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Executive summary

In 2015, Spatial Economics updated a set of reports on the status of land supply for the G21 region for both residential and industrial land. This report (industrial land component) provides an update to the reports produced for the Geelong LGA. 

SupPLY of Industrial Land

The industrial land market in the City of Greater Geelong is spread across the municipality. For this report, eleven industrial precincts have been established based primarily on distinct localities.

Since the last report in June 2015 there have been some changes to the overall supply of industrial. Avalon Airport land has been allocated within the Special Use Zone for industrial use and included area has been expanded. There has been the exclusion of known undevelopable areas that had been previously counted, treatment of the Avalon Special Use Zone as its own entity and area refinement of the North East Industrial Precinct. Hence the totals of industrial supply are not directly comparable to the 2015 study.

As at September 2018, there was a total of 2,709 hectares of zoned industrial land stocks including approved future growth areas (excluding Avalon Airport and WEP), of which 480 hectares were assessed as available (supply) for industrial purpose development. This quantum of zoned industrial supply relative to unavailable industrial land stocks equates to a total land area vacancy rate of 18%.

In terms of the geographic spread of zoned industrial land stocks across the municipal area of Geelong, there are significant levels through the established/older industrial areas, including; Geelong Central (684 hectares), Geelong South (250 hectares) and Moolap (399 hectares).

There is a large new industrial estate at Armstrong Creek (North East Industrial Precinct) of 96 hectares. Another major industrial precinct - the Geelong Ring Road Employment Precinct (GREP) has a total of 491 hectares of industrial land. There are also smaller local industrial estates in Lara, Ocean Grove and Portarlington. The precincts in these three towns predominantly service the local economy/population.


There is one site identified as future industrial land in Armstrong Creek –‘Western Employment Precinct’ (158 hectares) currently zoned Urban Growth Zone (UGZ), however it requires an approved precinct structure plan completed prior to potential land development. The Avalon Precinct (1755 hectares) is currently zoned Special Use Zone – Schedule 11 and can accommodate a variety of commercial and industrial uses.

There is a variety of industrial zones across the Geelong municipality with 1,525 hectares of land zoned Industrial 2 (IN2Z). This land is predominantly located in GREP (420 hectares) and Geelong Central (411 hectares).

There is 971 hectares of land zoned Industrial 1 (IN1Z) with the large proportion located in Geelong Central, Geelong South and Moolap.
Recent Activity

From June 2015 to September 2018 there were a total of 436 zoned industrial land subdivisions, with the most activity located in the industrial precincts of Geelong Central (120), Geelong South (175) and to a lesser degree – GREP (50), Ocean Grove (33) and Moolap (37).

The vast majority (84%) of subdivisions are below 0.5 hectares with 69% (337) below 0.1 hectares.

Land Consumption

From 2015 to 2018 on an average annual basis, 23.0 hectares per annum of industrial land has been consumed. This has increased from the consumption rate calculated in the previous report of 9.5 hectares per annum. The recent consumption has occurred in GREP (40.7 hectares), Geelong Central (7.9 hectares) and Geelong South (5.6 hectares). There has been limited (less than 2 hectares) consumption in the other industrial precincts in the last three years. There has been consumption of 10.6 hectares in the Avalon special use zone included in the above calculations. Note: Excluding the special use zone areas annual industrial land consumption is 19.5 hectares. 


Adequacy

In total, there is approximately 21 years industrial zoned land across the municipality of Geelong based on the average annual rate of land consumption in the period 2015 to 2018 excluding Avalon SUZ and the Western Employment Precinct. In terms of future (unzoned) industrial land stocks it is estimated that there is 7 years of additional supply. 

To a large extent the industrial areas, are substitutable to each other, particularly the industrial precincts in Geelong except the GREP which is strategically planned for large industrial sites. This suggests that overall there is ample supply of industrial land to meet future demand for the municipality of Geelong as a whole however the supply is not evenly distributed across Geelong. Declining supply is evident in Geelong Central, South Geelong and Moolap.

There are sufficient industrial land stocks in the towns of Portarlington (4.0 hectares) and Ocean Grove (7.8 hectares). With limited supply zoned industrial land in Lara (Lara 0.55 hectares), there may be a need to provide additional land for local service requirements. The Lara West PSP includes an employment precinct (C2Z) to meet the future local service requirements for Lara.
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INTRODUCTION

1.1 Context

In 2015, Spatial Economics updated a set of reports on the status of land supply for the G21 region for both residential and industrial land. This report (industrial land component) provides an update to the reports produced for the Geelong LGA.

1.2 Purpose

The monitoring of land supply is a key tool to assist in the management and development of growth within the Geelong LGA.

These Land Supply Reports provide accurate, consistent and updated intelligence on residential and industrial land supply, demand and consumption. This in turn assists decision-makers in:

maintaining an adequate supply of residential and industrial land for future housing and employment purposes;

providing information to underpin strategic planning in urban centres;

linking land use with infrastructure and service planning and provision;

taking early action to address potential land supply shortfalls and  infrastructure constraints; and

contributing to the containment of public sector costs by the planned, coordinated provision of infrastructure to service the staged release of land for urban development.

