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Greater Bendigo currently has 
a shortfall of industrial land and 
there is an immediate need for a 
clear pipeline of land to meet future 
industry needs.  This will ensure 
Greater Bendigo is well placed to 
deliver on the employment needs of 
a growing regional population.  

This report provides a detailed 
overview of the current situation and 
the need for future land.  Some of the 
key findings are:

• A total of 120ha of ‘available’ 
Industrial 1 and Industrial 3 
zoned land 

• A short term need for industrial 
land to enable the expansion and 
relocation of businesses already 
located in Greater Bendigo that 
have been looking for sites

• A need through a ‘business 
as usual’ approach for 90ha of 
industrial land over the next 
decade.

• A shortfall of sites between 1 and 
5 hectares by 2027 (sooner if not 
all sites are able to be developed)

• Currently four times less 
industrial land than other large 
regional cities like Ballarat and 
Geelong

• An expected increase of 3,303 
jobs in industry to 2036 or 1.65 
per cent annually (from 2016 
census)

• Potential to forgo 688 jobs if 
additional industrial land supply 
is not provided assuming all 
sites identified as ‘available 
industrial land’ are appropriate 
for commercial use) and up to 
1,081 jobs by 2036 if one quarter 
of these sites are not suitable )

• Much of the existing industrial 
land in Greater Bendigo is 
fragmented and or close to 
residential development and 
other sensitive uses

Executive Summary (i)
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Recommendations

Short term (1-2 months)

1. Investigate mechanisms to better utilise 
existing industrial land through planning 
policy, rating or other means

2. Meet with the Loddon-Campaspe Shire 
Councils to deliver a coordinated approach 
around the delivery of industrial land

3. Meet with agencies around criteria 
for future industrial land and to gain 
agreement on the project

4. Develop a more detailed engagement plan 
to bring the community, stakeholders and 
businesses along for the ‘journey’ 

5. Assess options and provide 
recommendations on a way forward 
in terms of identifying and delivering 
industrial land to meet industry needs.

6. Provide recommendations around existing 
industrial land precincts

Medium term (2-6 months)

1.	 Determine	financing	mechanisms

2. Investigate best practice around business 
parks/employment precincts to ensure 
any future park is able to meet needs of 
existing and emerging industry into the 
future

3. Assess sites against set of criteria and 
undertake other studies as required e.g. 
traffic	impact	assessments	and	benefit-
cost analysis

4. Prepare draft report for consultation

5. Consult on draft report

6. Finalise report and prepare amendment 
documentation

Longer term (6-18 months)

1. Develop a policy to provide certainty 
and support for potential developers and 
investors, with quick decision making and 
approval processes

2. Position Greater Bendigo as ‘open for 
business’

3. Develop a precinct plan for East Bendigo 
given the increasing role of the Bendigo 
Airport and the large concentration of 
existing industrial land

4. Include Golden Square industrial precinct 
as part of the Golden Square Structure 
Plan	to	reduce	the	conflicts	between	
residential and industrial development

5. Investigate the future rezoning of land 
and/or additional planning controls within 
certain existing industrial precincts

6. Update the Good Design Guide for 
industry to ensure it is up to date and 
relevant with state and local policy

(ii)
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Greater Bendigo is becoming an increasingly 
attractive destination for new and existing 
businesses and residents for a variety of factors 
including its enviable liveability and relative 
affordability.

Based on current forecasts the population of 
Greater Bendigo is expected to grow by over 
41,000 residents to around 155,000 by 20361.  
Based on a current workforce of 47,905, this will 
mean the need for around 20,000 more jobs2.   
While a number of these jobs will be within service 
and commercial sectors there will be an ongoing 
need to provide jobs in industry.  Without this, 
the economy of Greater Bendigo will start to fall 
behind other regional cities.

The previous Bendigo Industrial Land Strategy 
was adopted in 2002, with the vision and 
objectives of the 2002 Strategy setting a 
framework for industrial land until 2015.  
Over the last 16 years since the original strategy 
was prepared, the City has been aware of a 
future shortfall in industrial land and has done a 
significant	amount	of	strategic	work	to	deliver	a	
future business park to meet industry needs.  

