uses and providing new industrial land in designated 
growth areas. Clause 17.02 – Business and Clause 17.03 – Industry, provide 
objectives with regard to industrial land use.  

Clause 12 - Metropolitan Development  

Sets out the objectives and strategies for Metropolitan Melbourne in Melbourne 2030, 
and includes a range of strategies to address matters relating to urban consolidation, 
including activity centres. This clause aims to ensure that land use and transport 
planning and investment always contribute to economic, social and environmental 
goals.  

Clause 12.01 – A more compact city  

Seeks to facilitate sustainable development that takes full advantage of existing 
settlement patterns, and investment in transport and communication, water and 
sewerage and social facilities. Strategies include concentrating new development in 
activity centres near current infrastructure, with new development to respond to its 
landscape, valued built form and cultural context and achieve sustainable objectives. 

The ‘Housing’ sub-heading sets out objectives relevant to this study, which aim to:  

• Locate a substantial proportion of new housing in or close to activity centres 
and other strategic redevelopment sites that offer good access to services 
and transport by: 

• Increasing the proportion of housing to be developed within the established 
urban area, particularly at activity centres and other strategic sites; 

• Encourage higher density housing development on sites that are well located 
in relation to activity centres and public transport; and 

• Ensuring an adequate supply of redevelopment opportunities with the 
established urban area to reduce pressure for fringe development. 

Clause 12.04 – A more prosperous city: 

This clause aims to create a strong and innovative economy. 

Strategies held within this clause, specifically, ‘Resource Management’ provides broad 
direction for industrial land use and land provisions relevant to this study, in particular, 
objectives aim to: 

Maintain access to productive natural resources and an adequate supply of well-
located land for energy generation, infrastructure and industry by: 

• providing an adequate supply of industrial land in appropriate locations 
including sufficient stocks of large sites for strategic investment.  

• encouraging manufacturing and storage industries that generate significant 
volumes of freight to locate close to air, rail and road freight terminals. 

• preventing the loss of industrial land to uses that are better located in 
Principal and Major Activity Centres to ensure there is an adequate supply of 
industrial land for all categories of industry. 

Clause 17.02: Business 

Objective: To encourage the concentration of major retail, commercial, administrative, 
entertainment and cultural developments into activity centres (including strip shopping 
centres) which provide a variety of land uses and are highly accessible to the 
community. 

Clause 17.03: Industry 

Objective: To ensure availability of land for industry and to facilitate the sustainable 
development and operation of industry and research and development activity. 

General implementation: Industrial activity in industrial zones should be protected from 
the encroachment of unplanned commercial, residential and other sensitive uses which 
would adversely affect industry viability. 
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2. Ministerial Direction No.1 - Potentially Contaminated Land 
Relevance: The direction ensures a planning authority is required to satisfy itself that 
environmental conditions of potentially contaminated land are or will be suitable for 
sensitive uses proposed under an amendment to allow that use.  

Moreland and the Brunswick area has a history of industrial land use, and may 
therefore have potentially contaminated land issues in or within proximity to the subject 
study area, dependant on the history and nature of land use on the sites under review. 
As part of the rezoning process potentially contaminated land may require additional 
consideration. 

The purpose is to ensure that potentially contaminated land is suitable for a use which 
is proposed to be allowed under an amendment to a planning scheme and which could 
be significantly adversely affected by any contamination.  

This Direction applies to ‘potentially contaminated land’. Defined as: land used or know 
to have been used for: 

• industry 

• mining 

• storage of chemicals, gas, wastes or liquid fuel (if not ancillary to another use 
of the land). 

Requirement to be met: 

In preparing an amendment which would have the effect of allowing (whether or not 
subject to the grant of a permit) potentially contaminated land to be used for a sensitive 
use, agriculture or public open space, a planning authority must satisfy itself that the 
environmental conditions of that land are or will be suitable for that use. ‘Sensitive use’ 
is defined as: a residential use, a child care centre, a pre-school centre or a primary 
school. 

Explanatory Statement: 

Despite our relatively short history, we have witnessed many changes in industrial 
activity, industrial practices and techniques and in the locations preferred for these 

activities. In the same period, our environmental and occupational health standards 
have significantly improved. 

It is therefore not surprising to learn that many sites are contaminated as a result of 
industrial activities and practices which by today’s standards would be unacceptable. 
Some of these sites may have been severely contaminated at a time when records of 
industrial activity were poorly kept or not kept at all. As industrial activity changes and 
locational requirements change, industrial sites become available for other uses and 
rezonings are proposed. 

What does the direction do? 

The Direction therefore requires a planning authority to satisfy itself that environmental 
conditions of potentially contaminated land are or will be suitable for any of the above 
uses proposed to be allowed under the amendment. 

Because the likelihood of ingestion of contaminated soil by young children is higher, 
the critical rezonings are those amendments to planning schemes which propose 
residential use, or a child care centre, pre-school or a primary school. In the Direction, 
these uses are defined as ‘sensitive uses’. 

A planning authority must satisfy itself in tow ways if an amendment proposes to allow 
a sensitive use: 

Option 1:  

Before a notice or copy of the amendment is given a certificate of environmental audit 
must be issued for the land; or an auditor make a statement that the conditions of the 
land are suitable for the proposed sensitive use. 

Option 2: 

If testing of land before a copy of the amendment is given is difficult or inappropriate, a 
planning authority may alternatively require a certificate or an auditor’s statement at a 
later date. Under this option, the requirement for a certificate or statement to be issued 
before a sensitive use commences or buildings or works associated with a sensitive 
use commences must be included in the amendment. 
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3. Industrial Land Use in Melbourne (DPCD) 2007. 
Relevance: Part of the subject study area is zoned Business 3. This document does 
not provide site specific information, or detailed information about Business 3 Zone. 

There are 22,663 hectares of zoned industrial land across metropolitan Melbourne. 
That’s over 4,500 MCG’s 5,145 hectares of this industrial land are vacant. For 
comparison in Sydney there are approximately 14,800 ha of industrial land. Adelaide 
has 12,700 ha of which 1,300 ha is vacant. 

Industrial land, particularly vacant land, is not evenly distributed across the metropolis. 
Vacant land is concentrated in specific areas that often transcend Municipal 
boundaries. The DPCD recognises this and so has developed 6 Industrial Nodes for 
analytical purposes. The subject study area does not fall within any of the identified 
Industrial Nodes. 

Industry and industrial land at its most basic can be seen as manufacturing and 
warehousing. However, DPCD are more specific and take a cue from land use, more 
specifically the planning scheme, and look at what is on land that is zoned industrial. 
The planning scheme designates what uses are allowed, may be allowed or prohibited 
on land. This incorporates Industrial 1, 2, 3 and Business 3 Zone.  

4. Trends in Industrial Land and Property in VIC (2008) 
Relevance: Growth trends show slow growth in manufacturing compared with 
transport, storage and wholesale activities, this reflects the changing demands of 
occupiers for larger, cheaper industrial land in the outer areas of Melbourne. This 
potentially provides further justification for rezoning redundant industrial land to match 
changing trends within Moreland. 

Industrial land values in Melbourne have grown steadily over the last five years as 
institutional investors and developers increased their focus on the industrial sector.  

Land value growth has been driven by a combination of factors: 

• Competition for existing investment-grade assets limiting the availability of 
stock for investment. 

• Land banking activity by major players and new entrants to Melbourne trying 
to diversify their portfolios 

• Increased demand for industrial land in emerging markets as new transport 
infrastructure projects that will benefit access to them are first announced, 
begin construction, and are completed. 

Competition from residential development as land becomes scarce inside the 
urban growth boundary.  

The last three years have seen rental growth pick up due to a combination of the 
completion of several new road infrastructure projects, a relative scarcity of new 
industrial space in the southeast in a period of rising demand, and a greater focus on 
the outer suburbs by occupiers.  

New sources of development land in the inner-city fringe market are scarce and less 
affordable, not to mention lot sizes that are too small to cater to the new styles of 
warehouse development that occupiers demand today. 

A new wave of supply has been driven by active developers and investors seeking to 
capitalise on strong demand from occupiers in the transport and storage, wholesale 
trade and retail trade sectors. Steady growth in the Australian economy and population 
base, and Australians appetite for imported goods has increased the national freight 
task considerably. Many companies have outsourced these functions, which has also 
driven demand for new, efficient warehouse and distribution space. 

5. LMW Research – Melbourne Industrial Land Report (2007) 
Relevance: Highlights the percentages of industrial developable land by region. 
Northern region 18.56% of Melbourne’s total. It also highlights that there is significant 
land still available to be developed for industrial use in the ‘northern industrial node’, 
situated further north of the subject study area. 

This report provides an analysis of industrial land in Melbourne based on 2007 data. 

Key points: 

• Industrial land consumption levels grew in 2007 with strong demand in the 
South East and West; 
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• Demand has since moderated in the face of changing economic conditions; 

• The supply of zoned industrial land is most plentiful in the West and the 
North, with the lowest proportion relative to total stock being in the South 
East; 

• Lot sizes falling, largest located in those areas of supply and affordability. 

The level of available zoned developable land continues to decrease in the North, East 
and Inner regions. Despite this, the unzoned land particularly in the North Industrial 
Node is quite significant, with 965ha yet to be zoned. The report also notes that the 
average lot sizes across all regions continue to fall. 

6. Colliers International Market Indicators – Melbourne Industrial 
(2009) 
Relevance: Most up-to-date document on industrial trends in Melbourne. However, no 
direct reference to subject study area. The downturn in manufacturing may have 
implications for industrial land use within and surrounding the subject study area. 

The document provides an overview of industrial land market in Melbourne, touching 
on implications of broader economic issues.  

Volatility in global economic conditions has contributed to a slowing of activity in 
Melbourne’s industrial market. Tightened credit conditions coupled with ailing business 
confidence have played a key role in the major slowdown of the construction cycle, 
also lending to the scarcity of significant land and investment transactions throughout 
2008. 

Outlook 

Melbourne’s industrial market has not been spared from the effects of the global 
economic downturn. Overall, demand has softened, development and construction 
activity has slowed and major sales transactions have been limited. Despite this, the 
smaller end of the market has proven resilient in an otherwise inactive market and its 
performance is expected to remain firm into the first half of 2009. 

7. Potentially Contaminated Land (DPCD) 
Relevance: This document provides a solid overview of contaminated land, relevant 
policies and obligations when dealing with potential contamination.  

Potentially contaminated land has the potential to be a major consideration in a future 
re-zoning or redevelopment of the subject area based on its past industrial land use 
and current EAO controls covering part of the study area.  

This document is a DSE and EPA practice note which is designed to provide guidance 
for planners and applicants about: 

• How to identify if land is potentially contaminated 

• The appropriate level of assessment of contamination for a planning scheme 
amendment or planning permit application 

• Appropriate conditions on planning permits 

• Circumstances where the Environmental Audit Overlay should be applied or 
removed 

The Planning and Environment Act 1987 requires a planning authority when preparing 
a planning scheme or planning scheme amendment to take into account any significant 
effects which it considers the scheme or amendment might have on the environment or 
which it considers the environment might have on any use or development envisaged 
in the scheme or amendment (section 12) 

Ministerial Direction No.1 – Potentially Contaminated Land – requires planning 
authorities when preparing planning scheme amendments, to satisfy themselves that 
the environmental conditions of land proposed to be used for a sensitive use (defined 
as residential, child-care centre, pre-school centre or primary school), agriculture or 
public open space are, or will be, suitable for that use.  

If the land is potentially contaminated and a sensitive use is proposed, Direction No. 1 
provides that a planning authority must satisfy itself that the land is suitable through an 
environmental audit. 

Clause 15.06 of the State Planning Policy Framework contains State Planning Policy 
for soil contamination. This Clause refers to Direction No.1 and also states that in 
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considering applications for use of land used or known to have been used for industry, 
mining or the storage of chemicals, gas, wastes or liquid fuel, responsible authorities 
should require applicants to provide adequate information on the potential for 
contamination to have adverse effects on the future land use.  

The Environmental Audit Overlay (EAO) is a mechanism provided in the VPP’s and the 
planning schemes to ensure the requirement for an environmental audit under 
Direction No.1 is met before the commencement of the sensitive use or any buildings 
and works associated with that use.  

The application of an EAO ensures the requirement will be met in the future but does 
not prevent the assessment and approval of a planning scheme amendment. 

How is potentially contaminated land identified? 

Contamination of land is often a result of current or historical activities that have taken 
place at a site, or adjacent to it. To identify the potential for contamination a number of 
steps can assist (outlined in document): inspect the site, consideration of historical 
activities, EAO present, current and previous zoning, activities carried out on site, any 
previous investigations or site assessments, EPA records / database. 

When is an environmental audit necessary for a planning scheme amendment? 

For land that has been identified as potentially contaminated land and where a 
planning scheme amendment would have the effect of allowing the land to be used for 
a sensitive use, Direction No.1 requires a planning authority to satisfy itself that the 
land is suitable for the use by gaining a Certificate of Environmental Audit; or a 
Statement of Environmental Audit, stating that the environmental conditions of the site 
are suitable for the sensitive use. 

Direction No.1 requires that this be done before notice of a planning scheme 
amendment is given. It may however, be appropriate to delay this requirement if testing 
of the land before a notice is of the amendment is given is difficult or inappropriate. 
Direction No.1 provides for the requirement for an environmental audit to be included in 
the amendment. This can be done by applying the EAO. 

When should an Environment Audit Overlay be applied? 

The EAO is a mechanism provided in the VPPs and planning scheme to defer the 
requirements of Direction No.1 for an environmental audit until the site is to be 
developed for a sensitive use. 

By applying the overlay, the planning authority has made an assessment that the land 
is potentially contaminated land, and is unlikely to be suitable for a sensitive use 
without more detailed assessment and remediation works or management. 

This document also covers relevant sections: 

• What is an environmental audit? 

• What information is needed? 

• What land uses or activities might indicate potential contamination? 

• What level of assessment is required? 

• When is an environmental audit necessary for a planning permit application? 

8. CKC Hypothetical Contaminated Soil Case Study 
Relevance: identifies considerable risk and cost in potentially contaminated land sites. 
This should be a key consideration for this site due to the industrial land use history of 
the study area.  

Factors such as site contamination only serve to increase the project risk and thereby 
overall cost which adds a deterrent to development. 

The key objectives of this report from the DPCD brief are to provide independent 
advice to: 

• Understand the impact of site contamination on the viability of redevelopment 
projects in the older parts of Melbourne. 

• Document information on the real costs of environmental audit and site 
remediation of former industrial land at varying levels of contamination. 
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• Identify the most significant costs arising from decontamination / site 
remediation. 

Key Recommendations: 

• It may be worthwhile for the DPCD to explore the concept of allowing greater 
development yield on a site, where the developer can demonstrate the site 
is contaminated to the extent that it results in an unfeasible development 
and where a greater development yield will then alter the development to 
become feasible within a relatively minor relaxation of selected town 
planning constraints. 

• Too often costly decontamination solutions are imposed by Auditors to 
manage risks that are insignificant. Basic risk management principles should 
be applied that allow the developer to question the real risk and agree a 
management plan with the Auditor that realistically determines the risk of 
contact with any contaminated material. 

• Further research could be commissioned to determine the value of a central 
register to record the quantum of Prescribed Industrial Waste in the form of 
excavated material removed from development sites. This register would 
need to detail the site address, know historic use of the site an preferably 
record a copy of the Auditors Report. Such a register would in time greatly 
improve the level of accuracy in quantification of decontamination cost risk 
for development sites.  

9. DIIRD Industry Structure and Trends (2008) 
Relevance: provides broad context of growing and declining industries, employment 
growth and trends/outlook, may consider in justification for rezoning older industrial 
land to accommodate changes in industry structure and subsequent land use.  

Provides evidence of employment numbers in Victoria per industry, may identify 
opportunities for change based on trends in employment / this could relate to potential 
rethink of land use within the study area to accommodate changing industry demands 
for land. 

Identifies Victoria’s primary employment industries, and major industry trends and 
outlook for selected industries. 

Victoria recognised as the fastest growing of the non-mining states. 

The five largest Employment Growth industries (2001 – 2006) are:  

1. construction 

2. health 

3. public admin  

4. retail 

5. education 

6. transport, postal and warehousing 

About 70% of new employment to 2013 is expected to come from four industries: 

1. Health and community services 

2. Property and business services 

3. Retail trade; and  

4. Construction 

10. DIIRD Industry Performance Vic (2007) 
Relevance: Trends in industry and employment. Broad paper, offers no specific 
reference to the subject study area. Highlights the decline of some manufacturing 
sectors. Moreland has been subject to this decline in manufacturing demand. 

This document provides consolidated analysis of performance of Victorian industries 
against important economic measures (employment, exports and business R & D) as 
part of context for priority setting at DIIRD. 