2.0 APPROACH AND METHODOLOGY

The following provides a brief outline of the major methodologies and approach in the assessment of recent industrial lot construction, industrial land supply areas, industrial land consumption and associated demand projections and determination of assessing adequacy of industrial land stocks.

Industrial Land Supply

Industrial land is used for a defined set of industrial uses although there are often a significant proportion of non-industrial uses that occupy industrial land. In line with definition used by the State Government in the Metropolitan and Regional Urban Development Program, the zones that are considered primarily for industrial use are: Industrial 1 Zone (IN1Z); Industrial 2 Zone (IN2Z); and Industrial 3 Zone (IN3Z). Port Zone (PZ) and Special Use Zone Schedule 11 (SUZ11) have also been considered in the report.

Future (unzoned) industrial land is identified through various strategic planning policy documents and consultation with municipal officers. Future industrial land is currently unzoned to support industrial development, however the land is designated for future industrial purpose.

In this project every parcel of land is deemed to be unavailable or available as supply.

Supply – zoned industrial land classified as available for industrial development. This includes land that is vacant, disused or assigned to marginal non-industrial uses with little capital value, such as farm sheds.

Unavailable – zoned industrial land classified as unavailable for industrial development. This includes land already occupied by industrial uses, construction sites, major infrastructure, capital intensive farming operations, established residential premises or where it is known that the owner has strong intentions not to develop the land in the medium to long term.

For all industrial land, each individual parcel is recorded with its size and the applicable zone. This enables an assessment of the overall or gross stock of land either as unavailable or available as supply.
In several instances discrete parcels of land (within one title) have been created to demonstrate a high degree of availability for development on a particular site. For example, where there is a significant area of land with a specific use operating from a small portion of the land and it is understood the balance of the land is regarded as a potential development site, the title area has been split to show the occupied and vacant components of the land. This has been undertaken where these instances have been identified by the relevant Council representative.
The supply of industrial land must take into account the likelihood of a reasonable level of infrastructure servicing. However the level of servicing required for industrial land in small towns is not necessarily high and industrial land may be considered available with only limited services available.

All industrial land that is identified as available as supply, is assessed to determine the “net developable land” which is the land available to develop for industrial uses. This is after allowing for local roads and open space as well as allowing for any constraints that are on the land. These constraints including native vegetation, flooding, or terrain can be very significant and have large effects on the availability of land. The determination of net developable land is done on a site by site basis with reference to any constraints.
Industrial Lot Construction

Analysis of the cadastral database on land zoned for industrial purposes from June 2015 to September 2018 was undertaken to determine the location, volume and resultant lot size of industrial lot subdivisions.
Industrial Land Consumption

To determine industrial land consumption, examination of aerial imagery between specific periods was undertaken and updated to September 2018 via a land use survey of each previously identified vacant industrial allotment. 

In comparing the extent to which consumption has occurred, land has been ‘back cast’ against previous periods to ensure like for like areas have been compared. This has been done to ensure that the effect of the rezoning of new industrial land or the rezoning of industrial land to non-industrial uses does not distort the actual consumption that has occurred between periods.
Future Demand

Projected industrial land demand has been based on the recent industrial land consumption method that calculates the use of industrial land by location, by zone and importantly area. This method is utilised by State Governments’ Metropolitan and Regional Urban Development Program.

This method is particularly appropriate for large metropolises, regional centres and townships where there is sufficient demand for industrial land as well as unconstrained supply.

Historical industrial land consumption under the above conditions is a sound base to assess future consumption of industrial land consumption. However, economic/employment activity can and will invariably change. Specifically, as local resident population increases so will the requirement for additional employment land to ‘service’ the resident population needs. In addition, there is always the likelihood of ‘export’ related industry development that would require additional industrial land.

Due to this uncertainty relating to forecasting industrial land requirements, two additional demand scenarios are presented, namely a 25% and 50% increase in the demand for industrial land.

Due to the demand for industrial land being relatively ‘lumpy (compared to residential land) the above approach provides a sensitivity testing to allow for plausible significant increases in demand for industrial land.

Adequacy of Industrial Land Stocks

Industrial land supply adequacy is illustrated using the number of years of supply through the interaction of demand and supply. The number of ‘years of supply’ is measured by dividing estimates of both zoned and unzoned areas (net developable) by the average annual rate of industrial land consumption.

Demand scenarios have been developed to account for potential higher levels of future demand, to take into account either higher population growth or specific changes to the employment/industrial land market.

Industrial land is usually clustered together in definitive nodes or clusters due to the negative external effects of industrial uses on other land uses. Hence, industrial land is analysed through identified industrial precincts.

For the Geelong municipality the following industrial precincts have been identified (also refer Figure 1 within Section 5 of the report), and subsequently land supply information reported and assessed at an industrial precinct and municipal level.