However, given the changes in skills, technology, 
freight, energy and jobs over this time it is timely to 
once again assess the supply of and demand for 
industrial land, as well as the future demand and 
requirements of industry.  This will ensure the City 
is	well	placed	to	ensure	there	is	sufficiently	zoned,	
appropriately located, and well serviced industrial 
land	to	enable	industry	growth	for	the	benefit	not	
only of Greater Bendigo but also the region.

While there is a need to take a considered and 
strategic approach to the provision of future 
industrial land, the City is currently faced with a 
looming shortage of industrial land that threatens 
to curb business growth.  There is estimated to 
be currently only120 ha hectares of available 
industrial land in Greater Bendigo.   Of this 72 
per cent is zoned Industrial 1 with the remainder 
zoned Industrial 3.
  
Of the land which is available there are a 
number of issues, including the dispersed 
nature of industrial land leading to heavy vehicle 
movements through the Bendigo urban area 
with the associated amenity and safety impacts.   
Other	constraints	include	vegetation,	flooding,	
typography	and	bushfire,	cultural	heritage	and	the	
lot sizes of available industrial land.

Already	it	is	getting	increasingly	difficult	to	find	
new locations for businesses looking to expand 
and others seeking to establish in Greater 
Bendigo.  Without a clear and timely plan, there 
is the very real possibility that Greater Bendigo 
may start to lose industry to other locations with 
more readily available affordable, accessible and 
unconstrained industrial land.

However while it is clear that there is a need 
for more land soon, a new Industrial Land 
Development strategy also creates opportunities. 
This includes delivering a business park/s which 
meets best practice in terms of energy, water 
and waste sustainability, as well as meeting the 
needs of ‘industry 4.0’.  Greater Bendigo has the 
opportunity to become a regional leader in this 

space and it is important that sustainability initiatives, 
innovation and digital technology are considered early 
in the process.

This report provides an assessment of the existing 
context and future needs through desktop analysis, 
site investigations and stakeholder engagement.  
It does not go as far as to select sites for a future 
business park but it does identify some broad 
principles which should be considered in selecting 
sites.

This report provides a strong basis for 
the preparation of a draft Industrial Land 
Development Strategy including draft 
recommendations for the existing industrial 
precincts.  These recommendations will be 
further	refined	through	the	preparation	of	the	
draft strategy (and through consultation).  
The draft Industrial Land Development 
Strategy will identify potential sites for 
future industrial land to meet the growing 
needs of industry.  This will ensure 
Greater Bendigo and the region remains a 
competitive location for industry.

The draft Industrial Land Development 
Strategy will be the subject of extensive 
landowner, industry, stakeholder 
and community engagement and 
all interested individuals will be 
encouraged to provide input.

1.  Introduction
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Figure 1 
– Map of the Loddon-Campaspe Region  

1.2 Methodology
There has been extensive work 
undertaken over the last 16 years to 
inform the need for future industrial land.  
This work has informed this project.

To inform this report a detailed audit 
was undertaken of all industrial land 
across Greater Bendigo.  This included 
researching zoning, overlays and 
constraints, proximity to residential 
development, and sensitive uses, 
servicing B-double access and vacancies.

An assessment of the land needed to 
accommodate future forecast changes in 
industry was prepared by REMPLAN.

Industrial land owners and businesses 
were sent a letter informing them of 
the preparation of a new Industrial 
Land Development Strategy.   Early 
engagement has included forums 
with industry, government agencies, 
stakeholders and the community.   
Feedback was also invited via an online 
survey.

The audit, economic and stakeholder 
analysis have helped to identify the needs 
and gaps around industrial land within 
Greater Bendigo.

1.1 Regional Context

The City of Greater Bendigo is considered 
a regional hub for the broader Loddon-
Campaspe Region which also includes 
the	five	other	municipalities	of	Campaspe,	
Central	Goldfields,	Loddon,	Macedon	
Ranges and Mount Alexander Shire 
(Figure 1).
  