This document presents 50 industries that cover 93% of employment and exports 
within the Victorian economy, noting the biggest and fastest industries. Overview for 
Employment, Exports, R&D, and overviews of each industry are presented. 
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Average employment in Vic grew by 16% between 1999-2007, or a very healthy 2.2% 
p.a. This reflects the strong growth in the Victorian economy over the same period – 
over the past eight years Victoria’s Gross State Product has grown at an average 
annual rate of 2.9%, the highest of the non-resource states. 

The ten largest industries were all services industries and accounted for 54.3% of 
2006-07 average employment. In part this reflects how the 50 industries were chosen 
but also reflects that the long-term trend is for employment growth to be concentrated 
in the services industries rather than in more traditional industries such as 
manufacturing, agriculture and utilities.  

However, the ten industries with the highest shares of the national industry were all 
manufacturing, reflecting Victoria’s strengths in this area.  

Only 14 industries (out of the 50) recorded negative growth. Of these 12 were 
manufacturing industries, which have been dealing with heightened competitive 
pressures from imports arising from the stronger Australian dollar over the period and 
the growing role of China. Employment also fell in the Agriculture, Forestry & Fishing 
industry, most likely a reflection of the impact of the on-going drought. 

Conclusions:  

DIIRD does not have a single list of priority industries. Rather the focus is on 
developing opportunities within the Victorian economy (investment, export etc) and 
overcoming impediments which may be relevant at the industry level. 

11.  DIIRD Manufacturing Policy (2003) 
Relevance: highlights the importance of manufacturing in the economy, employment 
and community. However, also recognises changes in new manufacturing being 
knowledge-based and export-focused. There was no reference to industrial land use 
issues 

This policy recognises Victorian manufacturing sector as the largest in Australia. In 
2003 manufacturing employed 15% of all Victorian jobs and 19% of full-time jobs. The 
policy notes: 

‘Manufacturing is the lifeblood of an innovative economy. It drives advances in 
technology and design, establishes new markets globally and delivers highly paid 
value-added employment opportunities’.  

‘New manufacturing is knowledge-based and export focused. New manufacturers build 
networks and value chains and care about the effect they have on the environment and 
the community’.  

12.  DIIRD Manufacturing Employment (2008) 
Relevance: Identifies changes in manufacturing employment numbers between 2001-
2006 based on ABS Census data. Moreland, in particular, Brunswick is mentioned as 
being impacted with significant job losses in the TLCF manufacturing sectors, but some 
new jobs in the Food Production Manufacturing sector. This may have implications for 
land use in Moreland and the study area due to changing demand for land for 
manufacturing purposes if that land is used for a declining sector, or demanded for 
growing sectors. Provides evidence of decreasing demand for land for the purpose of 
TLCF manufacturing in Moreland. 

Data is derived from the 2001 2006 ABS Census. In 2006,  

• Manufacturing was the largest employing industry, accounting for 13%, or 
285,681 people in the Victorian work force. 

• Food Production Manufacturing was the largest employing sector. 

• Employment declined between 2001-2006 in an number of sectors, in 
particular those exposed to strong competition from imports.  

• The subdivisions that recorded the smallest employment declines were those 
associated with the construction industry such as Fabricated Metal Product 
Manufacturing, primary metal and metal product manufacturing. 

The area’s most affected by manufacturing job losses between 2001 and 2006 were: 

• The inner north and western suburbs where most TLCF Manufacturing 
employment was located, particularly in the Cities of Maribyrnong, Yarra and 
Moreland. 
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• Moreland – Brunswick: change in TLCF manufacturing employment numbers-
656 jobs (Between 2001-2006) 

13.  DIIRD Design Industry Fact Sheet 
Relevance: Presents data identifying the locations of design industries within 
Melbourne. Opportunities exist to develop emerging sectors such as design and 
creative industries within Moreland and potentially the subject study area. 

Provides an overview of the Design Industry 2001-2006. Presents data form the 2006 
ABS Census related to Design Industry. 

The largest employing design sector subgroup is Graphic and Web Designers, and 
Illustrators, followed by engineering Professionals and Industrial, Mechanical and 
Production Engineers. 

Victoria has the greatest number of industrial, mechanical and production engineers 
and fashion, industrial and jewellery designers out of all the states. This can be 
explained by Victoria’s manufacturing industry, and the car manufacturers Ford and 
Toyota in particular. 

Regional 

16.  Inner City North Report (Spade consultants; 2009) 
Relevance: This report provides a relevant up-to-date assessment of residential 
intensification trends within the inner northern suburbs. Residential intensification could 
be part of a rezoning and redevelopment plan for the study area of other identified 
redundant and transitional sites in Moreland. The report recommends that strategic 
redevelopment should be proactively promoted by particular sites and having 
facilitative controls in place.  

This project is intended to investigate the market feasibility of residential intensification 
within the inner northern suburbs of Melbourne (specifically the southern parts of 
Darebin and Moreland, and make recommendations that might be considered at State 
and Local Govt. levels to support and encourage private sector investment in 
residential development.  

Executive summary 

• The Inner North comprises the southern area of Darebin and Moreland 
Municipalities. The southern part of the study area includes a number of 
historic Melbourne suburbs built on a traditional grid with terrace housing 
being the predominant built form. Further north lost sizes tend to increase. 
Within the study area are several pockets of industrial land, the Inner North is 
largely defined by the presence of strong-south arterial roads supported by 
public transport infrastructure and retail and commercial strip development. 

• Comparative socio-economic data reflects an area in transition with rising 
household incomes, a growing percentage of the population with tertiary 
education qualifications, a decreasing % of the workforce involved in 
manufacturing and other indicators all supporting the perception the Inner 
North is steadily undergoing a process of ‘gentrification’. 

• Those stakeholders who contributed to this work all felt that the planning 
system and processes ought to be improved… … It was common ground that 
there could be initiatives that better identify locations suited for higher density 
development and the manner of dealing with proposals including the nature 
of the developments 

Background, Purpose and Direction 

The recent Melbourne 2030 Audit and the Victorian Government’s response, “Planning 
for all of Melbourne”, placed a high priority on encouraging new residential 
development in the established suburbs of Melbourne. 

In response, the DPCD is seeking to identify ‘market ready’ areas within the 
established parts of Melbourne that have the capacity to accommodate increased 
housing growth, and to better understand the dynamics of the residential market in 
those areas. 

An Area in Transition 

In reviewing the available information there is little doubt that the Inner North Study 
Area is undergoing a substantial and sustained period of change. The nature of this 
change bares all the hall marks of change often associated with the term 
“gentrification”. This view was similarly noted by Essential Economics in the Economic 



Brunswick Precinct Industrial Rezoning Model  [ Existing Conditions Report - APPENDIX B]   
 

©  2009     9 
 

Profile of the area where it was noted that: “the industry and employment analyses 
indicate that the Study Area is becoming increasingly gentrified, and that the labour 
force is becoming increasingly represented in higher order industries compared with 
the traditional industry structure of a decade ago” 

Is the Inner North Development Ready? 

Beyond the basic arithmetic, developers inevitably point to protracted delays and the 
inherent politics of the planning process as well as the difficulties in aggregating 
suitable sites plus the compounding nature of taxes and levies. 

Many developers continue to approach medium and higher density development from a 
“reverse engineering” position. That is to say, when a land parcel is identified as a 
potential opportunity the first question asked is “what will the market bear in the 
particular location?” Given the relatively fixed nature of construction costs, financing or 
holding costs the land price effectively becomes the primary substantive variable cost 
in the project. (thus why potentially contaminated land a significant issue). 

17. Melbourne’s Inner North, Economic Profile (Essential 
Economics consultants; 2008) 
Relevance: Provides up-to-date economic profile of the inner northern suburbs, 
including Moreland. Identifies a slight increase in population to 2030, changing 
employment profile, more gentrified, increased employment in higher order industries, 
increasing residential property prices, and rezoning would be expected to increase 
residential land availability. These findings should be considered in future rezoning / 
redevelopment of the subject study area. 

The Department of Planning and Community Development (DPCD) is undertaking 
research into new modes of urban regeneration, including consideration of a range of 
housing�related scenarios, as part of the Department’s Transit Cities program. 

In order to understand the potential economic impact of increasing population densities 
in the Study Area, DPCD has commissioned the preparation of this economic profile. 
The profile provides an overview of key economic indicators for the municipalities of 
Moreland and Darebin which comprise the Inner North region.  

Key findings identified from the Economic Profile for the Inner North Study Area include 
the following: 

• Population growth has been modest over the past 10 years, with slightly increased 
projected growth to 2030 

• There is a workforce of around 87,000 persons many who work in the region or 
central Melbourne. Unemployment is similar to the rest of Melbourne, and double 
the percentage of workers take public transport or walk/cycle to work compared 
with the Melbourne average. 

• The study area (Moreland and Darebin) is becoming more gentrified and the labour 
force is becoming employed in higher order industries compared with the industry 
structure of previous generations. 

• The City of Moreland receives one of the highest number of planning applications 
for subdivision and multi-dwelling unit developments in Victoria. 

• Residential property prices have been increasing at almost double the rate of 
industrial property prices. 

• There appears to be the opportunity to reduce the land provision for low density job 
use, such as manufacturing and provide higher order jobs more in keeping with the 
new labour force demographics. 

• The average value of residential land in the Study Area is 290% above that of the 
average value of industrial land, indicating that, if the density of the job provision in 
the study area were increased, and industrial land was able to be rezoned to 
residential, the value of the land would be expected to increase.  

• Other impacts of rezoning would be expected to increased population growth as a 
result of increased residential land availability. 

18. Inner North Profile (id consultants; 2008) 
Relevance: Provides up-to-date community profile, that may be relevant in considering  
the rezoning of the study area. 

This report provides community profile for the Inner North sub-region based on the 
2006 Census of Population and Housing ABS. The report provides detailed 
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commentary covering basic questions of how many people? who are they? what do 
they do? and how do they live?. 

Local 
Council presently has a strong policy framework that responds to what it sees as the 
key issues affecting the municipality. Relevant policies are contained in the following 
clauses of Council’s Planning Scheme: 

Clause: 21.05 – includes municipal wide policies for industry and commerce in 
Council’s Municipal Strategic Statement 

Clause: 22.3 – is a local policy that relates to industrial development within the 
municipality. It includes as a reference the documents: 

• Moreland Industrial Land Use Strategy (2004); and 

• Moreland Industrial Development Guidelines (1996) 

The policy direction contained in this framework relates to the: 

• Significant restructuring of industry that has occurred and the substantial job 
loses that have resulted, particularly in the traditional manufacturing sector 
and especially in core activities such as textile, clothing and footwear – 
Council’s existing policies seek to maintain industry in the municipality as a 
basis for maintaining employment opportunities for the traditionally blue 
collar workforce that has resided in Moreland. 

• Loss of population that has occurred due to the ageing population and a 
reduction in household size – Council policies support increased residential 
densities to stabilise population loss. They introduce concepts such as 
‘urban villages’ to promote a greater mix and intensity of land uses in key 
locations along transport corridors and around local business centres. 

The above issues result in a policy framework that on one hand seeks to protect 
industrial areas from residential encroachment, and on the other seeks to 
encourage greater densities in and around key transport corridors and business 
centres. The contradiction that arises in terms of this study, is that many areas in 
which higher density residential redevelopment is promoted, are the areas in the 

southern parts of the municipality that contain the industrial areas Council’s 
policies seek to retain 

Relevant Planning Scheme Amendments: 

C055  

Update the Municipal Strategic Statement (Clause 21) in response to the statutory 
'Review of the Moreland Municipal Strategic Statement' (February 2004) and the 
'Moreland Urban Villages Review' (February 2004). 

Finished : 21/09/2006 

C075  

Includes the objectives and strategies of the Moreland Industrial Land Use Strategy, 
2004, within the Municipal Strategic Statement and the Local Planning Policy 
Framework of the Moreland Planning Scheme. Rezones land on the northern edge of 
the Brunswick Core Industry and Employment Area, between Victoria Street and Hope 
Street from the Industrial 1 Zone to the Industrial 3 Zone. 

 

19. Moreland City Council Municipal Strategic Statement (MSS) 
Clause 21  
Relevance: Provides broad Council wide policy, including triple-bottom line objectives. 
Clause 21.05-2 refers to the Industry and Employment Framework Plan setting the 
framework for industrial land redevelopment and ongoing use. 

Clause 21.05 – Key Strategic Statements 

Strategic statements for 10 issues of land use and development have been prepared to 
achieve Moreland’s vision for the municipality. Each issue is considered from its 
environmental, social and economic perspective, reflecting Council’s quadruple bottom 
line approach to decision making. The 10 issues include: housing, industry and 
commerce relevant to this study. 

Clause 21.05-2: Industry and Commerce. 
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This clause forms part of the Municipal Strategic Statement, identifying the key factors 
of industry and commerce in Moreland with regard to the three pillars of sustainability – 
environmental, economic and social.  

Environmental perspective:  

• Council is committed to creating an environment which fosters economic 
growth and attracts employees and investment from new and existing 
business. Council believes that this can be partially achieved by enhancing 
the sustainability, function and amenity of Moreland’s key employment areas. 
A sustainable economy providing localised employment and services 
contributes to a reduction in the environmental impacts associated with car-
based journeys to work including increased emissions traffic congestion, 
providing benefit for the whole of metropolitan Melbourne. 

Economic perspective:  

• Moreland is committed to viable and sustainable industries and other 
businesses that provide the associated benefit of local employment diversity 
to match the changing skills of the residential workforce. Council will facilitate 
a diverse industrial and business sector as old industrial sites are considered 
for renewal and support the conversion of former industrial land to viable 
employment generating uses. The industrial sector has long been a key 
component of Moreland’s economy. However, national and global economic 
forces, changes in the access and supply of metropolitan industrial land and 
pressure on industrial activities from residential neighbourhoods have all 
contributed to a decline in traditional industrial including manufacturing. 
Industries that have responded positively to these pressures are a very 
important part of the Moreland economy and Council will assist them to 
remain viable and competitive.  

• Council will also facilitate the use of industrial land for new diverse 
employment activities to harness positive changes in the industrial sector, the 
growth of the service sector and the changing characteristics of the local 
population, providing that they do not undermine the function and 
sustainability of Moreland’s designated activity centres… ….Some former 
industrial sites have been identified for redevelopment for residential uses. 
These sites will provide for residential developments at increased densities. 

The associated increase in the residential population is a key factor in 
improving the economic viability of activity centres by generating an 
increased demand for local services and retail facilities. 

Social perspective: 

• industry has long provided a significant part of Moreland’s employment base 
and has provided the opportunity for people to work locally. However, 
Moreland’s residents are becoming increasingly less dependant on the 
industrial / manufacturing sector for employment. 

• A broader economic base would generate a greater range of employment 
opportunities more suited to the changing skills base of the local population. 
A broader economic base will also increase the range of services available to 
the local community.  

• The opportunity for new housing development on former industrial sites will 
assist in increasing the diversity of housing types available to Moreland 
residents in proximity to activity centres and public transport. 

Clause 21.05-2 includes an Industry and Employment Framework Plan: 

• The Moreland Industrial Land Use Strategy 2004 provides a strategic 
framework to guide use and development of industrial land in the City. As 
part of the Strategy, all land in Moreland in the Industrial 1 and 3, Business 3 
and 4 and Mixed Use Zones, shown on the Industry and Employment 
Framework Plan, were assessed and given a strategic category to guide 
future use and development  

The subject study area is identified as strategic category ‘D’ = Multi Use – Residential.  

• Multi Use – Residential – To identify areas where the opportunity exists for 
the mix of uses to change over time to include offices (or other employment 
uses) as well as residential uses. Each new development must be of a ‘mixed 
use’ nature. Wholly residential developments are not supported unless in 
accordance with an approved structure plan. The opportunity remains for 
industrial and employment generating uses to continue or establish. New 
employment generating uses must be of a type compatible with residential 
uses. 
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This Clause includes 5 key Objectives: 

1. To support and encourage employment-generating businesses in Moreland in 
suitable locations in accordance with the Industry and Employment 
Framework Plan. 

2. To facilitate the opportunity for people to be employed locally to reduce the 
environmental impacts of car journeys to work. 

3. To ensure best practise environmental management in the development and 
operation of industry and commerce. 

4. To reduce and manage conflict at the interface between industrial and 
commercial uses and other more sensitive uses. 

5. To improve the overall appearance and function of Industry and Employment, 
Multi Use – Employment, Multi Use – Residential and Transitional-Residential 
Areas to assist in retaining and attracting new business. 

Implementation: 

Applying zones and overlays appropriate based on the strategic category identified in 
the Industry and Employment Framework Plan 

Relevance: provides objectives and implementation direction for stakeholders when 
dealing with industrial land and the potential redevelopment of industrial land. 
Reference is made to another key document the MILUS (see number 30 for further 
detail). Proposed redevelopment must give regard to the objectives of this clause. 