Armstrong Creek North East Industrial Precinct & Western Employment Precinct;
Avalon Airport

Geelong Central;

Geelong Port

Geelong South;

Geelong Ring Road Economic Precinct (GREP);

Lara;

Moolap;

Ocean Grove;
Point Wilson; and
Portarlington

3.0 INDUSTRIAL LAND SUBDIVISION ACTIVITY

Detailed analysis of the cadastral database across industrial zoned areas was undertaken to establish the location, volume and resultant lot size of industrial subdivision activity. Table 1 summarises the results of this analysis. Figure 1 (within Section 5 of the report) illustrates the location of the industrial precincts across the municipal area of Geelong.

From June 2015 to September 2018 there were a total of 436 zoned industrial land subdivisions, with the most activity located in the industrial precincts of Geelong South (175), Geelong Central (120), and to a lesser degree – GREP (50), Ocean Grove (33) and Moolap (37).

The vast majority (84%) of subdivisions are below 0.5 hectares with 69% (337) below 0.1 hectares. Within the GREP precinct there have been 50 subdivisions with 21 of these between 1 and 5 hectares. There are no subdivisions below 0.1 hectare in this precinct. In Ocean Grove and Portarlington nearly all the subdivisions are less than 0.1 hectare. This provides a contrast between the local service industrial precincts of Portarlington and Ocean Grove compared to the export (or regional) oriented role of the GREP precinct.

Of the 436 industrial lots constructed in the past 3 years, 150 remain vacant as at March 2015.
Table 1: Number of Industrial Subdivisions by Lot Size, 2015 to 2018
	Industrial Precinct/ LGA
	Less than 0.1 hectares
	0.1 to 0.5 hectares
	0.5 to 1 hectares
	1 to 5 hectares
	5 to 10 hectares
	10+ hectares
	Total

	Geelong Central
	100
	7
	6
	6
	1
	0
	120

	Geelong South
	123
	35
	12
	5
	0
	0
	175

	GREP (Heales Rd)
	0
	15
	4
	21
	8
	2
	50

	Lara
	15
	0
	0
	0
	0
	0
	15

	Moolap
	26
	7
	2
	2
	0
	0
	37

	Ocean Grove
	31
	1
	1
	0
	0
	0
	33

	Portarlington
	5
	1
	1
	0
	0
	0
	6

	Greater Geelong LGA
	336
	76
	27
	35
	9
	2
	436


4.0 INDUSTRIAL LAND STOCKS

The following section of the report provides an overview of:

existing zoned industrial land stocks;

identified future (unzoned) industrial land stocks;

stock of available (supply) and unavailable industrial land stocks;

lot size distribution; and

estimated net developable area.

The industrial land market in the City of Greater Geelong is spread across the municipality. For this report, eleven industrial precincts have been established based primarily on distinct localities (see Figure 1 within Section 5 of the report). 

4.1 Industrial Land Stocks - Area

As at September 2018, there was a total of 2,709 hectares of zoned industrial land stocks including approved future growth, of which 480 hectares were assessed as available (supply) for industrial purpose development. This quantum of zoned industrial supply relative to unavailable industrial land stocks equates to a total land area vacancy rate of 18%. (The reduction in total supply from 2015 is due to the refinement in mapping of the Armstrong Creek future growth area, the removal of the South Geelong tip site and the treatment of Avalon Special Use Zone as its own entity). Table 3 summarises the gross area of industrial land stocks by status and zone type across the municipal area of Geelong.

In terms of the geographic spread of zoned industrial land stocks across the municipal area of Geelong, there are significant levels through the established/older industrial areas, including; Geelong Central (684 hectares), Geelong South (250 hectares) and Moolap (399 hectares). The industrial land at Point Wilson with an area of 659 hectares is considered currently, not available as supply due to the current difficulties in providing land development dependent infrastructure. It is recognised that this may change in time and/or ‘alternative’ industrial uses may emerge that do not require extensive service infrastructure.

There is a large new industrial estate at Armstrong Creek (North East Industrial Precinct) of 96 hectares. Another major industrial precinct – the Geelong Ring Road Employment Precinct (GREP) has a total of 491 hectares of industrial land. There are also smaller local industrial estates in Lara, Ocean Grove and Portarlington. The precincts in these three towns predominantly service the local economy/population.

There is one site identified as future industrial land in Armstrong Creek –‘Western Employment Precinct’ (158 hectares) currently zoned Urban Growth Zone (UGZ), however it requires an approved precinct structure plan completed prior to potential land development. The Avalon Precinct (1755 hectares) is currently zoned Special Use Zone – Schedule 11 and can accommodate a variety of commercial and industrial uses.

4.2 Industrial Land Stocks - Zones

There is a variety of industrial zones across the Geelong municipality with 1,525 hectares of land zoned Industrial 2 (IN2Z). This land is predominantly located in GREP (420 hectares), Geelong Central (411 hectares) and Point Wilson (659 hectares). There is an overall land area vacancy rate of 17% for land zoned Industrial 2 (INZ2) with most of the available supply (245 hectares) located in GREP.

There is 971 hectares of land zoned Industrial 1 (IN1Z) with the large proportion located in Geelong Central, Geelong South and Moolap. There is a land area vacancy rate of 11% for Industrial 1 zoned (IN1Z) land with the available supply (36 hectares) predominantly available in GREP. INZ1 land supply in Geelong Central, Moolap and South Geelong have dropped below 10% supply. There is also small amount available for development at Portarlington (5 hectares).