The	region	benefits	from	a	strong	and	
diverse population and economy with 
representation from a range of sectors 
including agriculture, manufacturing, 
construction,	health	and	retail	and	finance.		

Regional	Development	Victoria	identifies	the	
delivery of industrial land to provide for local 
employment as an opportunity within the 
region along with investment in solar energy.
 
Fundamental to the successful preparation 
of an Industrial Land Development 
Strategy and its implementation will be 
that it complements and contributes to a 
broader regional offering.  This includes 
considering existing industrial land and uses 
in surrounding shires and the positioning of 
land so that it meets the employment needs 
of residents not only in Greater Bendigo but 
beyond.
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There are a variety of strategic documents which will 
inform the preparation of the Industrial Land Development 
Strategy.  A summary of these are listed in Figure 2.

Figure 2:  Summary of relevant strategies and policy

2.  State, Regional and Local Policy

REGIONAL LOCAL STATE POLICY 

Victorian Freight Plan:  
Delivering Goods 

Plan Melbourne 2017-2050 

Loddon Mallee South (Loddon 
Campaspe) Regional Growth 

Loddon Campaspe Integrated 
Transport Strategy 

Dja Dja Wurrung Land Use 
Activity Agreement 

Greater Bendigo Community 
Plan 2017 - 2021 

Commercial Land and Activity 
Centre Strategy  

Environment Strategy 
2016 - 2021 

Plan Greater Bendigo 

Greater Bendigo  
connecting ITLUS  

Bendigo Future Industrial  
Land Strategy  April 2006 

Industrial and Development 
Strategy 2002 

Local Planning Policy 
Framework 

Residential Strategy 

Freight Study 

Loddon Campaspe Regional 
Freight Study 

Good Design Guide for 
Industry

Planning Policy Framework 
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2.1 State Policy

Victorian freight plan: 
Delivering the Goods

The Victorian freight plan establishes a set of short, medium and long term priorities around the Victorian freight sector.   It indicates that the 
freight and logistics sector contributes $21 billion to Victoria’s economy and employs around 260,000 Victorians.

The Victorian Freight Plan sets out a number of completed or committed freight projects.  Of direct relevance to Greater Bendigo are the Calder 
Highway upgrade Bendigo-Mildura, the Midland Highway/Napier Street duplication and the Calder Highway Ravenswood Interchange.  Projects 
of broader regional relevance include the Murray Basin Rail Project and Echuca-Moama Bridge.  These are shown in Figure 3.

Figure 3: 
Current Freight Investments in Victoria 

Source: Victorian Freight Plan 2018-2050 (page 11)

Plan Melbourne 2017-2050

Plan Melbourne establishes a long term framework to guide 
future population and employment growth across Melbourne.

Plan	Melbourne	identifies	the	importance	of	strengthening	links	
between Regional Victoria and Melbourne to create social and 
economic	opportunities.	Direction	7.1	and	7.2	identifies	the	
importance of investing in the right infrastructure, services and 
digital infrastructure to support the growth and competitiveness 
of regional and rural industries. 
 
Regional	Victoria	is	identified	as	being	well	positioned	to	take	
advantage of new energy industries as the state transitions 
towards a zero emissions economy.
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Clause 18.02-3S 
– Road System
Clause 18.02-3 encourages the better use 
of	roads	including	through	specific	freight	
routes	making	them	more	efficient	and	
reducing external impacts.

Clause 18.04-1S 
– Planning for airports and airfields
Clause 18.04-1S encourages the 
integration of land use decisions and 
ensuring appropriate buffers.

Clause 18.05-1S 
– Freight links
Strategies within Clause 18.05-1S include 
to encourage adjacent and complementary 
uses and to support the development 
of freight and logistics precincts along 
regional freight corridors in strategic 
locations.

Clause 18.05-1S 
– Freight Links Loddon Mallee South
Clause 18.05-1S establishes the need to 
explore opportunities to develop freight-
related activities in Marong.