20. Moreland Local Planning Policy (Clause 22) 
Relevance: builds upon Councils MSS policies providing further direction and detail for 
developers and stakeholders in considering redeveloping industrial land identified in 
the Industry and Employment Framework Plan through: setting clear objectives, policy, 
performance measures and decision guidelines. 

Clause 22.03: Industry and Employment 

Another key document relevant to this study, this Local Planning Policy builds upon 
clause 21.05-2, this policy applies to all land identified on the Industry and Employment 
Framework Plan.  

Amendment C75 was gazetted in November 2006, and included a replacement policy 
at clause 22.03 for Industrial developments. This new Industry and Employment policy 
applies to all land identified on the Industry and Employment Framework Plan, which 
includes relatively large areas of industrially zoned land. The policy applies the 
objectives and strategies of the Moreland Industrial Land Use Strategy (MILUS) 2004 
and the Moreland Industrial Development Guidelines 1996. 

Policy objectives include providing for a diversity of industrial and commercial land 
uses, supporting the continuation of industrial and other employment generating 
commercial uses, retaining and consolidating designated Industry and employment 
areas at strategic locations, providing opportunities for a wider range of employment 
related uses close to existing commercial areas, encouraging high quality new 
industrial developments ensuring industrial development does not adversely affect 
residential amenity; ensuring efficient and functional site layouts; and improving the 
visual character of industrial areas. 

The policy also provides a range of performance measure to be used in considering 
rezoning requests and planning permit applications, including measures for 
subdivision, caretakers houses, land use interface, residential and mixed use 
development and noise sensitive uses. 

Policy Basis: 

• Applies the economic and industrial State Planning Policy Framework 
objectives in clause 17.02 – Business and 17.03 – Industry to local 
circumstances; 

• Builds on the MSS objectives in clause 21.05-2 – Industry and Employment 

• Applies the design guidelines of the Moreland Industrial Development 
Guidelines 1996; and 
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• Applies the objectives and strategies of the Moreland Industrial Land Use 
Strategy (MILUS) 2004. The Strategy provides clear direction for the long 
term planning, zoning and development of industrial zoned land in Moreland. 

This clause sets out a number of Objectives, Policy, Performance Measures, and 
Decision Guidelines. 

It is policy that the responsible authority consider as appropriate: 

• The purpose and application of the strategic categories identified in the 
Moreland Industrial Land Use Strategy, 2004; 

• The decision guidelines for determining the future use of industrial land 
identified in the Moreland Industrial Land Use Strategy, 2004; and 

• The decision guidelines set out in the Moreland Industrial Development 
Guidelines 1996. 

Exercising discretion: 

The assessment of requests for rezoning will take account of the need to consider 
more than one site, structure plans for the locality and the creation of problematic 
interfaces. 

The assessment of rezoning requests and planning permit applications in the Multi Use 
– Employment and Multi Use – Residential Areas will consider the implications for 
office and retail proposals on Moreland’s activity centres 

Where a permit is required for use and/or development it is policy to: 

• Ensure the proposal is consistent with the designated category policy 
objectives, as outlined in 21.05-2 – Industry and Employment. 

• Ensure that the use and development satisfies the relevant Performance 
Measures. 

• Ensure development responds to the design guidelines set out in the 
Moreland Industrial Development Guidelines 1996. 

21.  Moreland Trends Report (2006) 
Relevance: identifies decline in manufacturing employment sector, but growth in other 
sectors – potential implications for considering rezoning the subject study area with 
regard to trends and land use. 

This report provides an analysis of trends across 20 indicators. The 20 indicators were 
selected in order to provide a reasonably comprehensive scan of the environment, and 
also for their relevance in understanding the strategic position of Council. Moreland 
Trends utilises both forecasting and scenario analysis wherever possible. 

A rationale and commentary is provided for each of the indicators, as well as a list of 
possible supplementary indicators and suggested further reading. 

Indicator 11. Industry of employment: 

• There has been a decline in manufacturing employment sector in 
Moreland/Northern Region over several decades – contrary to metropolitan 
trends. 

• Moreland has high concentration of industries that have been most affected 
by restructuring – but manufacturing remains the biggest employer.  

• Moreland has experienced growth in some sectors, however property and 
business services employment is relatively low. 

22.  Moreland Open Space Strategy (2004) 
Relevance: The strategy considers a range of factors related to open space. Highlights 
what the community wants in open space – adequate, quality, access, views etc. This 
strategy could be relevant to this study due to the sites proximity to two parks areas – 
Fleming Park and Methven Park. These two parks are identified as ‘small/large local 
parks. A key consideration could be how the current site provides for access and views 
to the park land and consideration to improve and maintain as part of future 
redevelopment. 

Revised and updated version based on the 1996 MOSS. It identifies priority actions for 
the next 5 years. The types of open space considered in the strategy include 
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recognised ‘public open space’ – parks, reserves, playgrounds, sports playing fields, as 
well as the creek corridors and civic/urban spaces.  

Main actions: 

- Improving access to informal open space 

- Building the right mix of open space types. 

- Improving the quality 

- Improving community participation with open spaces 

- Making places for nature 

- Management and maintenance 

An open space strategy is a study and analysis of the open lands throughout an area, 
to produce recommendations for action towards specified goals and objectives. 

23. Moreland Integrated Transport Strategy (1998) 
Relevance: The sites proximity and interaction with transportation networks – public 
transport, bike routes, roads etc. Implications of any future redevelopment of industrial 
land on current transport networks. 

Council recognises the need to facilitate access to economic and social life in Moreland 
and acknowledges the impacts of current transport systems on energy-use, 
greenhouse pollution and the local environment.  

“Transport is the means by which people gain access to the social and economic life of 
wider Melbourne. The transport systems available to us have a great impact on our 
quality of life”. 

“Since around 90% of all travel in Melbourne happens in motor vehicles, attempts to 
reduce the costs of our transport system will require careful examination of our use of 
the car. Motor vehicles are a necessary part of our urban transport system” 

“An individual or family with access to a car makes many trips for which alternatives do 
not currently exist. In other cases, the alternatives either do not, at present, offer the 

same convenience or time-saving, or established community attitudes and household 
routines entrenched the use of the car. But Melbourne pays a high financial, human 
and environmental price for its over-reliance on the car. Moreland City Council is 
strongly committed to environmental sustainability, to social justice and to improve 
quality of life. Meeting these commitments means tackling complex problems in relation 
to the way we move around Moreland and Melbourne.” 

The purpose of the Moreland Integrated Transport Strategy (MITS) is to define key 
practical actions that Moreland City Council can undertake over the next ten to fifteen 
years to maximise access to social and economic life in Moreland and across 
Melbourne, while minimising the financial, human and environmental costs of providing 
that access.  

The MITS is based on two equally important objectives: 

-  Improving access to satisfy social, educational and recreational needs; 

-  Improving access to work, shops, and for other commercials reasons. 

These objectives are threaded through the Strategy and shape its recommended 
actions. 

Aims (pp. 20): To allow for necessary private and commercial trips in and around the 
municipality in a way which does not undermine the competitive advantages of other 
transport modes offering greater environmental, social or economic benefits, and in a 
way which is compatible with other uses of public street space. AND. To protect 
Moreland residents and businesses from impacts of growing numbers of cars and 
trucks travelling through the municipality, while protecting the legitimate interests of 
residents and businesses. 

24. Moreland Bike Plan (2000) 
Relevance: proximity and interaction with bike network. 

The Moreland Bike Plan sets out a series of practical steps for implementing the 
cycling directions set by the Moreland Integrated Transport Strategy (MITS). It includes 
a full engineering works program for 1999-2004 and beyond, as well as suggestions for 
promoting cycling in the municipality.  
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25. Moreland Health, Safety and Well-being in Moreland (2003) 
Relevance: no direct reference to industrial land, however broad aims and objectives 
may apply to future development. 

The Moreland Municipal Public Health Plan (MPHP) 2003 enables Council, the 
community and other partners to understand the health, safety and well-being issues in 
Moreland, and to identify the policy and actions that should, and will be taken for 
improvement.  

The MPHP deals with issues covering 14 elements, including: social and economic 
circumstances; employment; education; housing; built and natural environment; early 
years – birth to adolescence; personal well-being and safety; access and availability of 
services; social inclusion and social support; social participation; political participation; 
recreation; arts and leisure; transport and information.    

Element 5: Built and Natural Environment 

Goal - An environmentally sustainable, viable, safe and liveable city, where people can 
shop, work and socialise locally and that promotes physical activity and social 
connection. 

26. Survey of Residents of Medium and Higher Density 
Developments (2004) 
Relevance: potential relevance in relation to higher density development in 
redevelopment sites. Identifies the demographics of the people living in medium to 
higher density in the Darebin and Moreland municipalities. 

The aim of the survey was to examine who was choosing to live in these new dwelling 
types; what motivated their decision to live in this type of dwelling how long they 
planned on staying; what their demographic and socio-economic characteristics are; 
what are their recreational and retail behaviours, and what are the service 
requirements of Council. 

27.  Local business and local jobs. Economic Development Action 
Plan 
Relevance: no direct reference to the study area, however, the plan may have 
relevance in relation to potential economic implications based on future use of the 
study area. 

Moreland is in an exciting phase in its economic development. No longer dependent on 
older style manufacturing businesses to provide employment. Moreland now has a 
broad based, integrated and diverse economy that offers a range of possibilities to 
business, employers and employees. 

Recognises growth areas within the Moreland economy, including: arts and culture, 
café and restaurants, property and businesses services and food processing. Together 
with the traditional strengths in manufacturing, textile, clothing, footwear and 
wholesaling, Moreland’s economy is stronger now than ever before.   

Moreland is well positioned geographically to take advantage of the economic growth 
to the north and in the CBD to the south. Both these areas provide employment 
opportunities for Moreland residents and business opportunities for Moreland 
companies 

The profile of the Moreland workforce is also changing. Moreland residents are now 
better educated and are able to work in a number of positions across a range of 
industries. 

Council will continue to work with a range of partners to further strengthen the 
Moreland economy. Council has a number of levers to assist in economic development 
in Moreland and the northern region. These include land use planning strategies, 
facilitating local infrastructure improvements, developing local economic development 
plan and advocating on behalf of local residents and businesses. 

Strategic Directions: 

• Enhancing Moreland’s retail and commercial centre development 

• Business facilitation and support 

• Regional economic development 
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• Building the capacity of Moreland residents 

• Sustainable land use planning 

28.  Moreland – Industrial Land Use Strategy 2004 (MILUS) 
Relevance: This strategy provides a framework of what existing industrial land could 
be rezoned for other land uses.  

This strategy provides a framework to guide the future planning and development of 
industrial land in Moreland over the next 10 – 15 years and beyond. It is underpinned 
by objectives to retain and protect existing viable businesses, to provide the opportunity 
for a wider range of employment related uses to establish in the municipality and to 
provide the opportunity for Moreland residents to be employed locally.  

The strategy identifies former industrial zoned areas located at the rear of commercial 
areas fronting main roads such as Lygon Street, Brunswick Road and Nicholson Street, 
as envisaged for a future mix of land uses supporting service industry, offices and 
housing. The subject study area is subsequently located at the rear of Lygon Street.  

The Moreland Industrial Land Use Strategy (MILUS) was undertaken in August 2004. 
The purpose of the study was to provide clear direction about the long term planning 
and zoning of industrial land throughout Moreland. 

The Strategy demonstrates: 

• an understanding of the pressures affecting industrial zoned land in the City 
of Moreland 

• insight into the future outlook for existing industries in Moreland as well as for 
possible new employment related issues, and 

• clear direction to Council and the community about the long term planning, 
zoning and redevelopment of land that is presently included in Industrial 1 
and 3, Business 3 and 4, and Mixed Use Zones throughout Moreland. 

Council adopted the Moreland Industrial Land Use Strategy (MILUS) in August 2004. 
Amendment C75 was gazetted in November 2006 to translate the MILUS into the 
Moreland Planning Scheme. 

The MILUS provides a framework to guide the long term planning and zoning of 
Moreland’s industrial land supply for the next 15 to 20 years. The Strategy focussed on 
all land within the Industrial 1 and 3, Business 3 and 4, and Mixed Use Zones within the 
municipality. 

The MILUS is underpinned by objectives to retain and protect existing viable 
businesses, to provide the opportunity for a wider range of employment related uses to 
establish the municipality and to provide the opportunity for Moreland residents to be 
employed locally. 

The need for the MILUS came about for the following reasons: 

• A general decline in manufacturing and TCFL industries with businesses 
closing, moving operations offshore or relocating to new modern premises 
with improved transport access (regional road network and port) 

• An increased number of vacant and underutilised industrial sites 

• Changing population characteristics with an increasing diversity in the types 
of businesses Moreland residents are employed in. 

The MILUS establishes a strategic framework – the Industry and Employment 
Framework – against which to consider redevelopment proposals for industrial sites. 
The Framework consists of 5 strategic categories that have been applied to all 
industrial land in the municipality according to the site/precinct specific characteristics 
of the land and its suitability for industry and/or employment uses. 

The Framework protects concentrations of industry with relatively little constraints on 
operations but provides more flexibility for the redevelopment of industrial land 
identified as marginal for continued industrial use due to problems such as poor access 
for industrial related traffic, land use conflicts with nearby residential uses and old 
redundant building stock. 

The Framework recognises that land not well suited to industry may still have the 
potential to contribute to the employment base of the city, particularly given the 
changing demographic characteristics of the local workforce. Therefore, consistent with 
Melbourne 2030 Activity Centre Policy, the Framework identifies that alternative 
employment generating uses on former industrial land (i.e. office  commercial type 
uses) are best located within or adjacent to Activity Centres. 
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The purpose of this strategy is to provide: 

•   an understanding of the pressures affecting industrial zoned land in the City 
of Moreland 

•   insight into the future outlook for existing industries in Moreland as well as 
for possible new employment related uses; and  

•   clear direction to Council and the community about the long-term planning, 
zoning and redevelopment of land that is presently included in Industrial 1 
and 3, Business 3 and 4, and Mixed Uses Zones throughout the municipality.  

The policy direction contained in this framework relates to the: 

• Significant restructuring of industry that has occurred and the substantial job 
losses that have resulted, particularly in the traditional manufacturing sector 
and especially in core activities such as textile, clothing and footwear – 
Council’s existing policies seek to maintain industry in the municipality as a 
basis for maintaining employment opportunities for the traditionally blue 
collar workforce that has resided in Moreland. 

• Loss of population that has occurred due to the ageing population and a 
reduction in household size – Council policies support increased residential 
densities to stabilise population loss. They introduce concepts such as 
‘urban villages’ to promote a greater mix and intensity of land uses in key 
locations along transport corridors and around local business centres. 

The above issues result in a policy framework that on one hand seeks to protect 
industrial areas from residential encroachment, and on the other seeks to 
encourage greater densities in and around key transport corridors and business 
centres. The contradiction that arises in terms of this study, is that many areas in 
which higher density residential redevelopment is promoted, are the areas in the 
southern parts of the municipality that contain the industrial areas Council’s 
policies seek to retain. 

This situation leads to land use conflicts and an increase in pressure between 
industrial enterprises and residents. 

The basis behind the industrial policy also needs to be reviewed as part of this 
study. 

Potential land use conflicts: 

• The intensity of land use throughout the municipality (in the southern parts in 
particular), the proximity to residential areas, access to industrial sites 
through residential streets, and the high level of residential redevelopment 
presently occurring, pose the potential for significant constraints on the 
operation of industry compared to fringe suburban industrial estates. 

Implications (pg 15): 

• Although Moreland has a heavy reliance on manufacturing, the economy is 
considerably more diverse than many municipalities in metropolitan 
Melbourne. Despite the lack of a major retail centre within the municipality’s 
boundaries, the proportion of the economy associated with retailing is higher 
than nearly all of the other major industrial regions. 

• Overall the picture of the Moreland region is of a large number of loosely 
connected enterprises. Whilst adequate clustering of industries in clothing 
manufacturing and motor vehicle related activities appear, remaining 
industries are satisfying demand from a broader range of metropolitan 
interests. This scale disadvantage could tend to force businesses to move to 
other regions.  

• This disjointed structure presents issues when considering the future 
demand for industrial land in Moreland and the appropriateness or otherwise 
for rezonings. Businesses that meet this profile will tend to be footloose and 
be relatively free to move to other locations outside Moreland. 

• In terms of the profile of the population of the municipality it is apparent that 
Moreland’s residents are become increasingly less dependant on the 
industrial / manufacturing sector for employment.  