Geelong South, Lara and Ocean Grove have relatively small parcels of land zoned Industrial 3 (IN3Z). In total there is 23 hectares, with 8 hectares available as supply. Nearly all this identified available supply is located in Ocean Grove 7.5 hectares, on one parcel.

4.3 Industrial Land Stocks Changes 2015 - 2018

In the last three years since the production of the previous report, there has been no significant zone changes however we have redefined some areas. 

There has been the exclusion of known undevelopable areas that had been previously counted in 2015 such as some former landfill sites in South Geelong. Armstrong Creek NEIP has been redrawn on the basis of the applied zones under the approved PSP as 96 hectares.

Finally, the entire area zoned SUZ11 at Avalon have been designated as industrial land however has been treated separately in the report due to the specialisation of the zone. This land is seen as suitable for industrial activities that would locate within industrial zone areas. This area is gross 1755 hectares before local roads are built and approximately 1050 hectares is available as supply.
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4.4 Industrial Land Stocks – Lot Size Distribution

Table 3 details the number of zoned industrial lots by selected lot size cohorts. As at September 2018, there was a total of 2,881 zoned industrial allotments, of which 495 lots were identified as available supply representing a lot vacancy rate of 17%. This compares to 2,559 zoned industrial allotments, of which 339 lots were identified as available supply as at March 2015.

Of the 2,881 lots, over one half (1561) were less than 0.1 hectare in size, with 1011 (35%) sized between 0.1 hectare to 0.5 hectares. There are 604 lots in Geelong Central that are below 0.1 hectare in size, of these lots only 26 are identified as available supply. In contrast GREP has 165 lots sized below 0.1 hectare, of which all but one are identified as supply. This is unchanged from March 2013.

Ocean Grove has a total of 114 lots with 112 lots below 0.5 hectares with only 12 of these small lots available as supply.

Of the 1011 lots sized between 0.1 and 0.5 hectares, 404 are located in Geelong Central and 350 in Geelong South. There is a lot vacancy rate of 8% in Geelong Central (31) and 9% in Geelong South (32). Within this cohort there is a lot vacancy rate of 74% in GREP with a total of 38 lots and 28 available as supply.
There are 80 sites above 5 hectares of which 34 are identified as available supply. The majority of these large available allotments (14) are located in GREP. This figure includes the unsubdivided industrial areas in Armstrong Creek NEIP and Avalon. In the smaller industrial precincts of Lara, Ocean Grove and Portarlington there is only one site above 5 hectares, an unsubdivided site in Ocean Grove


4.5 Supply of Industrial Land

As previously outlined, there was at September 2018, 480 gross hectares of zoned industrial land supply including 96 hectares of now approved land identified for future industrial development (UGZ) –Armstrong Creek NEIP.

Of the 480 hectares of zoned industrial land supply, the majority is located in GREP with 281 hectares. There is also an additional gross 158 hectares available at the unapproved new industrial estate located in Armstrong Creek Western Employment Precinct. As detailed above Point Wilson has no land identified as supply due to servicing difficulties.

There is 5 hectares available in Portarlington with a land area vacancy rate of 77%. The older industrial precincts of Geelong South and Geelong Central have 23 and 28 hectares available with relatively low vacancy rates. Moolap has 33 hectares of identified supply, with a land vacancy rate of 8%. There is limited supply of industrial land in Lara with less than 1 hectare available. In Ocean Grove there is a land area vacancy rate of 46% with 7.5 hectares identified as supply. The land at Avalon zoned SUZ11 (1755 hectares 2015:45) is available as specialised industrial land although it has not yet been subdivided.

Of this identified supply at both Avalon and Armstrong Creek Western Employment Precinct, there will be a proportion of land not available for development. Such land development take-outs include, but not limited to include: local and regional roads, supporting infrastructure, open space requirements, native vegetation, excessive slope and other environmental constraints (water-ways). Land development take-outs vary by site and particularly the size of the allotment

Specific land development take-outs have been assessed on a parcel by parcel basis and results in an estimate of the net developable area i.e. the area available for actual industrial site development.

When these take outs are taken into consideration, the total for zoned industrial land supply across the municipal area there is approximately 430 net developable hectares (90% usage rate applied). In terms of future identified industrial land stocks (unzoned) there is an estimated 110 net developable hectares in the Armstrong Creek Western Employment Precinct and 735 hectares at Avalon (70% usage rate applied).

The graph below illustrates the supply of industrial allotments by selected lot size cohort. The vast majority (77%) of the allotments identified as supply are less than 0.5 hectares. There are 267 lots available as supply under 0.1 hectare and 115 lots between 0.1 and 0.5 hectares. This reflects the distribution of recent consumption, subdivision and occupied industrial lot status across the municipality. In essence, reflecting the lot size configuration of historical and existing demand.

