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Importance and Key Issues

Geelong has an established and diverse industrial base supported by road, rail, air and sea transport infrastructure, a network of quality education and research facilities, good access to raw materials, and a skilled workforce. Much of the industrial fabric of Geelong has been determined by historic land uses that have traditionally located on the Bay for port access or on the Barwon River.

Industrial land is a major resource in the City of Greater Geelong and the activity which it supports is both synonymous with Geelong and a crucial component of the region’s economy.  Geelong has traditionally owed its existence to its industrial foundations much more so than its role as a service centre to the region.  Over time however, and with structural reform, patterns of employment have changed and the relative importance of industry or manufacturing as an employer has declined, and continues to decline.

Nevertheless, it is expected that a portion of future employment opportunities will be within the industrial sector.  Geelong has a broad range of key industries with no single industry dominating the local economy. These key industries must be supported in order to maintain the economy.

Geelong has a good supply of vacant land and existing building stock to accommodate any development or expansion proposal.  Suitable zonings, access to services and utilities, and sites of all sizes, from small allotments to large greenfield tracts, are available.  Prices of industrial land in Geelong are extremely competitive compared with costs in metropolitan Melbourne and this is a key element of Council’s economic development marketing strategy.

The City’s Inventory of Industrial Lots, June 1995, identified that the total area of vacant lots in the City was 835.5 hectares, with lots ranging in size from small to broadacre.  Just over half of this capacity is located in the Heales Road Industrial Estate.

Despite this supply, as the nature of industry changes, the location and type of land required needs review.  Opportunities to locate industries in clusters to take advantage of research and production synergies must be provided, as must suitable areas in which to grow existing industries and site large new industries.  These current and future needs require review to ensure that adequate and suitable land is available.

Many of Geelong’s industrial locations are in areas that would now be considered inappropriate, such as on floodplains and the Barwon River escarpment.

Older or under-utilised industrial areas in the inner suburbs, such as Newtown and South Geelong, present opportunities to be redeveloped to meet the changing locational needs of industry and other mixed use development interests, or urban consolidation opportunities.  Further strategic work will be required to assess the long term use and development of such areas.

The Heales Road Industrial Estate has been established as an area suitable for medium to large sized manufacturing and production support industries. It is the only greenfields industrial estate in Geelong and comprises over 400 hectares of serviced land  The size of the estate and it’s proximity to Avalon Airport, the Geelong Port and major road and rail infrastructure (including extensive frontage to the Geelong Ring Road) make it an industrial area of  state significance. Because of these strategic attributes, the estate can accommodate the stringent location, accessibility and amenity requirements or large, export oriented businesses seeking to service Metropolitan Melbourne, the Geelong Region, Victoria’s western districts and indeed national and international markets. Council owns about 110 hectares of land in the Estate. 

The estate occupies a key ‘gateway’ location to urban Geelong .and development on the estate will be highly visible form the Geelong Ring Road. It is therefore vital that development on the estate provides a high level of visual amenity when viewed from major transport routes and surrounding land uses, particularly the Geelong Ring Road. 
Council is committed to maintaining the rural buffer between the Heales Road Industrial Estate and urban Lara to safeguard the future of the estate for its optimal development potential.

Protection of this key asset is vital and an overlay measure has been incorporated into the Scheme to provide the necessary controls.

Orica Ltd owns 792 hectares of land immediately west of the Point Wilson Commonwealth Explosives Area, at Avalon. The company purchased the land in the early 1970’s with the intention to develop a petrochemical chlorine alkali manufacturing plant.  Whilst this proposal has been deferred since the early 1980’s, the land has been retained by Orica because of the potential of the site to accommodate a major chemical manufacturing plant (in terms of its size, location, transport linkages, accessibility to markets, proximity to urban areas of Geelong and Melbourne).

Council’s continuing commitment to the suitability of Orica’s land as the site for a future major industrial development is recognised by the zoning of the land as Industrial 2 with accompanying development overlays.

Whilst access to the Port is an economic and investment advantage, port land is at a premium and in limited supply with the exception of several strategic tracts of land owned by Toll Geelong Port.  Given the current level of industrial development in the port area, and the reliance of these industries on proximity to port facilities, there will need to be major justification for alternative uses of land for non-industrial purposes.  This is despite the perceived visual and environmental impact of industry on the bay environs.

The Moolap Industrial Estate consists of generally small allotments occupied by light industries, peripheral sales and repair operations.  There are a number of vacant allotments throughout the subdivision.  The Moolap area is typical of older unplanned industrial estates where the external amenity is poor.  This area has no reticulated sewerage system and as such is only suitable for ‘dry trades’.  This is addressed by a local policy.

Despite its recognition in this Scheme, the need for retention of the vacant Marshall industrial zoning is questioned.  Whilst the area has been zoned for industrial use since the inception of formal zoning in the mid 1950’s, it has significant problems in servicing and drainage and does not have the competitive advantages of Geelong’s northern industrial areas.  The types of industries liable to locate in this area could be better accommodated in the existing industrial areas of Moolap, Newtown, South Geelong and Breakwater.  Until a review is conducted of industrial land needs a Development Plan overlay is applied to ensure any possible development accords with an overall plan for the area.

Geelong currently lacks quality industrial/employment land which can accommodate the changing needs of industry towards more office/showroom space, quality warehousing and manufacturing, industry and research and development clusters.  It is considered that further investigation should be undertaken into designating such an area.  If achieved, such area(s) could promote synergies within and between businesses in the region.