• Council’s industrial planning policies are based on retaining local 
employment suited to the needs of local residents. This policy remains 
relevant despite the workforce being mobile and travelling outside the 
municipality for work. Local employment provides the ‘opportunity’ to work 
locally, it does not guarantee that will occur. It remains appropriate to retain 
local industrial jobs wherever possible, given the contribution of industry to 
the local economy and the still large proportion of residents employed in 
industrial sectors of the economy. However Council’s industrial policy needs 
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to change to also facilitate the use of underutilised industrial land for other 
new non-industrial employment activities that are suited to the emerging 
needs of its changing labour force. Similarly the policy needs the flexibility to 
acknowledge the appropriateness of some residential rezonings, where 
strategic justification exists for such. 

Implications for the planning of industrial zoned land include the following: 

• The demand for industrial zoned for industrial purposes will continue to 
decline in Moreland. Whilst demand will remain for industrial land in 
consolidated industrial areas throughout the municipality, this weakening of 
demand flexibility will exist to consider opportunities to change the zoning of 
some of the more peripheral areas of industrial land to enable other 
employment uses or residential activities etc. 

• Structural change and trends for major manufacturers to downsize and / or 
relocate overtime will result in numerous industrial sites becoming vacant… 
…Sites that are not well suited to industry will provide an opportunity for land 
use change. 

• The changing profile of the municipality’s population will provide 
opportunities for local employment to increasingly focus on higher skilled 
and knowledge based industries. This will require land use opportunities to 
be provided for office and the like. 

• If land that is poorly located for industrial use in the long term and for which 
there is little or no demand for industrial use, is not rezoned, it is likely the 
land will become blighted. If existing buildings on the site cannot be leased 
for a sufficient amount to justify their ongoing maintenance and their 
eventual upgrading to a standard appropriate for contemporary industry, the 
buildings will be progressively “run down”, will eventually become unleasable 
and will remain vacant.   

29.  Moreland – Rezoning Industrial Land in Moreland (2009) 
Relevance: This information brochure provides a clear guide for developers and 
stakeholders, outlining a 10 step process when preparing a planning scheme 
amendment request. The brochure covers essential factors to consider and directs to 

further information held in supporting documents, including the Moreland Planning 
Scheme, MILUS and Draft Brunswick Activity Centre Structure Plan. 

This information brochure provides a summary of how Council will consider requests to 
rezone industrial land. 

The brochure is intended to provide guidance on the info that should be submitted with 
an amendment request to rezone industrial land and the issues Council will take into 
account when considering any amendment request affecting industrial land. 

Moreland Industrial Land Use Strategy (MILUS) was adopted by Council in August 
2004. Amendment to the Planning Scheme, Amendment C75, was gazetted on 30 
November 2006.  

Clauses 21.05-2 and 22.03 of the Moreland Planning Scheme and the MILUS are the 
primary policy directions against which Council considers amendments affecting 
industrial land. 

If seeking an amendment affecting industrial land, in addition to reading the brochure, 
applicants should familiarise themselves with Clauses 21.05-2 and 22.03 of the 
Scheme and the MILUS. Activity Centre Structure Plans which have been exhibited 
and adopted by Council may also be of relevance. 

Council will only consider planning scheme amendments for precinct rather than site 
specific rezonings. This allows for a more strategic approach to rezoning of industrial 
land in the City of Moreland rather than piecemeal redevelopment. 

A precinct approach can be done in two ways: 

• Contacting you neighbours and requesting a planning scheme amendment as 
a consortium. 

• Applying as an individual property owner / developer but including the 
neighbouring properties within your precinct in the application.  

Pre-application meetings are recommended to assist in providing direction on the most 
suitable zone for your property and the precinct, and determine specific issues that 
may apply. 
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It is recommended that applicants follow the 10 steps in the brochure to ensure that 
sufficient consideration is given to the objectives and requirements of the MILUS and 
Clauses 21.05-2 and 22.03 of the Moreland Planning Scheme, as they apply to the 
precinct amendment request. 

10 STEPS: 

1. Confirm the strategic category the precinct is designated by referring to the 
Industry and Employment Framework Plan (Map 5 in Clause 21.05-2 – 
Industry and Commerce) 

2. Prepare a site and neighbourhood context description 

3. Respond to broader strategic issues and site context issues 

4. Consider the requirements of Clause 22.03 as appropriate 

5. Environmental Audit Overlay and sensitive uses – Ref: Clause 45.03 & 
Ministerial Direction No.1 

6. Due consideration must be given to ESD principles 

7. Affordable housing opportunities consideration 

8. Consideration of greater controls above proposed rezoning. (DDO, DPO, IPO 
etc) to define acceptable uses or design/development outcomes. 

9. Submit amendment request together with required strategic justification, 
completed amendment docs and fees. 

The study area for this project is identified as Strategic Category D Multi Use 
Residential, as identified in the Moreland Industry and Employment Framework Plan. It 
states: 

• Strategic Category - Areas where the opportunity exists for the mix of uses to 
change over time to include offices (or other employment uses) as well as 
residential uses. Each new development should be of a real ‘mixed use’ nature; 
wholly residential developments should not be supported. The opportunity should 
remain for industrial uses to continue or establish, provided they are compatible 
with residential uses. 

• Suitable Locations - Smaller pockets of industrial land located at the rear of 
commercial properties fronting main roads, locations within or adjacent to existing 
commercial activity or on the ‘fringes’ of Activity Centres, usually located between 
commercial and residential uses and have access via local residential streets. 

• Recommended Zones - Rezoning to B2Z is generally supported. Rezoning to 
MUZ will be considered if the site is located outside the ‘core’ of Activity Centres. 
Where necessary, the schedule to the B2Z or the MUZ should be used to specify 
the maximum combined leasable floor area for office and/or shop to discourage 
out-of-centre development. 

30. Draft Brunswick Structure Plan & Supporting Documents 
The Brunswick Structure Plan was adopted in principle by Council on 8 October 2008. 
A number of changes have been made to the draft plan and the need for some further 
work identified following the community consultation period. 

The Structure Plan is still in Draft version. The Draft Brunswick Structure Plan is 
accompanied by a raft of supporting issues papers and technical papers etc. 

VOLUME 1 – Introduction, Background, Vision and Policies 

The Structure Plan addresses: 

• Retail, commercial and industrial activities; 

• Housing; 

• Access for all; 

• Open space network; 

• Transport and movement; 

• Public realm; 

• Built form; 

• Provisions of social services; 
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• Land configuration and ownership, and 

• Municipal and service infrastructure 

Part of the study area for this project is recognised within the draft Brunswick Structure 
Plan as ‘Lygon Street Central’ (pg.12) 

Pg 18. Strategic Framework refers to the Moreland Industrial Land Use Strategy (2004) 
or MILUS, noting – The MILUS established a new approach to industrial land use in 
Moreland by providing a framework to guide the long-term planning and zoning of 
Moreland’s industrial land for the next 15 to 20 years. 

Its underpinning objectives include: 

• the retention and protection of viable businesses; 

• the provision of opportunities for a wider range of employment uses; and  

• to ensure local employment opportunities for Moreland 

The MILUS reviewed all industrial land in Moreland and identified areas to remain in 
industrial zones, and areas with rezoning and redevelopment potential. The MILUS 
provided an important understanding of the pressures affecting industrial-zoned land in 
the Moreland municipality. It also provided insight into the outlook for existing industries 
and possible new employment uses. 

Part of the study area – eastern side abuts Fleming Park. This area is identified as a 
potential ‘activity node’ – described in pg 25. as a: 

• pedestrian priority environment along Cross Street will be the focus for a 
community hub at Fleming Park and urban renewal addressing the park. 

On pg. 44-45 the study area is identified as a potential community hub / activity node 

VOLUME 2: Park 2 – Lygon Street 

Part of the study area for this project is recognised within the draft Brunswick Structure 
Plan as ‘Precinct B Lygon Street Central’ (pg.11-2) It provides direction for the following 
functions: 

• Role - containing a mix of retail, wholesale, manufacturing and housing 
activity. It is defined mainly be large industrial buildings, although many of the 
industrial sites on the Lygon Street frontage have been redeveloped for 
housing. The remaining industrial activities include wholesale food, clothing 
and related enterprises, and automotive repair firms.  

• Issues – include there being a number of Council owned community facilities 
in the area, the potential for land use changes around Fleming Park and 
resultant recreation impacts, pressures on existing industrial businesses to 
manage amenity and interface issues, employment land uses are gradually 
being replace by residential uses, loss of employment uses may affect the 
retailing mix in the area, there is no central or focused retailing area in the 
precinct. 

• Strategies – include developing a community services hub, a rationalisation 
of the community facilities in Fleming Park, protection of the ‘as of right uses’ 
in the precinct, ensuring office uses are in the range of options for uses, and 
removal of any requirement for active frontages in the precinct. 

Background and Issues Report – Planning and Landuse: 

Rezoning Industrial Land 

• The MILUS developed the Industry and Employment Framework to guide the 
ongoing consideration of rezoning requests. The MILUS recommended 
against ‘wholesale rezoning’ initiated by Council because of the overarching 
objectives to retain employment and to protect the ongoing operations of 
existing viable industrial businesses… 

• Rezoning requests are… … considered on a case by case basis in the 
context of the overall strategic framework established by MILUS. Part of this 
consideration includes an assessment of the potential to prejudice the 
ongoing operation of existing viable industries that desire to remain in the 
area in the long term and a detailed site analysis to determine the specific 
public realm outcomes appropriate to each site. 

• The approach taken by the strategy has proven successful in a number of 
cases to date. Specific examples in Brunswick are mentioned (pg 23). 
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• However, the case by case approach has proven resource intensive. 
Essentially, the MILUS could be viewed as a ‘land release’ and the number of 
rezoning requests received by Council has rapidly increased as a result. The 
Strategic Planning Unit has experienced difficulties managing the increased 
number of rezoning requests. 

• The majority of industrial amendments have been in Brunswick. 

Implications for Brunswick Major Activity Centre Structure Planning 

•   A ‘land supply’ within the Brunswick Activity Centre available for significant 
change and urban renewal. These sites have the potential to achieve a range 
of activity centre objectives for mixed uses, increased population and activity 
densities, increased commercial floorspace, diversity of employment 
opportunities and significant improvements to the public realm. 

Managing the ongoing implementation of MILUS 

•   The site by site consideration of amendments has proved effective in 
negotiating public realm benefits and managing interface issues but is 
resource intensive and is causing resourcing problems for Council. 

•   Alternative approaches to implementing the MILUS Industry and 
Employment Framework are currently under discussion with particular 
consideration being given to the opportunity for Council to initiate some 
rezoning if industrial land. Such an approach requires further work to be 
undertaken to ensure Council continues to achieve the MILUS objectives to 
protect existing businesses and to achieve improved public realm outcomes. 

•   Further work would include detailed site analysis to ensure interface issues 
are adequately managed, identify urban design/public realm outcomes and 
overlay MOSS priority areas for open space and Pedestrian Strategy priority 
areas for pedestrian links.  

31.  Moreland Affordable Housing Strategy (2006) 
Relevance: Rezoning of redundant industrial land for residential and mixed use land 
could provide opportunities to create affordable housing options within rezoned areas. 

The subject study area could be considered for the development of affordable housing 
in line with Council’s Affordable Housing Strategy. 

A key aspect of Council’s involvement in residential development relates to its role as 
the responsible planning authority for the municipality. Council’s role encompasses 
both strategic and statutory responsibilities through its land use planning policy 
settings, planning application assessment and permit process under the Victorian 
Planning Provisions. Council’s land use planning policy approach is underpinned by the 
priority of sustainable development. 

The Moreland Municipal Strategic Statement (MSS) is the principal strategic 
document for Council’s land use planning directions and decisions. Within the 
document, the challenges and opportunities associated with housing are identified as a 
key issue if Council is to achieve its MSS vision as ‘an environmentally sustainable and 
livable city’. 

Seven key housing objectives are included in the MSS, each one providing strategies 
to implement the objectives within the municipality. All of the strategies relate to the 
land use vision for the city, including some specific references to higher density 
housing and mixed-use developments on some former industrial sites. Such strategies 
originate from the Moreland Industrial Land Use Strategy 2004 (MILUS). 

The MILUS reviewed all industrial land in Moreland and identified those areas with the 
potential to be re-zoned and redeveloped for alternative uses such as housing. As the 
housing market is failing to supply dwellings that are affordable for households with 
below median incomes, Council promotes affordable housing options as part of larger 
redevelopments e.g. the former Kodak site. 

32.  Industrial Development Policy (1996) & Industrial Development 
Guidelines (1996) 
Relevance: provides little relevance for redeveloping industrial land to other uses such 
as residential, unless redevelopment of the site was to provide for industrial land then 
the guidelines with be required. 

This policy provides a framework for the planning and design of industrial development 
within the municipality of Moreland City Council. The Guide sets out performance 
criteria and planning standards to ensure the amenity, safety and character of an area 
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is enhanced. The guide is aimed to give guidance to developers/applicants in the 
submission of their applications for industrial development and subdivision, especially 
in relation to the Moreland Planning Scheme. 

33.  Economic Development Strategy Policy (1999) – Under Review 
Relevance: Rezoning and/or developing the study area could support Council’s 
fundamental economic development strategies through providing the opportunity for 
new business and redevelopment of older industrial buildings. 

In 1998 Moreland Council commissioned a review of its focus for economic 
development. The purpose of this review was to provide clear direction in accordance 
with the Council Plan and to assist in guiding the economic development of the City.  

The policy presents 7 strategies to support economic development in Moreland. 

Strategy 1 – Enhancing Industrial Capacity: 

Council will support the maintenance and development of land use and infrastructure, 
both public and private, which will enhance the capacity of business to operate in the 
city. 

Programs to achieve the above strategy: 

• analysis of the city’s industry infrastructure 

• identification and defense of the city’s key industrial assets 

• redevelopment of the city’s older industrial estates 

• redevelopment and re-use of older industrial buildings 

Strategy 2 – Supporting New Business 

Council will support the development and attraction of new businesses and other 
economic entities within the city. 

Programs include: 

• Business incubator development 

• Development of shared service premises 

• Attraction of businesses 

34.  Moreland Employment Strategy Policy (2004) – Under Review 
Relevance: rezoning industrial land may support Council’s role in supporting emerging 
strengths of the Moreland economy to provide employment to the wide range of 
Moreland jobseekers. 

The purpose of this strategy is to provide a clear strategic framework for Council’s role 
in regard to employment issues and to identify actions that Council can undertake to 
address problems associated with employment and unemployment in Moreland. 

Underlying the need for an employment strategy is the fact that historically Moreland 
has had a higher unemployment rate than the metropolitan average. 

Conclusion: the consultation and research undertaken for this strategy have revealed 
both positive and negative aspects of the employment situation in Moreland. 

The negative aspects are that the unemployment rate is higher than the Melbourne 
average, that sections of the community such as migrants, mature-aged people and 
some young people are experiencing considerable difficulty in obtaining employment, 
that geographic and demographic pockets of unemployment are persistent and difficult 
to change and the some components of the traditional employment based in Moreland 
– such as textiles, clothing and footwear manufacture – are declining. 

The positive aspects are that exciting new employment opportunities are developing in 
and around Moreland, that the employment rate in Moreland is trending towards the 
Melbourne average, that job vacancies exist for people with skills and that many 
groups and agencies are interested in contributing to actions that address 
unemployment in Moreland. 

35. Council Plan 2009-2013 
Relevance: provides a target to shift away from car-use to increased public transport 
use – supports redevelopment of redundant industrial land close to public transport 
networks. Further provides target for effective use of land, encouraging higher density 
residential and mixed use development in Activity Centres and along transport 
corridors, again relevant due to the subject study area’s proximity to public transport. 
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The Council Plan sets out the Council purpose, vision, strategic statement and 
strategic focus areas for 2009-2013. The following objectives are relevant to this study: 

Key Strategic Objective 3 – Improve transport and mobility 

• Measure – proportion of commuters using public transport / non—motor 
vehicle modes of transport to work 

• Target – modal shift away from ‘car as driver’ by 2011 to 49% 

Key Strategic Objective 5 – Effective use of our land use an development policies for 
outcomes appropriate to the long term needs of communities. 

• Measure – percentage of higher density residential and mixed use 
development located in identified Activity Centres and along transport 
corridors. 

• Target – dwelling approvals in Principal and Major Activity Centres and major 
redevelopment sites to represent 60% of total dwelling approvals by 2012. 
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KEY FINDINGS 

STRATEGIC AND POLICY DOCUMENTS 
Strategic documents and policy provide the following directions relating to former industrial precincts in 

Brunswick: 

• There is opportunity to accommodate significant population growth in Brunswick through renewal of 

former industrial precincts; 

• There is a requirement for new employment opportunities that reflect the gentrifying population.  This 

can be achieved through changing industrial and wholesale uses to office uses; 

• There is opportunity to increase housing along tram transport corridors; 

• Improving public space may stimulate private sector investment. 