There are 34 industrial lots identified as supply that are greater than five hectares including the site at Avalon and the future industrial site at Armstrong Creek Western Employment Precinct. Given recent consumption rates this is sufficient for both the potential for large industrial land users and/or for further subdivision into smaller allotments.

Figure 1: Number of Industrial Lots (Supply) by Lot Size Range, 2015-2018
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There was a total of 2,709 hectares of zoned industrial and across the City of Greater Geelong as at September 2018, of which 480 hectares was identified as available supply.

Of the 480 hectares of industrial land supply, the majority is located in GREP with 281 hectares. There is also 158 hectares at the new estate at Armstrong Creek Western Employment Precinct. Of the other industrial precincts - Point Wilson has no land identified as supply due to servicing difficulties. In the other precincts there is a varying degree of land available with limited land available in Lara (less than 1 ha), but ample supplies in Ocean Grove (7.5 ha) and Portarlington (5 ha)


There is a variety of zones across Geelong with 1,525 hectares zoned Industrial 2 and 971 hectares zoned Industrial 1. There is one site identified as unapproved future industrial land in Armstrong Creek (158 hectares.) and approved future land in Armstrong Creek (96 hectares).

From June 2015 to September 2018 there were a total of 436 zoned industrial land subdivisions of which 150 remain vacant as at September 2018.

It is considered given the land area vacancy rates and the volume in terms of total area of zoned industrial land supply that across the municipal area of Geelong there is no shortfall of industrial land.

There is sufficient supply of industrial land across the Geelong municipality. The older industrial precincts of Geelong Central and Geelong South will likely see the redevelopment of sites as the structure of the economy changes. The newer industrial precincts in Armstrong Creek and GREP as well as the designated industrial land at Avalon Airport have sufficient supply to meet the requirements of industry seeking to locate on greenfield sites.

It is considered that there are no deficiencies in the supply stock of industrial demand in terms of lot size configuration

.

5.0 CONSUMPTION OF INDUSTRIAL LAND

Detailed analysis of existing and historic aerial imagery combined with zoning and cadastral information from 2015 to 2018 has been used to establish the consumption of industrial land.

Consumption of industrial land refers to the construction on or use of previously unoccupied industrial land over-time.

From this assessment the consumption of industrial land can be established by location, lot size and zoning. Consumption of industrial land is used as the primary indicator of future demand for industrial land and therefore the adequacy (years of supply) can be established.

From 20015 to 2018 on an average annual basis, 23 hectares per annum of industrial land has been consumed. This has increased from the consumption rate calculated in the previous report of 9.5 hectares per annum. This recent consumption has occurred in GREP (13.6 hectares per annum), Geelong Central (2.6 hectares per annum) and Geelong South (1.9 hectares per annum).

There has been no or limited consumption in the other industrial precincts in the last three years.
Figure 2: Industrial Precincts Geelong
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6.0 ADEQUACY OF INDUSTRIAL LAND STOCKS

The adequacy of supply is measured by dividing estimates of the net developable area by the average annual rate of industrial land consumption. The result is a measure of adequacy expressed in years.

Table 5(a) and 5(b) below summarises the estimated years of supply by location and supply type.

Firstly, identifying the future location and amount of consumption of industrial land is an uncertain task. Current levels of consumption are used as an indication of the adequacy of industrial land supply. However, the level and location of future consumption may change due to:

the investment and business activity behaviour of the private sector;

trends in the global economy;

propensity for certain activities to agglomerate;

directions in technology;

population/employment trends;

environmental impacts and adaptation; and

social attitudes.

In total, there is approximately 21 years of industrial zoned land across the municipality of Geelong based on the average annual rate of land consumption in the period 2015 to 2018. In terms of future (unzoned) industrial land stocks it is estimated that there is 7 years of additional supply.

To a large extent the industrial areas, are substitutable to each other, particularly the industrial precincts in Geelong except the GREP which is strategically planned for large industrial sites. This suggests that overall there is ample supply of industrial land to meet future demand for the municipality of Geelong as a whole however the supply is not evenly distributed across Geelong. Declining supply is evident in Geelong Central, South Geelong and Moolap.

Table 5a: Adequacy (years of supply) of Industrial Land Stocks – Industrial Zone 

	Zone Type/ LGA
	INZ1
	INZ2
	INZ3
	UGZ PSP Approved
	Total Zoned
	UGZ PSP Required
	Total

	Geelong LGA
	5
	11
	0.3
	4
	21.4
	5
	25+


Historical industrial land consumption is a sound base to assess future consumption of industrial land. However, economic/employment activity can and will invariably change.

Specifically, as local resident population increase so will the requirement for additional employment land to ‘service’ resident population needs. In addition, there is always the likelihood of ‘export’ or district level related industry development that would require additional industrial land. Due to this uncertainty relating to forecasting industrial land requirements two demand scenarios and related adequacies are presented, namely a 25% and 50% increase in the demand for industrial land.

These two demand scenarios are chosen as they are a simple, transparent and relevant way to account for an unexpected increase in demand in the future. This approach to include sensitivity testing of projected industrial land consumption is an approach the State Governments’ Regional Urban Development Program includes in their industrial land supply assessment.