Existing industrial activities must be supported particularly given the competition across the global market to maintain key industries such as Ford Australia in Geelong but detailed planning must acknowledge the changing patterns and their spatial implications on urban form.  In this context, Council is striving to achieve a diverse and growing industrial base in the secondary, tertiary and quaternary sectors that generates employment opportunities for the community and investment in the region.


Objective 1

To ensure that an adequate supply of land for industrial development is available and that this meets the changing needs of industry.


Strategies

· Provide a diversity of industrial locations to accommodate a range of industrial activities.

· Protect existing industrial locations from encroachment by non-industrial uses.

· Encourage the redevelopment of older and under utilised industrial areas for newer types of industry thereby making more effective use of existing infrastructure.

· Monitor industry and business investment trends to better understand and plan for changes in development and locational needs.

· Review the availability and suitability of industrially zoned land to meet current use and development patterns and future needs, and adjust the supply and zoning distribution accordingly.


Objective 2

To facilitate the development of the Heales Road Industrial Estate as a high amenity industrial area for manufacturing and production support industries.


Strategies

· Support the development of manufacturing and production support industries in the Heales Road Industrial Estate, in accordance with the 2007 Heales Road Industrial Estate Framework Plan. 

· Direct industries which require substantial buffer zones from sensitive land uses to the core of the Industrial 2 Zone in the Heales Road Industrial Estate.
· Restrict subdivision in the Heales Road Industrial Estate to the minimum lot sizes shown on the Heales Road Industrial Estate Framework Plan at Clause 21.22-1.

· Encourage regional and national scale businesses to locate in the Heales Road Industrial Estate.
· Ensure new development in the Heales Road Industrial Estate is configured to minimise the individual and societal risk levels attached to the Shell LPG Storage Facility.
· Where appropriate, refer applications for the development of land in the Heales Road Industrial Estate to WorkSafe Victoria.  

· Ensure development on the Heales Road Industrial estate provides a high level of amenity for workers on and visitors to the estate.
· Ensure development on the Heales Road Industrial Estate provides an attractive frontage to the Geelong Ring Road.

· Ensure development on the Heales Road Industrial Estate provides a high level of visual amenity when viewed from major transport routes and surrounding non-industrial land uses.

· Ensure subdivision and development on the Heales Road Industrial Estate incorporates best practice stormwater quality and re-use measures wherever possible 

· Protect the Heales Road Industrial Estate from residential encroachment and from other sensitive uses by maintaining extensive buffer distances.


Objective 3

To attract new industrial development and investment that will contribute to long term economic growth and employment.


Strategies

· Promote the opportunities and advantages of Geelong’s industrial areas.


Objective 4

To achieve a high standard of amenity and environmental quality in industrial development.


Strategies

· Ensure industrial development is adequately serviced and does not create adverse environmental impacts.

· Facilitate good design and landscaping outcomes for industrial developments that enhance the City’s built form and provides amenable working environments.


Implementation

These strategies will be implemented by:


Using local policy and the exercise of discretion

· Using local policy to ensure that only ‘dry trades’ establish in the Moolap Industrial Estate (Moolap Industrial Estate – Dry Industry Local Policy, Clause 22.17).

· Using local policy to ensure a high level of amenity for industrial areas and individual developments (Industrial Development – Design and Siting Local Policy, Clause 22.15).

Applying Zones and Overlays

· Applying the Industrial 1 Zone to areas of general industrial activity.

· Applying the Industrial 2 Zone to areas of existing heavy industrial activity and areas suitable for potentially offensive and potentially hazardous manufacturing industries.

· Applying Schedule 7 to the Design and Development Overlay to ensure that an effective buffer distance is maintained between existing and future dwellings on the south side of Minyip Road, Lara and the Heales Road Industrial Estate.

· Applying Schedule 3 to the Development Plan Overlay to land included in the Industrial 1 Zone at Marshall in the Sparrowvale/Tannery Road area to ensure coordinated development.

· Applying Schedule 5 to the Development Plan Overlay to the Orica land at Avalon to ensure that development responds to the Orica Land Development local policy and results in an integrated and environmentally sensitive single industrial development.

· Applying the Special Use Zone – Schedule 6 Port Areas to existing and proposed port facilities along the shores of Corio Bay.
· Applying Schedule 18 to the Design and Development Overlay to ensure that industrial development on the Heales Road Industrial Estate provides a high level of amenity for workers on and visitors to the estate, as well as a high level of visual amenity when viewed from major transport routes and surrounding non-industrial land uses. 

Undertaking further strategic work

· Undertaking an industrial land needs analysis to determine the longer term land and infrastructure needs of industry.  This study to incorporate an update of Council’s ‘Inventory of Industrial Lots, June 1995’.

· Reviewing the application of the Industrial Zones in the context of this study to ascertain if the distribution of the industrial zones are the most appropriate for achieving Council’s industry objectives.

· Preparing industrial land use siting and design guidelines that include building form and design, setbacks, landscaping, and car parking provisions.


Other Actions

· Continued business assistance, facilitation and promotion of industrial development by Council’s Economic Development Services Unit and the Geelong Development Board.

· Working with industry to identify longer term land and infrastructure needs, developing associated policy statements, and an industrial infrastructure strategy for the municipality.

· Maintaining and developing the City’s transport and utility infrastructure in order to facilitate continued commercial and industrial growth.


References
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Heales Road Industrial Estate Framework Plan
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