DEMOGRAPHIC ANALYSIS 
Key findings from the demographic analysis include: 

• It is expected that over the next 20 years, the Brunswick Local Area (Brunswick East and Brunswick 

State Suburbs) will need to accommodate at least an additional 5,000 residents; 

• The Brunswick Local Area has a significantly higher proportion of the population aged between 20 and 

35 years (39%) when compared to Moreland (26%) and Metropolitan Melbourne (22%); 

• The most common industries of employment in the Brunswick Local Area are Education and Training 

(12.6%) Professional, Scientific and Technical Services (12.2%) and Health and Social Services 

(11.1%).  This coincides with major employers to the North of Melbourne (Carlton and Parkville) 

including major hospitals, education facilities, and scientific laboratories; 

• The Brunswick Local Area has a significantly greater proportion of the population who are 

professionals (37%) compared to Moreland (26%) and Metropolitan Melbourne (23%); 

• The Moreland LGA has a relatively high SEIFA index score, with particularly high rankings in the south 

of the Municipality including the Brunswick Local Area and the study area. 

DIRECTIONS 
Future development in the subject precinct needs to consider: 

• Needs of professional single and dual person households.  This includes the provision of appropriate 

retail, local work opportunities and social and community services targeted to these groups. 

• Needs of young family and student households, which would constitute a secondary market for any 

residential development in the area.  In particular the provision of community services catering to these 

groups such as childcare and other health care services. 
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RESIDENTIAL 
Research indicates that there is strong demand for high density residential housing in Brunswick East.  Its 

proximity to the city, universities, public transport options and variety of shops and services are reasons for 

its popularity with residents and developers alike. 

Demand for land in Brunswick East is demonstrated by: 

• Significant growth in dwelling values. In the period 1996 to 2008 residential house values have risen by 

an average of 34.4% per year. In the same period unit/apartment values have risen by an average of 

38.3% per year; 

• Strong and rapidly increasing higher-density development activity. The number of unit, apartment and 

‘other’ dwellings constructed has increased from 270 in 2007/08 to 443 in 2008/09; 

• A steady number of residential planning and building permits in the Brunswick East Industrial land 

area, indicating that developers have a strong and sustained interest in developing this area even with 

the existing B3 Zoning; 

• Strong demand for a variety of dwelling styles including studios, apartments, townhouses and 

traditional detached housing, according to anecdotal evidence from Real Estate agents; 

• A number of change of use permit approvals for the establishment of new medium and high density 

residential dwellings in the subject precinct. 

• Strong forecast population growth. 

DIRECTIONS 
Residential development in the subject precinct should consider the following: 

• A mix of well appointed one and two bedroom apartments suited to young professionals and students 

as a secondary market; 

• Apartments may also provide consideration for home-offices uses; 

• Off street car parking spaces should be provided for most dwellings, given that the key market is young 

professionals; 

• High density residential dwellings need to be priced at a point where they do not compete with 

detached residential houses. 

COMMERCIAL 
Modelling for retail and office floorspace requirements is based on high and moderate population growth 

scenarios for the subject precinct.  These would need to be revised following consultation with landowners 

and the completion of the urban design analysis. 

RETAIL 
Key findings relating to the provision of retail space include: 

• The Brunswick area has a good supply of retail floorspace, with the food retail providers generally 

located in the west of Brunswick along Sydney Road.  There are no supermarkets and limited fresh 

food retail in East Brunswick. 
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• The existing supply of supermarkets in the Brunswick Local Area are not within easy walking distance 

of the precinct. 

• The potential residential population yield of the study area is estimated at between 1,800 and 2,800 

persons based on low and high growth population scenarios for the precinct. This increase would 

generate demand for around 3,000 – 4,500m2 of retail floorspace – equivalent to a small neighbourhood 

centre – considering the capacity of existing and future supply; 

DIRECTIONS 
Future development of the subject precinct should consider the following in relation to retail floorspace 

provision: 

• A minimum of 3,000m2 of additional retail floorspace to service the future population of the precinct 

based on a moderate growth scenario; 

• A supermarket, possibly full scale depending on the rate and extent of development in Brunswick East.  

At minimum a small IGA would be required. 

• Fresh food retail, cafes, and Restaurants; 

• Retail floorspace at ground level along Lygon Street; 

• Explore the opportunity for new retail floorspace (shopfronts) along Cross Street to take advantage of 

the park aspect and pedestrian amenity. 

OFFICE 
Key findings in relation to office include: 

• A large and increasing proportion of the Brunswick Local Area residents are employed in office based 

industry sectors. Most of these workers, however, are employed in the Melbourne LGA.   

• The proportion of residents employed in office based industry sectors is likely to increase with 

continued gentrification of Brunswick. 

• Moreland LGA has the lowest office job containment rate of any middle Melbourne municipality (12%). 

This is well below the average office job containment rate for middle Melbourne municipalities of 18%. 

• Considering the future population growth in the local area and the trend towards residents employed in 

office jobs, the subject precinct presents a clear opportunity to contain some office space and thus 

improve job containment in the municipality. 

• If we assume that the subject precinct provides office job containment in line with the median across 

the middle LGA’s of Melbourne at 18%, there would be a requirement for 1,523m2 of office space 

within the precinct (this is based on the moderate residential growth scenario). 

DIRECTIONS 
Future development of the subject precinct should consider the following in relation to office floorspace  

• Provide a minimum of 1500m2 floorspace for offices.  This is based on promoting job containment of 

the future precinct population to 18%, in line with the average of middle Melbourne municipalities.  This 

could be higher depending on the extent of development in the local area. 

• Office floorspace may be incorporated into the precinct in a number of formats including: 
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• Office attached to a dwelling (with or without separate entrance); 

• Stand along office complex; 

• Mixed use development incorporating retail, office and residential; 

• Large offices should be located along Lygon Street, with home office directed to other areas of the 

precinct. 

• Offices should have consideration to sustainable transport modes with provision of off street bike 

parking and where possible promote walkability and access the Lygon Street Tram. 
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1. INTRODUCTION 

1.1. BACKGROUND 

DPCD has appointed Planisphere and Urban Enterprise to undertake a study into the rezoning of 

industrial land in Brunswick. 

This report prepared by Urban Enterprise provides and economic and property analysis for 

residential and commercial (retail/office) uses in the precinct.  

The aim of the economic and property analysis study is to provide direction in terms of land use 

for the precinct. 

The components of the economic and property analysis include: 

• Review of relevant policy and strategies for the precinct; 

• Demographic analysis; 

• Supply and demand analysis for residential property; 

• Supply and demand analysis for commercial property (retail and office). 

1.2. DEFINITIONS 

THE STUDY AREA 

As agreed at project inception the study predominantly constitutes an industrial precinct in East 

Brunswick in close proximity to Lygon Street.  Areas surrounding the precinct have also been 

included in the study to ensure that where synergies exist with surrounding uses these can be 

explored.  The study area is highlighted below. 

 

STATISTICAL BOUNDARIES 

Fore the purpose of this study a number of geographies have been used.  These have been 

utilised in the demographic analysis and supply and demand analysis.  These are described 

below: 
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BRUNSWSICK LOCAL AREA 

An area including Brunswick East State Suburb and Brunswick State Suburb.  This has been 

used for the demographic analysis.  The supply analysis for residential and commercial land 

generally relates to this area. 

 

MORELAND LGA 

The Moreland LGA has been used for comparison with the Local Area to identify differences in 

demography.  The Moreland LGA is highlighted below. 

 

METROPOLITAN MELBOURNE 

Metropolitan Melbourne constitutes all metropolitan LGAs as defined by the Melbourne Statistical 

Division. 
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2. LITERATURE REVIEW 

2.1. INTRODUCTION 

There s a significant amount of policy and strategy relevant to study area, undertaken by 

Moreland City Council and by DPCD.  Economic related strategies which are relevant to this 

study are reviewed below. 

2.2. BRUNSWICK STRUCTURE PLAN 

The Brunswick Structure plan for precinct 2B ‘Lygon Central’ asserts that the “precinct has the 

capacity to accommodate significant population growth through redevelopment”. The plan 

encourages existing use rights to be protected and also promotes offices development. 

The area is described as mixed use and has some demand for convenience retail, office and 

residential. 

2.3. ECONOMIC PROFILE FOR MELBOURNE’S INNER NORTH STUDY AREA 

Essential Economics undertook an Economic Profile for Melbourne’s Inner North Study Area 

(2008). It found that the area has a strong service sector (retail, wholesale, education, health and 

administration) but the manufacturing industry is being depleted and will continue to fall as 

industrial sites experience in fill development and become residential areas. There are a large 

number of planning applications for subdivision, most involving construction of multi-unit 

developments, the majority of which are in Brunswick. The remaining industrial uses in the inner 

north are of low intensity when compared with neighbouring municipalities.  

The gentrification of local resident labour force has meant that there are now a greater proportion 

of higher order industries rather than traditional industries of a generation ago.  

The inner north has had an increasing rate of dwelling approvals while property prices rose 

strongly between 2001 and 2007 (12% per annum). 

The report identified the following opportunities for development in the inner north: 

• Increased employment densities to reflect resident profile; 

• Rezone surplus industrial land to residential development, thus increasing land values and 

population density; and 

• Change industrial uses from manufacturing and wholesale to office and mixed use.  

2.4. MELBOURNE @ 5 MILLION 

Melbourne @ 5 Million identifies the Inner North Sub-Region of Melbourne as the southern part of 

the Cities of Moreland and Darebin. It highlights the area’s abundance of public transport and 

local amenities and the vibrant activity centres within 10 kilometres of the city. House prices and 

demand for new housing are increasing in the area and traditional manufacturing jobs are giving 

way to more in the service sector. 

The Department of Planning and Community Development is working in conjunction with 

metropolitan Councils to help the sub-region reach its full potential. This includes: 
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• freeing up surplus industrial land which is located in and around activity centres; 

• exploring whether more housing can be accommodated along transport corridors and where 

there are opportunities for high quality medium to high density housing developments; and 

• improving public spaces to help stimulate private investment as well as to show that the area 

is changing for the better.” 

2.5. SURVEY OF RESIDENTS  

Moreland and Darebin City Councils and the Department of Sustainability and Environment 

commissioned a Survey of Residents of Medium and High Density Developments in Moreland 

and Darebin. The majority (65.7%) of respondents from Moreland were young adults which is 

considerably higher than the underlying population of young adults in Moreland (28.4%). 

The survey found that more households were group households than the underlying population 

and they were often, but not exclusively, student households. However more than 10% of 

residents were full time students with a further 11% working and studying. More than half of the 

respondents were renting their dwelling. 

The respondents of the survey were different in ethnicity than the underlying population with 

almost no respondents born in Italy, Greece or Macedonia. There was a reasonable proportion of 

the population born in China, Indonesia, India, Malaysia and Hong Kong, representing mainly 

international students. 

Residents of high and medium density developments were on significantly higher incomes than 

the underlying population. They are also more likely to be employed in professional or managerial 

‘white collar’ occupations and have university degrees than the underlying population. 

Roughly a third of those who plan on moving in the next 5 years state they will move to a 

separate house on a block rather than a medium / high density dwelling. 

2.6. MORELAND TRENDS  

The Moreland Trends 2005 report noted that there has been a decline in the manufacturing 

employment sector in Moreland / Northern Region over the past few decades which contrasts 

with metropolitan trends. This may be because Moreland has a high concentration of industries 

that have been most affected by restructuring. However manufacturing remains the biggest 

employer in the municipality. 

Population decline in Moreland is being reversed which is mostly a product of in-fill development. 

This development is mainly occurring in the southern parts of the municipality due to high levels 

of urban renewal. 

2.7.  TRENDS IN INDUSTRIAL LAND AND PROPERTY IN VICTORIA 

In 2008, the Trends in Industrial Land and Property in Victoria report was released. It found that 

industrial land values had increased over the previous five years. This growth has been driven by  

• Competition for existing investment grade assets;  

• Land banking for firms to diversify their portfolios; 

• Increased demand for industrial land; and 
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• Competition from residential development as land becomes scarce within the Urban Growth 

Boundary. 

The report also noted that the average net rentals in the north ($72/m2 p.a.) are higher than the 

west ($68/ m2 p.a.) but lower than the south east ($83/ m2 p.a.). 

2.8. THE MORELAND INDUSTRIAL LAND USE STRATEGY 

The Moreland Industrial Land Use Strategy, released in 2004, asserted that Melbourne’s medium 

density housing boom of the past few years has resulted in significant pressures to rezone 

industrial land in the southern parts of Moreland. New transport infrastructure has made 

Melbourne’s fringes more appealing for industrial development which has reduced the amount of 

industrial land available resulting in a greater amount of business turnover in the southern part of 

the municipality. 

Moreland has the following quantities of zoned land: 

• Industrial 1 and 3 – 308ha 

• Business 3 and 4 – 26 ha 

• Mixed use – 19 ha 

Moreover, Brunswick contains 36ha of industrial land and is identified in the Municipal Strategic 

Statement as one of three core industrial areas along with Coburg and Newlands 

Industrial output in Moreland is dominated by the textile, clothing and footwear industry, 

appliance and photographic manufacturing. Each of these industries are under financial pressure. 

Industrial areas in the south of the municipality (east and west of Sydney rd, Brunswick) 

experience relatively strong demand, especially for smaller service industries that place 

significance on proximity to the CBD. 

Moreland, especially the Brunswick area is well placed to accommodate industries and 

businesses that service the central city and Docklands area. However, between 18% and 33% of 

firms surveyed indicated that they may relocate in the short to medium term with 75% of these 

firms indicated they were planning to relocate suggested that they would move out of Moreland. 

Residential properties make up 17% of all properties in Industrial 1 Zones and 22% in Industrial 3 

Zones. The valid right of industry to continue to operate in multi use areas must be respected. 

However, it is appropriate that industries operating close to areas zoned for residential uses 

adopt operating standards that respond to the residential amenity of the area.   

Industrial Land Use in Melbourne asserted that between 2000 and 2007 industrial land across 

Melbourne has been consumed at an average 300 hectares per year. 

2.9. KEY FINDINGS 

There has been extensive research and strategic planning studies undertaken for the South of 

Moreland in recent years.  Some of the key findings and directions relevant to this study include: 

• There is opportunity to accommodate significant population growth in Brunswick through 

renewal of former industrial precincts. 

• There is a requirement for new employment opportunities that reflect the gentrifying 

population.  This can be achieved through changing industrial and wholesale uses to office 

uses; 
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• Medium and high density dwellings predominantly house younger working professionals and 

international students. 

• There is opportunity to increase housing along tram transport corridors. 
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3. DEMOGRAPHIC ANALYSIS 

3.1. INTRODUCTION 

This section provides a demographic analysis of residents in the Moreland Local Government 

Area and the Brunswick Local Area (including the State Suburbs of Brunswick and Brunswick 

East). Data is sourced from the ABS from the 1996, 2001 and 2006 Census. Data for 

Metropolitan Melbourne has also been used to provide a comparison for demographic trends. 

3.2. POPULATION CHANGE 

 

Population growth in the Brunswick Local Area was higher than growth in the Moreland LGA 

overall.  Population growth in Brunswick Inner is high considering it is an existing urban area, this 

is predominantly due to newer medium and high density housing development over the 2001-

2006 period. 

The rate of population growth increased between 1996 and 2006 in both the Brunswick Local 

Area and Moreland LGA. 

TABLE 1 POPULATION CHANGE 

 1996-2001 2001-2006 

Moreland  LGA 1.0% 2.9% 

Brunswick Local Area  3.1% 3.7% 

Source: ABS Census 2006 cat no. 2003.0 and DPCD Suburbs in Time 2006 

3.3. POPULATION PROJECTIONS 

Table 2 shows the estimated resident population of Moreland LGA and the Brunswick Local Area 

for the period 2006 – 2026. It is expected that over the next 20 years, the Brunswick Local Area 

will need to accommodate an additional 5,089 residents. 

TABLE 2 PROJECTION OF ESTIMATED RESIDENT POPULATION, MORELAND AND BRUNSWICK 
LOCAL AREA 

  2006 2009 2011 2016 2021 2026 

Moreland LGA 142,325 146,197 148,299 153,803 160,567 168,021 

Brunswick Local Area 28,189 28,956 29,372 30,462 31,802 33,278 

Source: Urban Enterprise 2009, utilising data from Victoria in Future 2008. 

3.4. AGE 

The Brunswick Local Area’s age profile is considerably different to that of Metropolitan Melbourne 

and Moreland.  There are a significantly higher proportion of residents aged between 25 and 35 
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years (27%) and 20 and 24 years (12%) when compared to Moreland (18% and 8% respectively) 

and Metropolitan Melbourne (15% and 7% respectively). Conversely, the Brunswick Local Area 

has a lower proportion of the population aged over 45 years of age and under 19 years of age 

when compared to both Moreland and Metropolitan Melbourne.   