Even with these increases in demand, there is still 17 years of supply of zoned industrial land for the whole municipality of Geelong at a 25% increase and 14 years at a 50% increase. The years of supply for the future (unzoned land) fall to 5.5 years under the 25% increase in demand and less than 4.5 years under the 50% increase in demand scenario.

7.1 Industrial Precincts

This section describes each of the industrial precincts and where it is feasible, adequacy measures have been calculated for each precinct. For Armstrong Creek and Avalon, the land has recently been designated industrial and there is no history of consumption. However, the supply of industrial land has been included in the adequacy figures for the Geelong municipality. The land at Point Wilson is designated as unavailable and hence does not figure in adequacy calculations. The Geelong Port precinct does not have recent consumption so it is not possible to calculate an adequacy measure.

Table 5b: Adequacy (years of supply) of Industrial Land Stocks within regions sing region based consumption rates – Industrial 

Armstrong Creek

There are two major industrial areas designated within the Armstrong Creek Growth Area. One site of 96 hectares has an approved Precinct Structure Plan (PSP), known as the North East Industrial Precinct. All of the land is identified as supply. As there is no previous history of development, there is no measure of consumption or subdivision activity.

There is also another site allocated to industrial development within the Armstrong Creek Growth Area the ‘Western Employment Precinct’. This site is deemed for future industrial development, and at this point requires a completed/approved PSP. It is considered that a significant proportion of this land will service local population based demands. 
Avalon

This site is part of the Avalon Airport and is outlined in the masterplan for the airport. This land is zoned SUZ11 and is able to be used as industrial and commercial land. It is envisaged that the site will attract some tenants that would locate in an Industrial 1 zoned area. The area is approximately 1050 hectares gross with the subdivision likely to reflect demand for the land.

Geelong Central

This precinct encompasses the older industrial estates in Geelong including the Ford Factory. It comprises 684 hectares of land of which only 28 hectares (4%) is available as supply. Land in this precinct is zoned Industrial 1 (272 ha) and Industrial 2 (411 ha). Land has been consumed at an average rate of 2.6 hectares per annum, indicating 10 years of supply. There will be no new land released in this precinct, however, industrial land in this area will likely to be redeveloped as the structure of the economy continues to change. There was 37 lots subdivided into 120 new lots in the three year period of which only 17 remain vacant.
Geelong Port

This precinct takes in the Geelong Port and environs. It comprises 95 hectares in total and is reserved for port related uses. There are two sites that are currently available and the existing port environs is underutilised which remains unchanged from 2015. The land is reserved for Port uses and the land is not available for general industrial purposes.

Geelong South

This precinct also encompasses older industrial estates and there will not be a release of new industrial land in this precinct. There is 250 hectares of industrial land within this precinct made up of a number of estates. Of this industrial land there is 23 hectares available for development. The predominant zone is Industrial 1 with 212 hectares. There are also stocks of Industrial 2 and Industrial 3.

There has been a consumption rate of 1.9 hectares in Geelong South indicating 12 years of supply. While there will be no new land in this precinct, it is expected that sites will be re-used as businesses adapt to the changing economy. To a large extent the use of industrial land is highly substitutable between industrial precincts within Geelong, hence the years of supply for these precincts is highly malleable. There was 29 lots subdivided into 175 new lots in the three year period of which only 84 remain vacant.

Geelong Ring Road Employment Precinct (GREP)

GREP is located to the north of Geelong adjacent to the Geelong Ring Road providing excellent access to the road transport network. In total there are 491 hectares of industrial land with 281 hectares identified as supply. There are 420 hectares of land zoned Industrial 2 and 71 hectares zoned Industrial 1. There is a significant supply of small lots below 0.1 hectare (164). There are also 14 sites greater than 5 hectares available making the precinct ideal for a range of industries.

Over the period 2015 to 2018 land has been consumed at a rate of 14 hectares per year. At this rate there is 21 years of supply. There was no consumption between the previous period 2013-2015. Activity has commenced following major precinct investment in road and drainage upgrades. As older areas are starting to be built out there is increasing activity occurring within the GREP with this precinct now having the highest consumption rate in the LGA.

Lara

Lara has one industrial precinct serving the local community. There is 13 hectares of industrial land with the bulk zoned Industrial 3 (12 ha). There is less than 1 hectare of land available as supply. There are a total of 38 lots with 3 lots identified as available supply. These lots are all sized between 0.1 to 0.5 hectares.

With limited supply zoned industrial land in Lara (Lara 0.55 hectares), there may be a need to provide additional land for local service requirements. The Lara West PSP includes an employment precinct (C2Z) to meet the future local service requirements for Lara. 
Moolap

The industrial precinct at Moolap is well established and consists of 399 hectares of industrial land with 33ha identified as supply. There are 433 lots in this precinct with 240 lots below 0.1 hectare. All but 6 of these small lots are occupied. There are 2 sites between 5 and 10 hectares that are available as supply. All of the land is zoned Industrial 1.

Industrial land in Moolap has started to decline and has been consumed in recent years at a rate of 1.1 hectares per year due to a constrained supply, indicating 31 years supply of land. With the establishment of the industrial precinct at Armstrong Creek, it would be expected that some of the demand from this precinct will be transferred to Armstrong Creek.

Ocean Grove

Ocean Grove has 17 hectares of industrial land with 8 hectares available as supply, this is unchanged from 2015. All of the occupied land is zoned Industrial 1 and all of the land is identified as supply is zoned Industrial 3. There are 113 lots in total with only one lot zoned Industrial 3 available as supply. This is one large lot which will be subdivided as demand dictates.

There has been 0.20 hectares a year consumed over recent times. At this rate there is 25+ years of industrial land. There is sufficient industrial land in Ocean Grove to satisfy demand for the foreseeable future as long as the Industrial 3 land is released to market.

Point Wilson

There is significant industrial land stocks located at Point Wilson of 659 hectares. All of the land is zoned industrial 2. This land is considered unavailable due to the servicing difficulties associated with the land. There has been no consumption or subdivision in recent years.

Portarlington

Portarlington has 6 hectares of industrial land with 5 hectares of supply. All of this land is zoned industrial 1. There are 29 lots with 13 available as supply. Of these 13 lots, 12 are sized below 0.1 hectare. Portarlington has had minimal consumption of industrial land in recent years with an average of 0.08 hectares per year consumed. At this rate there is 25+ years of supply of industrial land.
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Map 1: Industrial Land Stocks - Lara
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Map 3: Industrial Land Stocks – Geelong Central (Part 1)
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Map 4: Industrial Land Stocks – Geelong Central (Part 2)
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Map 5: Industrial Land Stocks – Geelong South 
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Map 6: Industrial Land Stocks – Moolap 
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Map 7: Industrial Land Stocks – Armstrong Creek NEIP
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Map 8: Industrial Land Stocks – Armstrong Creek Western Employment Precinct 
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Map 9: Industrial Land Stocks – Portarlington
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Map 10: Industrial Land Stocks – Ocean Grove
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Map 11: Industrial Land Stocks – Avalon
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GLOSSARY OF TERMS

Future industrial land
Land identified by the relevant municipal authority for future industrial development and current zoning not supportive of industrial development. Land which has an ‘Urban Growth Zone’ applied, and where a precinct structure plan has not yet been approved, may also fall into this category.
Gross industrial land area
Measures the area of industrial land at a cadastral lot/parcel level.
Industrial Precinct

An identified group of industrial allotments that are generally adjacent to each other or exhibit a high degree of substitutability between sites. In general the smaller townships with industrial land have been allocated one industrial precinct each, with larger towns being divided into separate precincts based

primarily on location.
Local Government Area (LGA)

A geographical area that is administered by a local council.

Lot (industrial)
Discrete area of land defined by a parcel boundary identified in the Vicmap Property Database. Each lot has an associated land title, and is either zoned for industrial purposes or identified for future industrial use.
Net industrial land supply

Measures the estimated area available for industrial development after accounting for local roads, open space, infrastructure and environmental considerations.
Precinct Structure Plans

In the Urban Growth Zone (UGZ), the precinct structure plan (PSP) is the key document that triggers the conversion of non-urban land into urban land. A precinct or a series of sites will be developed.
Supply (industrial land)

Zoned industrial land classified as suitable for industrial development. This includes land that is vacant, disused or assigned to marginal non-industrial uses with little capital value, such as farm sheds or vehicle storage.
Unavailable (industrial Land)

Zoned industrial land classified as unavailable for industrial development. This includes land already occupied by industrial uses, construction sites, major infrastructure, intensive farming operations, established residential premises or where ownership development intentions indicate the land will not be developed in the foreseeable future.

In summary there is an adequate stock of zoned and unzoned industrial land stocks to meet trend and accelerated consumption rates across the municipal area of Geelong.


There has been a substantial increase in the consumption of land in the last 3 years up from a significant slowdown in the previous two years. It is likely that previous low consumption of industrial land due to recent difficult economic circumstances in Geelong has been reversed due to diversification of the economy and accelerating population growth in recent years.





Given the high substitutability of industrial land across the Geelong industrial precincts; there is no shortage of land in any specific location except for a shortfall of industrial land to meet local servicing requirements in Lara and Ocean Grove. There are planned employment precincts in both of these areas but they are currently not available to market leading to a shortage of immediate supply. 


There is no identified shortfall of industrial land by specific lot size with an ample availability of smaller lots as well as the ability to service larger industrial users if required within the GREP and the Armstrong Creek precincts.