FIGURE 1 AGE PROFILE IN MORELAND, METROPILTAIN MELBOURNE AND THE BRUNSWICK 
LOCAL AREA 

 

Source: ABS Census Data 2006 cat no. 2001.0 

3.5. INDUSTRY OF EMPLOYMENT 

The most common industry of employment of residents in the Brunswick Local Area is Education 

and Training (12.6%), other key industries of employment are Professional Scientific and 

Technical Services and Health Care and Social Services.  These professions coincide with large 

employers in North Melbourne, Carlton and Parkville such as Biological and Scientific 

Laboratories, Melbourne University, Royal Women’s Hospital, Royal Melbourne Hospital, Royal 

Dental Hospital, Royal Children’s Hospital. 

The proportion of residents employed in the Brunswick Local Area is much greater than in 

Moreland (9.8%) and Metropolitan Melbourne (7.6%). Conversely, the most common industry of 

employment in Metropolitan Melbourne is Manufacturing which employs 12.9% of the workforce. 

This number is considerably higher than the Brunswick Local Area (6.9%) and Moreland LGA 

(10%), despite the area’s heritage as a manufacturing centre.  

0%

5%

10%

15%

20%

25%

30%

0-4 years 5-14
years

15-19
years

20-24
years

25-34
years

35-44
years

45-54
years

55-64
years

65-74
years

75-84
years

85 years
and over

Brunswick Catchment Area Moreland LGA Melbourne



 

 

BRUNSWICK PRECINCT INDUSTRIAL REZONING 
MODEL 
DPCD 

13 URBAN ENTERPRISE PTY LTD
JULY 2010

 

TABLE 3 INDUSTRY OF EMPLOYMENT 

Industry 
Brunswick Local Area Moreland LGA Metropolitan 

Melbourne 

Number Percentage Percentage Percentage 

Education & training 1,911 12.6% 9.8% 7.6% 

Professional, scientific & technical 
services 

1,856 12.2% 8.5% 8.3% 

Health care & social assistance 1,687 11.1% 10.2% 10.0% 

Retail trade 1,322 8.7% 10.0% 11.4% 

Accommodation & food services 1,192 7.9% 6.5% 5.6% 

Public administration & safety 1,046 6.9% 6.4% 4.9% 

Manufacturing 1,020 6.7% 10.0% 12.9% 

Financial & insurance services 788 5.2% 5.1% 4.8% 

Information media & telecommunications 613 4.0% 3.0% 2.5% 

Administrative & support services 593 3.9% 3.9% 3.5% 

Construction 554 3.7% 6.2% 7.3% 

Wholesale trade 551 3.6% 4.5% 5.5% 

Other services 472 3.1% 3.7% 3.6% 

Arts & recreation services 459 3.0% 2.1% 1.7% 

Transport, postal & warehousing 445 2.9% 5.2% 4.7% 

Rental, hiring & real estate services 167 1.1% 1.2% 1.4% 

Electricity, gas, water & waste services 75 0.5% 0.6% 0.7% 

Agriculture, forestry & fishing 23 0.2% 0.1% 0.6% 

Mining 27 0.2% 0.1% 0.2% 

Inadequately described/Not stated 365 2.4% 2.8% 2.7% 

Total 15,166 100.0% 100.0% 100.0% 

Source: ABS Census 2006 Community Profiles cat no. 2001.0 

3.6. OCCUPATION 

Table 4 shows that the Brunswick Local Area has a significantly greater proportion of residents 

whose occupation is ‘professional’ (37%) compared to Moreland (26%) and Metropolitan 

Melbourne (23%), most likely reflecting the labour force status of new residents in the area. 

Conversely, Metropolitan Melbourne has a greater proportion of the population who are 

employed as ‘Technicians & trades workers’, ‘Machinery operators & drivers’ and ‘Labourers’ 

compared to the Brunswick Local Area. 
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TABLE 4 OCCUPATION BRUNSWICK CATCHMENT AREA, MORELAND AND METROPOLITAN 
MELBOURNE  

  Brunswick Local 
Area 

Moreland Metropolitan 
Melbourne 

Managers 11% 11% 12% 

Professionals 37% 26% 23% 

Technicians & trades workers 9% 13% 14% 

Community & personal service workers 9% 9% 8% 

Clerical & administrative workers 14% 17% 16% 

Sales workers 8% 9% 10% 

Machinery operators & drivers 3% 6% 6% 

Labourers 6% 8% 9% 

Inadequately described/Not stated 2% 2% 2% 

Total 100% 100% 100% 

Source: ABS Census 2006 Community Profiles cat no. 2001.0 

3.7. SOCIO-ECONOMIC INDEXES FOR AREAS (SEIFA INDEX) 

Brunswick and Brunswick East have relatively high SEIFA index rankings with each suburb 

ranked in the 9 Decile. Brunswick and Brunswick East have SEIFA index scores of 1058 and 

1065 respectively. 

TABLE 5 SEIFA INDEX RANKINGS 

 Score 

Ranking within Australia Ranking within Victoria 

Rank Decile Percentile Rank Decile Percentile 

Moreland (LGA) 997 534 8 80 56 7 70 

Brunswick East (SS) 1065 2090 9 85 540 9 84 

Brunswick (SS) 1058 2044 9 83 525 9 82 

Source: ABS 2006, SEIFA Index cat no. 2033.0.55.001 

Figure 2 maps the SEIFA trends in the Moreland Local Government Area. The areas to the north 

of the municipality have the highest levels of social disadvantage. While the study area and 

Brunswick Local Area have the lowest levels of disadvantage in Moreland. 
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FIGURE 2 SEIFA INDEX, MORELAND LOCAL GOVERNMENT AREA 

 

Source: SEIFA, ABS, 2008 cat no. 2033.0.55.001 

3.8. CONCLUSIONS 

• It is expected that over the next 20 years, the Brunswick Local Area will need to 

accommodate at least an additional 5,000 residents; 

• The Brunswick Local Area has a significantly higher proportion of the population aged 

between 20 and 35 years (39%) when compared to Moreland (26%) and Metropolitan 

Melbourne (22%);  

• The most common industry of employment in the Brunswick Local Area is Education and 

Training (12.6%) Professional, Scientific and Technical Services (12.2%) and Health and 

Social Services (11.1%). 

• The Brunswick Local Area has a significantly greater proportion of the population who are 

professionals (37%) compared to Moreland (26%) and Metropolitan Melbourne (23%). 

• The Moreland LGA has a relatively high SEIFA index score, with particularly high rankings in 

the south of the Municipality including the Brunswick Local Area and the study area. 
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4. RESIDENTIAL PROPERTY ANALYSIS 

4.1. INTRODUCTION 

This section identifies demand and supply indicators for land and dwellings in the Brunswick 

area.  Data in this section relates primarily to the Brunswick East State Suburb and the Moreland 

Brunswick Statistical Local Area (SLA). 

A range of indicators have been used in this analysis, including: 

• Property Values; 

• Dwelling growth; 

• Building and Planning approvals; and 

• Anecdotal evidence from real estate agents. 

4.2. SUPPLY ANALYSIS 

4.2.1. DWELLING CHARACTERISTICS  
Table 6 shows the characteristics of dwellings located in the suburb of Brunswick East. The 

number of separate houses has decreased slightly over the period 2001 to 2006. The number of 

flats, units and apartments increased significantly over this period, with an additional 297 

developed between 2001 and 2006. Separate houses made up less than half of the dwelling 

stock in Brunswick East in 2006 (46%), with the remaining 54% ‘other dwellings’. This indicates 

strong higher-density and medium density residential development activity in Brunswick East. 

TABLE 6 DWELLING CHARACTERISTICS- BRUNSWICK EAST 

Dwelling 
Characteristics 

2001 2006 Change 2001-2006 

Separate House 1,549 1,518 -31 

Semi-detached, row 
or terrace house, 
townhouse 

784 826 42 

Flat, unit or 
apartment 606 903 297 

Other Dwellings/Not 
Stated 50 36 -14 

Total: 2,989 3,283 294 

Source: Census, Australian Bureau of Statistics 2001 and 2006. 

4.2.2. PLANNING APPROVALS AND BUILDING APPROVALS- STUDY AREA 
Table 8 shows the number of development permits approved by year in the study area. The 

number of development application permits approved each year has stayed relatively stable at 

around 4 per year. 
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The data shows a number of planning permits having been granted for change of use.  This as 

well as anecdotal evidence from site visits highlights that apartment and unit development is 

taking place within the study area despite the Business 3 Zoning. 

TABLE 7 DEVELOPMENT APPLICATION AND BUILDING PERMITS APPROVED- STUDY AREA 

Year Planning Approvals Building Approvals 

1996 4 4 

1997 4 4 

1998 3 5 

1999 3 3 

2000 3 3 

2001 6 9 

2002 4 5 

2003 1 2 

2004 1 2 

2005 3 4 

2006 4 4 

2007 2 3 

2008 5 6 

2009 (to September only) 1 1 

 Source: Moreland City Council, 2009 

4.2.3. RECENT AND POTENTIAL DEVELOPMENTS 
There is significant residential building activity in the Brunswick area. Table 9 shows residential 

developments in the vicinity of the study area that are recently completed, under construction or 

in planning. Figure 3 shows the location of these residential developments in relation to the study 

area.  

In total these new developments will contribute at minimum approximately 1118 new dwellings to 

the existing supply by 2011.  Occupancy of these developments is expected to be close to 100% 

by 2011.  

The land area required to support these developments is 91,524m2, this equates to around 81m2 

per apartment. 
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TABLE 8 DEVELOPMENT APPLICATION AND BUILDING PERMITS APPROVED- STUDY AREA 

Address Development Name Status 

Distance 
from 
Study 
Area 

Apartmen
ts  

Site Area 
(m2) 

Townhou
ses 

326 - 350 Lygon Street Elvira Development 
Early 
Construction 50 m 100 

1994 
 

374-378 Lygon Street Equus Development Complete 200 m 28 1043  

380 Lygon Street  
Under 
Construction 250 m 30 

546 
 

191-193 / 195-197 Lygon 
Street  Complete 300 m 181 

3799 
 

149 Glenlyon Street  Complete 400 m 17 1058  

410 Lygon Street Lygon Crest Development Complete 500 m 70 2190  

168 Lygon Street, East 
Brunswick  Construction 500 m 12 

238 
 

1-9 O'Connor Street, East 
Brunswick  Complete 500 m 15 

942 
 

447 Lygon Street, East 
Brunswick  Complete 600 m 20 

529 
 

Ryan Street, East Brunswick  Complete 800 m 20 8976 27 

21 - 31 Little Phillip Street  Construction 800 m 40 910 6 

12-20 Miller Street Eden Development 
Pre 
Construction 900 m 30 

11060 
30* 

25-37 Nicholson Street 
Gateview Apartments 
Development Construction 1.1 km 55 

1305 
 

Lux Street, Brunswick Lux Apartments (Stage 1) Complete 1.3 km 39 

15370 

 

Lux Street, Brunswick Lux Apartments (Stage 2) 
Near 
Completion 1.3 km 50*  

Hope Street, Brunswick Hope Street Apartments Complete 1.3 km 10 1598  

Dawson Street, Brunswick 
Brunswick Brickworks 
Development Part Complete 1.8 km 150 

30410 
152 

108 Union Street, Brunswick  
Early 
Construction 1.8 km 120 

6124 
 

507 Sydney Road, Brunswick  
Early 
Construction  105 

695 
 

195 Brunswick Road, 
Brunswick 195 Apartments Complete 1.3 km 20 

1226 
 

221 Brunswick Road, 
Brunswick  Complete  6 

1511 
 

TOTAL    1118 91524 152 

Potential Developments  Site Size (m2)     

149 Nicholson Street 
Nicholson Street 
Dwellings 9000 500 m  

8684 
 

170 Edward Street Tip Top Site 12,521 700 m  12522  

15 Thomas Street Fitware Factory 8790 700 m  8791  

201-207 Albert Street Fitware Factory 5019 700 m  5019  

22-28 Nicholson Street  2678 800 m  2679  
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20 Hardy Street  5500 900 m  534  

69-73 Brunswick Road  1085 1.0 km  1086  

207 Sydney Road 
Currently Brunswick Club 
Hotel    

1344 
 

4 Saxon Street 
Currently 'Episode' 
Retailer    

1263 
 

 

 



 

 

BRUNSWICK PRECINCT INDUSTRIAL REZONING 
MODEL 
DPCD 

20 URBAN ENTERPRISE PTY LTD
JULY 2010

 

FIGURE 3 LOCATION OF HIGH DENSITY DEVELOPMENT, BRUNSWICK AND BRUNSWICK EAST 
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4.3. DEMAND ANALYSIS 

4.3.1. RESIDENTIAL PROPERTY VALUES 
Table 10 and Figure 4 show median house and unit/apartment values for residential zoned land 

in the suburb of Brunswick East from 1996 to 2008. 

The median house value for 2008 in Brunswick East was $565,750. The median house value 

increased by an average of 34.4% per annum from 1996 to 2008.  This is significantly higher than 

for Metropolitan Melbourne (24.7%). 

The median unit/apartment value in 2008 in Brunswick East was $413,750. The median 

unit/apartment value increased by an average of 38.3% per annum from 1996 to 2008. This is 

significantly higher than for Metropolitan Melbourne (25%). 

TABLE 9 MEDIAN SALES PRICES- BRUNSWICK EAST SUBURB 1996-2008 

Year House Unit/Apartment 

 Median Sales 
Price 

Annual Change 
(%) 

Median Sales 
Price 

Annual Change 
(%) 

1996 $137,000 - $90,000 - 

1997 $192,000 40.15% $137,700 53.00% 

1998 $219,500 14.32% $129,000 -6.32% 

1999 $225,500 2.73% $209,000 62.02% 

2000 $255,750 13.41% $190,000 -9.09% 

2001 $305,000 19.26% $259,000 36.32% 

2002 $355,000 16.39% $273,750 5.69% 

2003 $377,500 6.34% $349,000 27.49% 

2004 $400,000 5.96% $330,000 -5.44% 

2005 $374,000 -6.50% $300,450 -8.95% 

2006 $420,000 12.30% $302,500 0.68% 

2007 $510,000 21.43% $355,500 17.52% 

2008 $565,750 10.93% $413,750 16.39% 

Growth per 
annum 
1996 to 
2008 

$35,729  34.4%  $26,979  38.3% 

Source: A Guide to Property Values 2009. 



 

 

BRUNSW
MODEL 
DPCD 
 

4.3.2. 

WICK PRECINCT

FIGURE 4 

BUILDING 

Table 7 id

Brunswick 

• The n

year; 

• The n

the hi

have 

year. 

Bruns

• There

TABLE 10 

 

2002/03 

2003/04 

2004/05 

2005/06 

2006/07 

2007/08 

2008/09 

Source: 8731.

T INDUSTRIAL R

MEDIAN R

APPROVALS 

dentifies the 

SLA in the fin

number of new

umber of new

ghest of any 

risen from 27

This clearly s

swick area. 

e has been stro

BUILDING 

Number of ne
houses 

43 

49 

50 

64 

81 

57 

36 

0 Building Approv

REZONING 

RESIDENTIAL D

AND VALUE 

number and 

ancial years 2

w houses app

w ‘other reside

year. ‘Other 

0 dwellings in

shows the tre

ong growth in 

APPROVALS &

ew Value o

$7

$8

$8

$12

$18

$14

$9

vals, Australian Bu

22 

WELLING VALU

OF NEW HO

value of ne

2002/03 to 200

proved in the 2

ential’ dwelling

residential’ dw

n the 2007/08 

nd towards h

the value of o

& VALUE OF NE

of new houses 

7,079,100 

8,273,300 

8,899,400 

2,215,400 

8,838,200 

4,835,700 

9,551,300 

ureau of Statistics

UES- BRUNSWI

USES 
ew dwellings 

08/09. Key find

2008/09 finan

gs approved in

wellings appro

financial year

igher-density 

other residentia

EW HOUSES- M

Number of new ‘
residential’ dwel

166 

135 

140 

78 

250 

270 

443 

 2002-2009. 

URBAN EN

CK EAST 1996

approved wit

dings are as fo

ncial year was

n the 2008/09 

oved (i.e. flat

r to 443 in the

residential de

al dwelling ap

MORELAND BRU

‘other 
llings 

Value 
residen

$21

$21

$21

$13

$48

$56

$94

NTERPRISE PTY
JUL

6-2008 

 

thin the More

ollows: 

s the lowest o

financial yea

ts and apartm

e 2008/09 fina

evelopments i

provals. 