Table � SEQ Table \* ARABIC �2�: Gross Area (hectares) of Industrial Land Stocks, 2018


Industrial Area/ LGA�
INZ1�
INZ2�
INZ3�
PZ�
SUZ11�
UGZ�
Total Zoned Stocks�
�
�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
�
Armstrong Creek NEIP�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
2�
93�
97%�
2�
93�
97%�
�
Armstrong Creek Western Employment Precinct�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
0�
158�
100%�
0�
158�
100%�
�
Avalon Airport�
�
�
�
�
�
�
�
�
�
�
�
�
705�
1050�
60%�
�
�
�
705�
1050�
60%�
�
Geelong Central�
258�
15�
5%�
397�
14�
3%�
�
�
�
�
�
�
�
�
�
�
�
�
656�
28�
4%�
�
Geelong Port�
�
�
�
�
�
�
�
�
�
86�
8�
9%�
�
�
�
�
�
�
86�
8�
9%�
�
Geelong South�
191�
21�
10%�
32�
2�
6%�
4�
0�
0%�
�
�
�
�
�
�
�
�
�
223�
23�
9%�
�
GREP�
35�
36�
51%�
175�
245�
58%�
�
�
�
�
�
�
�
�
�
�
�
�
210�
281�
57%�
�
Lara�
1�
0�
0%�
�
�
�
12�
1�
5%�
�
�
�
�
�
�
�
�
�
1�
0�
0%�
�
Moolap�
366�
33�
8%�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
366�
33�
8%�
�
Ocean Grove�
9�
0�
3%�
�
�
�
0�
8�
100%�
�
�
�
�
�
�
�
�
�
9�
0�
3%�
�
Point Wilson�
�
�
�
660�
0�
0%�
�
�
�
�
�
�
�
�
�
�
�
�
660�
0�
0%�
�
Portarlington�
1�
5�
77%�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
1�
5�
77%�
�
Geelong LGA�
861�
110�
11%�
1265�
260�
17%�
15�
8�
35%�
86�
8�
9%�
705�
1050�
60%�
2�
251�
99%�
2919�
1680�
37%�
�






Table � SEQ Table \* ARABIC �3�: Number of Industrial Allotments by Lot Size Cohort, 2018


Industrial Area/ LGA�
Less than 0.1 hectares�
0.1 to 0.5 hectares�
0.5 to 1 hectares�
1 to 5 hectares�
5 to 10 hectares�
10+ hectares�
Total Zoned Stocks�
�
�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
Unavailable�
Supply�
Land Area Vacancy Rate %�
�
Armstrong Creek NEIP�
0�
2�
100%�
3�
4�
57%�
2�
9�
82%�
0�
28�
100%�
0�
3�
100%�
�
�
�
3�
37�
93%�
�
Armstrong Creek Western Employment Precinct�
�
�
�
�
�
�
�
�
�
0�
�
�
�
�
�
0�
1�
100%�
0�
1�
100%�
�
Avalon Airport�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
4�
11�
73%�
4�
11�
73%�
�
Geelong Central�
605�
26�
4%�
373�
31�
8%�
48�
5�
9%�
47�
8�
15%�
8�
0�
0%�
10�
0�
0%�
1043�
65�
6%�
�
Geelong Port�
�
�
�
�
�
�
�
�
�
1�
1�
50%�
0�
1�
100%�
2�
0�
0%�
3�
2�
40%�
�
Geelong South�
356�
45�
11%�
318�
32�
9%�
57�
5�
8%�
44�
3�
6%�
2�
1�
33%�
�
�
�
720�
81�
10%�
�
GREP�
1�
164�
99%�
10�
28�
74%�
5�
7�
58%�
32�
31�
49%�
10�
7�
41%�
3�
7�
70%�
56�
237�
81%�
�
Lara�
29�
0�
0%�
6�
3�
33%�
�
�
�
3�
0�
0%�
�
�
�
�
�
�
38�
3�
7%�
�
Moolap�
234�
6�
3%�
139�
17�
11%�
29�
0�
0%�
23�
7�
23%�
0�
2�
100%�
5�
0�
0%�
401�
32�
7%�
�
Ocean Grove�
55�
12�
18%�
45�
0�
0%�
1�
0�
0%�
�
�
�
0�
1�
100%�
0�
0�
�
100�
13�
12%�
�
Point Wilson�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
2�
0�
0%�
2�
0�
0%�
�
Portarlington�
14�
12�
46%�
2�
0�
0%�
0�
1�
100%�
0�
1�
100%�
�
�
�
�
�
�
16�
13�
45%�
�
Geelong LGA�
1294�
267�
17%�
896�
115�
11%�
142�
27�
16%�
150�
79�
34%�
20�
15�
43%�
26�
19�
42%�
2386�
495�
17%�
�






In summary there is an adequate stock of zoned and unzoned industrial land stocks to meet trend and accelerated consumption rates across the municipal area of Geelong. There has been a significant increase in industrial demand in the last 3 years with consumption falling considerably compared to recent years.


Given the high substitutability of industrial land across the Geelong industrial precincts; there is no shortage of land in any specific location except for a potential shortfall of industrial land to meet local servicing requirements in Lara and Southern regions of Geelong (Refer to above).


There is no identified shortfall of industrial land by specific lot size with an ample availability of smaller lots as well as the ability to service larger industrial users if required within the GREP and the Armstrong Creek precincts.


No issues of anti-competitive behaviour or land monopolies have been identified that would restrict the timely and competitive release of industrial land to meet market needs.


No issues have been identified in terms of land development dependent infrastructure provision that would prevent the timely delivery of industrial land subdivision and associated industrial purpose capital construction.
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