UNSWICK SLA 

of new ‘other 
ntial’ dwellings 

1,547,800 

1,000,600 

1,935,100 

3,408,600 

8,708,400 

6,108,200 

4,350,000 

Y LTD
LY 2010

eland 

of any 

r was 

ments) 

ancial 

n the 



 

 

BRUNSWICK PRECINCT INDUSTRIAL REZONING 
MODEL 
DPCD 

23 URBAN ENTERPRISE PTY LTD
JULY 2010

 

4.3.3. CONSULTATION WITH REAL ESTATE AGENTS: 
Urban Enterprise conducted phone interviews with five Real Estate Agents that are active in 

Brunswick and Brunswick East. They provided the following observations in relation to demand 

for Brunswick and Brunswick East residential property: 

• There is strong demand in Brunswick and Brunswick East for new one bedroom apartments 

with a car park and study area. Demand for one bedroom apartments is in the $350,000 to 

$400,000 price range. 

• There is also strong demand in Brunswick and Brunswick East for new two bedroom 

apartments with a car park and study area. Apartments with two bathrooms sell quickly. 

Demand for two bedroom apartments is in the $450,000 to $500,000 price range. 

• There is less demand for three bedroom apartments as buyers looking to spend more than 

$500,000 on a property are interested in semi-detached or detached dwellings for use as a 

family home. This is verified by the median residential house value in Brunswick of 

$565,750. 

• Existing apartments generally sell within one month of being advertised.  All real estate 

agents agreed that the first homebuyers grant as fuelling demand in recent months. 

• Demand is stronger for properties which are close to public transport and shops. 

• Most new apartments sell prior to construction so buyers can take advantage of stamp duty 

savings. Many apartments also sell during construction. Few apartments sell after 

completion. 

• Whilst the majority of buyers are owner-occupiers, some buyers are investors, including 

overseas investors. Investors may enquire about a property themselves or be introduced to 

properties through an investment representative. 

4.4. CONCLUSIONS 

The supply of medium and high density residential housing in Brunswick has increased 

significantly in recent years, with this trend likely to continue.  New medium and high density 

developments in Brunswick constructed between 2006-2011 constitute a housing supply of 

approximately 650 dwellings.  

The subject industrial precinct has experienced a number of change of use permits, resulting in 

new residential developments in former industrial buildings.  This has occurred without rezoning 

of the land. 

All data indicates that there is strong demand for land and dwellings in the Brunswick East 

suburb. Its proximity to the city, universities, public transport options and variety of shops and 

services are reasons for its popularity with residents and developers alike. 

Demand for land in Brunswick East is demonstrated by: 

• Significant growth in dwelling values. In the period 1996 to 2008 residential house values 

have risen by an average of 12.54% per year. In the same period unit/apartment values 

have risen by an average of 13.56% per year. 

• Strong and rapidly increasing higher-density development activity. The number of unit, 

apartment and ‘other’ dwellings constructed each financial year has increased from 270 in 

2007/08 to 443 in 2008/09. 
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• A steady number of residential planning and building permits in the Brunswick East 

Industrial land area, indicating that developers have a strong and sustained interest in 

developing this area. 

• Strong demand for a variety of dwelling styles including studios, apartments, townhouses 

and traditional detached housing, according to anecdotal evidence from Real Estate agents. 

The key market for medium and high density residential dwellings is likely to continue to be 

younger professionals and international students.  The highest demand is for one bedroom 

apartments with studio space and car park and two bedroom apartments with a car park.  The 

cost of three bedroom apartments means that this housing type is competing with unattached 

housing which is generally the preferred option for young families. 
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5. COMMERCIAL LAND ANALYSIS 

5.1. INTRODUCTION 

The following section provides an analysis of the potential for commercial uses within the study 

area and surrounding catchment area, in particular retail and office employment uses.  To inform 

this analysis, an assessment of the residential capacity of the study area is also provided. 

5.2. SUPPLY OF FOOD RETAIL 

There are a number of retail nodes in the Brunswick area, predominantly along the north-south 

tram routes on Nicholson Street, Lygon Street and Sydney Road. The largest shopping centre in 

the area is Barkly Square, which includes a Coles and Safeway Supermarkets, Kmart, a food 

court and over 40 specialty shops. Other supermarkets in the area include a Safeway on Albert 

Street, Aldi, the Mediterranean Supermarket and Brunswick Supa IGA on Sydney Road, and 

Lygon IGA Supermarket on Lygon Street. Piedemontes Supermarket is located further to the 

south of the study area in North Fitzroy. The existing supermarkets and food retail supply is 

concentrated towards the west of Brunswick, particularly on and around Sydney Road, and there 

are no supermarkets in Brunswick East. 

The Brunswick area has a good supply of cafes and restaurants, along with clothes, furniture and 

discount variety retailing. Lygon Street has a continuous Business 1 Zone corridor from 

Brunswick Road in the south to Albion St in the north, including food and non-food retail, offices 

and residential uses. 
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FIGURE 5 KEY RETAIL SUPPLY, BRUNSWICK AND BRUNSWICK EAST 
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5.3. RESIDENTIAL CAPACITY OF THE STUDY AREA 

The study area currently contains a mix of residential and light industrial uses. This section 

provides an analysis of the ultimate residential capacity of the study area if it were rezoned to 

accommodate residential use. Two scenarios are used in this analysis:  

1. High Growth Scenario (High Density Development) – this scenario assumes that: 

• Each parcel currently zoned Business 3 is rezoned for residential use; 

• A large proportion of these parcels are consolidated; 

• Each resulting larger parcel is developed to its full potential (predominantly 3 to 6 

storey apartment buildings) within the constraints of local and state planning policy 

(including height limits, open space and parking requirements and residential amenity, 

particularly for existing lower density dwellings).  

2. Moderate Growth Scenario (Medium Density Development) – this scenario assumes that: 

• Each parcel currently zoned Business 3 is rezoned for residential use; 

• A small proportion of these parcels are consolidated; and 

• Most parcels are developed for medium density residential use (townhouses and 

units, not more than 2 storeys) within the constraints of local and state planning policy 

(including open space and parking requirements and residential amenity).  

The resulting estimated residential capacity for each scenario is shown in Table 11. This includes 

the future populations of two abutting developments, one of which is under construction (Elvera), 

the other of which is the subject of a current permit application. 
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TABLE 11 ULTIMATE CAPACITY FOR RESIDENTIAL POPULATION INCREASE - STUDY AREA 

  High Density Medium Density 

Population   

Study Area 2459 1545 

330 Lygon (‘Elvera’) 174 174 

240 Lygon 156 156 

Total population increase 2789 1875 

Sources: Urban Enterprise; Elvera website; Moreland City Council. 

Table 12 shows the key assumptions used in calculating the residential capacity of the study 

area. These are averages and industry benchmarks for the purposes of estimation.  

TABLE 12 ASSUMPTIONS UNDERPINNING CAPACITY ANALYSIS 

  High Density Medium Density 

Assumptions   

Open Space 5% 10% 

Landscaping, setbacks, 
access 8% 10% 

Area per carspace 28m2 28m2 

Internal circulation/ access 30% floorspace 30% floorspace 

Average dwelling size 45m2 55m2 

Average household size 1.86 persons 2.0 persons 

Sources: Moreland City Council; recent development plans; ABS Census 2006 
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Figure 1 shows the key redevelopment sites within and adjacent to the study area. Existing 

dwellings are excluded. 

FIGURE 6 KEY REDEVELOPMENT SITES - STUDY AREA 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Tables 13 and 14 show detailed calculations of residential capacity, based on the assumptions 

and consolidated parcel areas shown in Table 12 and Figure 4. 
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TABLE 13 HIGH GROWTH SCENARIO 

Map 
Ref. 

GDA 
(m2) 

Open 
Space 
(m2) 

Landscaping, 
setbacks, site 
access (m2) NDA (m2) Levels Parking Format 

Gross 
Floorspace 
(m2) 

Car 
Spaces 

Basement 
parking (m2) 

Other 
parking 
(m2) 

Net 
Floorspace 
(m2) 

Circulation 
(m2) 

Dwelling 
floorspace 
(m2) Dwellings Population 

1 957 48 77 833 4 Basement + first 3330 48 666 666 2664 799 1865 41 77 

2 3680 184 294 3202 4 Basement + first 12806 177 2561 2401 10405 3122 7284 162 300 

3 640 32 51 557 3 Ground - internal 1670 15 0 418 1253 376 877 19 36 

4 1330 67 106 1157 4 Basement + first 4628 64 926 868 3761 1128 2632 58 109 

5 316 16 25 275 3 Ground - internal 825 7 0 206 619 186 433 10 18 

6 960 48 77 835 3 Ground - internal 2506 22 0 626 1879 564 1315 29 54 

7 495 25 40 431 3 Ground - internal 1292 12 0 323 969 291 678 15 28 

8 6830 342 546 5942 4 Basement + first 23768 329 4754 4457 19312 5794 13518 300 558 

9a 2744 137 220 2387 4 Basement + first 9549 132 1910 1790 7759 2328 5431 121 224 

9b 4304 215 344 3744 5 Basement + first 18722 241 2996 3744 14978 4493 10485 233 432 

9c 6200 310 496 5394 5 Basement + first 26970 347 4315 5394 21576 6473 15103 336 623 

Total 28456 1423 2276 24757     106068 1394 18127 20894 85174 25552 59622 1325 2459 
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TABLE 14 MODERATE GROWTH SCENARIO 

Map 
ref. 

GDA 
(m2) 

Open 
Space 
(m2) 

Landscaping, 
setbacks, site 
access (m2) NDA (m2)  Levels Parking Format 

Gross 
Floorspace 
(m2) 

Car 
Spaces 

Basement  
parking 
(m2) 

Other 
parking 
(m2) 

Net 
Floorspace 
(m2) 

Circulation 
(m2) 

Dwelling 
floorspace 
(m2) Dwellings Population 

1 957 96 96 766 2 External - on site 1531 27 0 766 766 77 689 13 25 

2 3680 368 368 2944 2 External - on site 5888 105 0 2944 2944 294 5594 102 203 

3 640 64 64 512 2 External - on site 1024 18 0 512 512 51 973 18 35 

4 1330 133 133 1064 2 External - on site 2128 38 0 1064 1064 106 2022 37 74 

5 316 32 32 253 2 External - on site 506 9 0 253 253 25 480 9 17 

6 960 96 96 768 2 External - on site 1536 27 0 768 768 77 1459 27 53 

7 495 50 50 396 2 External - on site 792 14 0 396 396 40 752 14 27 

8 6830 683 683 5464 2 External - on site 10928 195 0 5464 5464 546 10382 189 378 

9a 2744 274 274 2195 2 External - on site 4390 78 0 2195 2195 220 4171 76 152 

9b 4304 430 430 3443 2 External - on site 6886 123 0 3443 3443 344 6542 119 238 

9c 6200 620 620 4960 2 External - on site 9920 177 0 4960 4960 496 9424 171 343 

Total 28456 2846 2846 22765     45530 813 0 22765 22765 2276 42488 773 1545 
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5.4. RETAIL DEMAND 

The potential increase in population of between 1,800 and 2,800 residents in the study area and 

surrounds would generate substantial new demand for local retail floorspace. 

Urban Enterprise’s retail model estimates the floorspace required to service the retail needs of 

residents in particular areas, based on the average annual retail expenditure per resident drawn 

from the ABS Household Expenditure Survey.  

Table 15 shows the total expenditure pools and floorspace required for the two population 

scenarios. The potential ultimate population of the study area would generate demand for an 

estimated 4,500m2 (medium density) to 6,700m2 (high density) of retail floorspace.  

TABLE 15 RETAIL EXPENDITURE POOL AND FLOORSPACE REQUIRED 

 

HIGH GROWTH MODERATE GROWTH 

Expenditure Pool Floorspace 
Required 

Expenditure Pool Floorspace 
Required 

 Food   $ 19,335,142         2,762 m2  $ 12,998,706         1,857 m2 

 Non Food   $ 15,822,349         3,956 m2  $ 10,637,112         2,659 m2 

 Total   $ 35,147,491         6,718 m2  $ 23,635,818         4,516 m2 

 

Existing retail floorspace could be expected to absorb a proportion of this demand, estimated at 

around one third. The remaining 3000 – 4500m2 would be required within the local area. This is in 

the order of a small neighbourhood centre.  

The type of retail development most suited to this location over the development timeframe could 

include: 

• A small supermarket ; 

• Café or restaurant or take away food; 

• Specialty shops; and 

• Retail services such as hairdressers, drycleaners, etc. 

Retail uses should be concentrated at the ground floor of developments along the Albert street 

frontage near Lygon Street, and along the Cross Street frontage opposite Fleming Park to reflect 

the objectives of the Brunswick Structure Plan. 

Redevelopment along the frontage to Cross Street could take advantage of the park aspect for 

retail uses (eg. café with al fresco dining). 
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5.5. DEMAND FOR OFFICES 

The study area may also present the opportunity to provide office space, considering the trend 

towards residents in the local area who are employed in professional occupations and industries 

requiring office space. A significantly higher than average proportion of Brunswick Local Area 

residents are employed in the ‘Professional, Scientific and Technical Services’ sector (12% 

compared to 6% across Metropolitan Melbourne). This industry is a significant demand driver for 

office space. Other industries adding to this demand include ‘Information Media and 

Telecommunications’, ‘Financial and Insurance Services’, ‘Rental, Hiring and Real Estate 

Services’, ‘Administrative and Support Services’, and ‘Public Administration and Safety’. Table 16 

shows that 56% of Brunswick Local Area residents employed in these sectors work in the 

Melbourne LGA. Only 10% work in Moreland.   

TABLE 16 PLACE OF WORK (LGA) OF BRUNSWICK LOCAL AREA AND MORELAND LGA RESIDENTS 
EMPLOYED IN ‘OFFICE’ INDUSTRIES  

LGA 
Brunswick & 
Brunswick East% Moreland LGA % 

Melbourne 56% 50% 

Moreland 10% 12% 

Port Phillip 8% 7% 

Yarra 7% 5% 

Boroondara 3% 2% 

Moonee Valley 2% 4% 

No Fixed Address 2% 3% 

Darebin 2% 3% 

Stonnington 1% 1% 

Whitehorse 1% 1% 

Other 8% 12% 

Source: ABS, 2006 Census of Population and Housing. 

When compared with other ‘middle’ municipalities in similar locations with respect to the CBD, 

Moreland has the lowest containment rate for ‘office’ based industries (12%).  Table 17 shows the 

location of work for residents of each middle LGA employed in ‘office’ sectors. The average job 

containment rate is 18%. The highest ‘office’ job containment rate is in Boroondara (24%), 

followed by Bayside (23%) and Banyule (21%).  
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TABLE 17 JOB CONTAINMENT FOR RESIDENTS OF MIDDLE LGAS EMPLOYED IN ‘OFFICE’ 
INDUSTRIES  

LGA Own LGA Other Middle LGAs Melbourne LGA Other LGAs 

Booroondara 24% 7% 45% 25% 

Bayside 23% 10% 39% 28% 

Banyule 21% 14% 38% 27% 

Stonnington 19% 8% 48% 25% 

Glen Eira 18% 12% 40% 31% 

Hobsons Bay 18% 11% 42% 29% 

Moonee Valley 18% 11% 48% 24% 

Darebin 15% 13% 45% 26% 

Maribyrnong 13% 12% 49% 26% 

Moreland 12% 13% 50% 25% 

Middle LGA Average 18% 11% 44% 27% 

Source: ABS, 2006 Census of Population and Housing. 

There are many benefits associated with a high job containment rate. Being able to work close to 

home allows residents to travel shorter distances, thus saving time and money and reducing the 

impact on the environment by using less fuel and enhancing the attractiveness of non car-based 

modes of travel.  

Moreland has the lowest office job containment rate of all middle Melbourne municipalities, and 

also has a large and growing proportion of its resident base employed in office based industries. 

This presents the opportunity to increase the job containment rate of the municipality by providing 

more office space in strategic locations close to public transport and open space. As such, office 

space would be an appropriate and desirable land use within the study area.   

The demand for, and opportunity to provide office space is furthered by the potential future 

population of the study area and nearby residential developments that are planned or under 

construction. The characteristics of the future residents of these higher density apartment 

buildings are likely to reflect or accelerate the trend towards employment in office based 

industries in Brunswick and Brunswick East.  

5.6. OFFICE JOB CONTAINMENT FOR PROJECTED PRECINCT POPULATION 

Table 18 shows the estimated labour force generated by residential redevelopment in the study 

area using low and high population growth scenarios.  It is estimated that residential 

redevelopment in the study area will lead to an additional 900- 1,500 local residents which are in 

the labour force. 
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TABLE 18 ESTIMATED LABOUR FORCE CREATED BY PRECINCT DEVELOPMENT 

  HIGH GROWTH MODERATE GROWTH 

Population capacity of 
study area assuming 
redevelopment 2,459 1,545 

Proportion of population 
aged over 15 years in 
Moreland (C)- Brunswick 
SLA 88.3% 88.3% 

Projection of population 
aged over 15 years 2,171 1,364 

Proportion of population 
aged over 15 years and 
employed  69.05% 69.05% 

Projected labour force 1,500 942 

Source: Census Data, Australian Bureau of Statistics, 2006. 

Table 19 shows that residential redevelopment in the study area will lead to an increase of 300-

500 residents working in industries which require office space.  This is based on the existing 

proportion of residents employed in industry sectors that require office floorspace. 

TABLE 19 ESTIMATED OFFICE SPACE DEMANDED BY PRECINCT DEVELOPMENT 

Industry Division: HIGH GROWTH MODERATE GROWTH 

 

% of 
employees in 
each industry 
division 

No. of 
employees 
working in 
each industry 
division 

% of total 
employment 

Number of 
employees 
working in 
each industry 
division 

Professional, scientific and 
technical services 12.2% 183 12.2% 115 

Public administration and 
safety 6.9% 104 6.9% 65 

Financial & insurance 
services 5.2% 78 5.2% 49 

Information media & 
telecommunications 4.0% 60 4.0% 38 

Administrative and support 
services 3.9% 59 3.9% 37 

Rental, hiring and real 
estate services 1.1% 17 1.1% 10 

Estimated increase in 
office workers living in 
study area 33.3% 500 33.3% 314 

Source: Census Data, Australian Bureau of Statistics, 2006. 

Table 20 shows the projected floorspace required by office workers living in the study area, 

assuming redevelopment. This is based on applying industry standards for floorspace per job. 

Approximately 8,500 square metres of office floorspace will be required assuming medium 
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density redevelopment. Approximately 13,500 square metres of floor space will be required 

assuming high density redevelopment. 

If we assume that 18% of office jobs should be contained locally – in line with the median for 

middle Melbourne Municipalities, there would be a requirement for a minimum of 1,523 m2 of 

office floorspace within the subject precinct based on the medium density development scenario. 

TABLE 20 PROJECTED OFFICE FLOORSPACE REQUIRED BY OFFICE WORKERS LIVING IN 
REDEVELOPED STUDY AREA 

  HIGH GROWTH MODERATE GROWTH 

 

Additional 
Jobs 

Sqm of 
Floor Space 

per job 

Floor Space 
required 

(sqm) 

Additional 
Jobs 

Sqm of 
Floor Space 

per job 

Floor Space 
required 

(sqm) 

Professional, 
scientific and 
technical services 183 22.1 4,044 115 22.1 2,542 

Public administration 
and safety 104 40.2 4,181 65 40.2 2,613 

Financial & insurance 
services 78 21.0 1,638 49 21.0 1,029 

Information media & 
telecommunications 60 22.1 1,326 38 22.1 840 

Administrative and 
support services 59 30.9 1,823 37 31.9 1,180 

Rental, hiring and real 
estate services 17 25.7 437 10 25.7 257 

Total 500 - 13,449 314 - 8,461 

Source: Melbourne Census of Land Use 

5.7. CONCLUSIONS 

The following conclusions can be made based in relation to the supply and demand for 

commercial uses in the study area: 

• The Brunswick area has a good supply of retail floorspace, with the food retail providers 

generally located in the west of Brunswick. There are no supermarkets in East Brunswick; 

• The potential residential population yield of the study area is estimated at between 1800 and 

2800 persons. This increase would generate demand for around 3,000 – 4,500m2 of retail 

floorspace – equivalent to a small neighbourhood centre – considering the capacity of 

existing and future supply; 

• The recommended retail mix to support the increase in population in the local area would 

include a small supermarket, a café, restaurant or takeaway food outlet, 2 to 4 specialty 

shops and some retail services such as hairdresser or drycleaners; 

• Retail development could be concentrated at the ground floor of developments along Albert 

Street and potentially Cross Street to take advantage of the park aspect and pedestrian 

amenity; 
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• A large and increasing proportion of the Brunswick Local Area residents are employed in 

office based industry sectors. Most of these workers, however, are employed in the 

Melbourne LGA.  

• Moreland LGA has the lowest office job containment rate of any middle Melbourne 

municipality (12%). This is well below the average office job containment rate for middle 

municipalities of 18%. 

• Considering the future population growth in the local area and the trend towards residents 

employed in office jobs, the subject site presents a clear opportunity to contain office space 

and thus improve job containment in the municipality.  

• If we assume that the subject precinct provides office job containment in line with the 

median across the middle LGA’s of Melbourne at 18%, there would be a requirement for 

1523m2 of office space within the precinct (this is based on the lower residential growth 

scenario). 
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ROUND 1 CONSULTATION MEETING NOTES 
Land owners / Business operators meeting: 4pm, 28 October, 2009 

John Ferella, Forbes Bramac, 55 Albert Street 

Background 

• Forbes Bramac are the occupier of 55 Albert Street.  Forbes has been in business since 1984 
and has been in the current location since 1995, prior to this Forbes was located in Clifton Hill. 

• Light manufacturing, metal fabrication and products. 

• Forbes has the option to continue its operation for the next 5-6 years in the current location.  
Forbes employs 8 people and operates during the hours of 5am to 4pm weekdays. 

• The strategic advantage to the Brunswick location is that Brunswick is central to the customer 
base. 

• Forbes has capacity to increase in size by another 20%, within its existing building. 

• They have had no issues with residents since 1995 except for 1 complaint when resident 
wasn’t happy about an open roller door to let air in and this was resolved. 

• Catering for the market in the inner suburbs would be problematic if they moved to the outer 
suburbs since they would be too far away. 

• They use some car parking on Cross and Albert Streets. 

Issues and Opportunities 

The key issue is the limited availability of parking on the street for both workers and customers. 

Future Use 

Likely to continue existing use over the next 5-6 years.  Any redevelopment therefore would be in 
the long term 5-10 years. 

Anthony Mananov, LMB Knitware, 1 Cross Street 

Background 

• LMB Knitware is the owner/ occupier of 1 Cross Street.  The business manufactures knitted 
products beanies and scarves for local and export markets. 

• The company has been located at the site since 2004, and was previously location on Albert 
Street.  LMB Knitware was established 40 years ago. 

• LMB Knitware employs 12 people and operates from 7:30am-7:00pm. (with main operation 
8am-5pm with some Saturday morning when very busy). 

• One of their labels plays on the local Brunswick tag so they would not move from Brunswick. 
They do, however, support the rezoning and would be happy to move from this site. 

• They produce a humming noise but have received no complaints about it. 

• All their parking is located on site. 

• 53, 1, 1A and 1B Cross Street used to be the one site, a packaging factory. 
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Issues and Opportunities 

Key issues identified are: 

• Drainage problems on Albert/Cross Street: the area floods after heavy rain; 

• Limited parking and narrow streets.  The narrow streets cause some difficulty for truck and car 
movement, and provide limited scope for parking. 

• There may opportunity to capture excess storm water during heavy rain and use it for watering 
the adjoining park. 

Future Use 

The owner is open to rezoning and possible future use of the site for residential.  Any future 
development would need to offset the cost of re-establishing the business elsewhere. 

Based on the above the timeframe for redevelopment would be medium term: 3-7 years. 

Land owners Meeting: 6:30pm, 28 October, 2009 

Owner/occupier, 122A Victoria Street 

• Industry: PC repairs but no one accesses them directly on site. 

• They have occupied the site for 7 years. They are considering installing a roof-top garden. 

• 118-122A all require owner / occupancy permits to meet Council requirements. 

• Commuters are more of a problem because of parking in the streets. People park and then get 
on the tram. 

• Cars are located on each side of the street making it hard for trucks to pass through. 

• Large developments have issues with visitor parking. 

• Narrow streets are an issue with blind spots turning into Victoria Street and trying to pass on 
corners. 

• Issues: 
− Cafés, small retail possible 
− Very protective of Fleming Park and off-leash area for dogs. 
− 5 storey maximum. 
− Bike paths needed. 
− Bikes speeding through Fleming Park is an issue. 
− Should the children’s playground be fenced off? 
− Methven Park – lots of activity/potential 
− Anything to improve pedestrian amenity would be supported. 
− Need more large canopy street trees. 
− Lots of prams 

• Cited a park in Carlton example – collecting stormwater and sending it to parks. 

Owner/occupier, 88 Albert Street 

Industry: Building. 

• They have occupied the site for 10 years. 
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Land owners Meeting: 4pm, 29 October, 2009 

Cougar Sportswear, owners 5 Cross Street 

Background 

Cougar Sportswear manufactures sports jumpers, singlets, polo’s and socks.  The business has 
been in operation for over 10 years, and was originally located in Nicholson Street. 

• Cougar Sportswear owns the site at 5 Cross Street.   The business has grown to a point where 
it will need to relocate to a larger facility. They could move away but not too far as it would be a 
drawback for their employees. 

• Operation hours: 8am-5pm (with some overtime). 

• The main access is from Cross Street with daily freight pick up from the back. 

• The site was previously used for clothing and the building built in 1983. 

• Their floor area is 700m2 

Issues and Opportunities 

Parking would be an issue if all industrial sites were being used for business purposes.  Cougar 
utilise next door spaces for overflow parking. 

Future Use 

The owners of the site would investigate residential use, if the site were to be rezoned.  Initially the 
owners considered a three storey development would be appropriate however, the owners would 
consider redeveloping the site with a neighbour if the opportunity presented itself.  This would allow 
them to increase the height. 

The business would need to be relocated elsewhere, therefore the time frame for development 
would be short to medium term (2-5 years) if the site were rezoned residential. 

Howard McCorkell, Contractors, 1B/1A Cross Street 

Background 

The site is owned by a contractor/developer and is used primarily for storage purposes.  The owner 
purchased the site three years ago, due to the long term opportunity to develop for residential or 
mixed use purposes. There is a caretakers house on the site. 

The owner also has two other locations to relocate his business to in Altona and Richmond. 

Issues and Opportunities 

• Contamination has been identified as a likely issue facing the site and the area, due to its 
previous industrial uses.  The developer said that this wouldn’t be enough to deter the 
development. 

• The area presents an opportunity for mixed use – residential and office development. 

• More than 5 storeys would be envisaged. 

• The owner admitted there may be a requirement for the development to step down in size to 
Segdman Street, however due to no issues of overlooking or amenity conflicts could be full 
height along Cross Street. 

• Improvements they think should occur: 
− Better access to the park. 
− Improved footpaths / naturestrips with developments. 
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Future Use 

The owner is supportive of future residential and small office use in the precinct.  The owner would 
consider a development of five or six stories for any development. 

Individual Meeting 

Paul Delidius, DeGroup 240 Lygon Street 

Background 

The Degroup has formally submitted a planning application for the front half of 240 Lygon Street 
which is zoned Business 1 Zone. 

The plans include an 11 storey residential building with 4 level basement carpark and retail 
premises along Lygon Street.  

The DeGroup initially would have redeveloped the entire site including the rear section of 240 
Lygon Street (zoned Business 3) as one development.  An initial Masterplan was prepared by 
Peddle Thorpe for the entire site.  However the rear of 240 Lygon Street required a rezone to a 
more suitable zone to allow for this to occur.  Due to the timely rezoning process, the developers 
proceeded with preparing plans only for the front half of the site under a Business 1 Zone. 

Issues and Opportunities 

• The owner acknowledged the opportunity for the site to provide pedestrian links through to 
Methven Park. 

• The owner acknowledged that the rear of 240 Lygon Street would be suitable for up to a six 
storey residential development. 

Future Use 

The owner highlighted that DeGroup would develop the entire site (240 Lygon Street) as one, if the 
site were to be rezoned to a use which would accommodate residential. 

The focus for the rear of the site is likely to be residential only.  The height which the developer 
would investigate for the rear is up to 8 stories. 

If the site were rezoned, the developer would move immediately on the preparation of plans, 
building on the initial masterplan for the site. 
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Residents’ Meeting: 6:30pm, 29 October, 2009 
• Height is a major issue and height restrictions are favoured. Existing heights (up to 3 storeys) 

preferred 

• Mixed use is preferred. 

• Industry does not worry the residents in terms of use or design detail and height. 

• Traffic and car parking are big issues especially with access from Gall Street to buildings 
fronting Lygon Street. 

• Parking is a problem and 1 hour parking restrictions are often not observed. 

• Overlooking / overshadowing etc. is an issue. 

• Through-traffic is restricted by big trucks. 

• Transition periods during construction need to respect dwellings. 

• Residents need off-street parking. 

• Dedicated bike paths. 

• Retain factory fronts on Gale Street with residents behind but only 2 storeys in height. 

• Retain existing setbacks. 

• Improve laneways but keep blue stone character. 

• Better sports facilities at the park. 

• Pedestrian link from Gale / Sedgeman to Methven Park 

Butcher’s paper notes (J. Smout notes) 

General issues 

Building heights in the future. 

A change of zone to allow residential will allow multi-storey residential buildings. 

Perhaps commercial height restrictions should be introduced. 

There is already a mixture of business and residential. Zoning that allows both uses is preferred. 

Gale Street is mainly small business. 

The 2 storey development that is there now is ok. 

Traffic, particularly truck traffic, is an existing problem. 

The pub generates a lot of parking on back streets until 1:00am. 

There are some resident parking permits. These can be made more restrictive. In making them 
more restrictive, care must be taken not to force business out. 

There is the potential for overlooking from high residential buildings with possible overshadowing 
also. 

Local issues 

All new buildings should have off street parking.  

Through-traffic 
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Trucks in Victoria Street are an issue. 

The usual traffic controls like speed bumps could be introduced. 

Overlooking – regulation of this 

Provide for bike paths off Lygon Street. 

Amenity / liveability 

• Gale Street: key existing factors, frontages with new building behind 

• Keep existing setbacks 

• 3 storey limits 

• Improve quality of back lanes – drainage surfaces 

Built form 

Retain the character particular the use of blue stone in back lane. 

Increase the amenity around the park. 

Increase the facilities and amenity in the parks. 

Pedestrian access to parks. 

Step back to lower building height behind Lygon Street and then average across. 

2 options: higher buildings on Lygon stepping down to park, or higher buildings on Lygon stepping 
down to low buildings then up again towards park.  Second option favoured. 

Requests 

Show us a “no change” option at the 2nd consultation where the existing zoning is kept. 

Consider a mixed use zone, which would gain the protection of residential zone. 

A shared meeting with residents and business next time. 

Survey 
A survey was distributed to all landowners, business tenants and residents within the study area. 9 
surveys were received in response.  1 respondent was both a landowner and occupier. 6 of the 9 
surveys completed were landowners only while 2 were occupants only. 

10 different sites were represented in the survey responses. 4 were located on Gale Street, 3 on 
Albert Street, 2 on Victoria Street and one on Cross Street. 6 of the 10 sites are currently being 
used for residential and 4 are being used for business. 

Business Respondents 

Of the site surveys, the business sites are typically used for office or manufacturing and as a 
warehouse. One site is also used for storage and a showroom. Only 1 of the 4 business sites 
contains more than one business sharing the space. The years the sites have been used for the 
current businesses varies between 5 and 25 years. 3 of the sites intend remaining at the site for 16 
to 20 more years. The other business may need to relocate after 3 to 4 years so they can grow, 
even though they do not currently intend to relocate.  None of the other businesses currently intend 
to relocate either. Growth of the other businesses will not require relocation or extension. Half of 
the businesses expect to grow and half expect to remain stable.  
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Two of the businesses employ 12 full-timers and 2 part-timers. One started off with the same 
number and intends to employ 2 more full-timers in the next 2 years. The other only started with 7 
employees and in the next 2 years intends to drop back down from 14 to 10 employees. These 
businesses employ people with a range of skills. This includes unskilled labour and skills in sales, 
administration, management and sewing machinery as well as professional and technical skills. 

All of the businesses that responded to the survey are located near to or adjacent to residential 
uses. No conflict with these areas appears to have occurred. 

Issues and comments that were noted by businesses were: 

• Parking permits would be good for residents and businesses. Currently facing huge 
issues with parking due to building developments in Lygon Street. 

• Through traffic shortcutting to the lights at Albert Street needs to be stopped. 

• Residential uses should be more present (according to the landowner and occupier of a 
site currently being used for manufacturing who wants to use it for residential). 

Residential Respondents 

4 of the 6 sites are currently being tenanted. Half of the sites are intended for redevelopment for 
investment purposes.  

Site 1 has been occupied by the home owners who wish to make a small extension to the dwelling 
for an additional bedroom and a bathroom. The owners of this property commented that they 
strongly oppose any further large developments along Lygon Street. 

Site 2 has been occupied by the home owners’ children for 6 years. 

Site 4 and 5 are being leased month by month by the same landowner. One site has been 
occupied for one year and the other 2 years. 
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