2.2 Regional

Loddon Mallee South Regional Growth 
Plan (referred to as the Loddon 
Campaspe Regional Growth Plan, 
LCRGP) 

The LCRGP is the strategic land use 
plan for the region to guide growth and 
change for the next 30 years. The LCRGP 
establishes a framework to help achieve 
sustainable growth across the region.

It	identifies	that	Greater	Bendigo	has	
driven much of the economic growth in 
the region and while manufacturing is 
the largest industry in terms of economic 
output, growth has occurred in all business 
sectors.  
 
Further the LCRGP indicates that in 
order to ensure a strong economy 
and community diversity it is important 
to provide a range of employment 
opportunities and access to social 
infrastructure. 

The	LCGRP	identifies	the	need	for	
adequate industrial zoned land to attract 
and retain industry in the region.  Figure 4.

Planning Policy Framework

Clause 17.01S 
– Diversified economy
Clause 17.01 promotes the facilitation of 
jobs in a range of sectors and to support the 
growth of rural economies.
Within Loddon Mallee south this includes 
facilitating new manufacturing and food 
processing industries and access to natural 
resources.

Clause 17.03S 
– Industrial development siting
The objective within Clause 17.03 is ‘to 
facilitate the sustainable development and 
operation of industry’.   It sets out a series of 
strategies	to	minimise	land	use	conflict.

Clause 17.03-1S 
– Industrial land supply
Clause 17.03-1S is of particular relevance 
to this project as it is about ensuring an 
adequate supply of industrial land of 
sufficient	size	to	attract	investment.

Clause 18.01-1S 
– Land use and transport planning
A strategy within Clause 18.01-1S is to 
focus major government and private sector 
investment in regional cities around major 
transport corridors.
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Loddon Campaspe Integrated Transport Strategy 

The Loddon Campaspe Integrated Transport Strategy 
establishes 10 priorities based on the challenges, goals 
and trends of the regional transport network. A number of 
these priorities are of relevant to Plan Greater Bendigo 
including: 
• Capacity improvements on the Bendigo, Swan Hill 

and Echuca passenger rail lines as well as increased 
services

• A railway station access improvement program 
encouraging active and public transport

Dja Dja Wurrung Land Use Activity Agreement 

In March 2013 the State government and the Dja Dja 
Wurrung Clans Aboriginal Corporation (DDWCAC) on 
behalf of the Dja Dja Wurrung traditional owner group, 
entered into a ‘Recognition and Settlement Agreement’ 
which recognises the Dja Dja Wurrung as the traditional 
owner group on approximately 266,532 hectares of public 
land in Central Victoria. The agreement relates to Crown 
lands and waters within the external boundaries of the 
agreement area. Any existing interest, such as licenses 
over Crown Land, are unaffected by the Agreement. 
Similarly the Agreement does not affect freehold land.

 Figure 4 :  Loddon Mallee South Regional Growth Plan
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The	Strategy	identified	the	need	for	
approximately 270ha of industrial land to meet 
demand to 2031.

It outlines some key success criteria for 
industrial	estate	design	and	identifies	primary	
and secondary siting criteria for industrial 
estates.	It	then	identifies	7	sites	across	Greater	
Bendigo which are assessed against each of 
the primary and secondary site criteria.

Good Design Guide for Industry
The Good Design Guide for Industry is a 
reference document in the Greater Bendigo 
Planning Scheme.  It applies to all industrial 
buildings and works, which require a planning 
permit.

The Guide encourages good and innovative 
design while enabling the more timely 
assessment of permit applications for industrial 
development.

Bendigo Freight Study
Industrial land in Greater Bendigo is located in 
scattered	pockets	and	requires	freight	traffic	
through Bendigo.

There are several reasons why freight travels 
through Bendigo, rather than around the urban 
area:
• Transport businesses are mostly located in 

East Bendigo and therefore have to drive 
through Bendigo to reach their depots.

• The companies that create freight, ‘freight 
generators’, are located throughout the 
city; many of these businesses would be 
better located on the fringe of the city.

Plan Greater Bendigo
Plan	Greater	Bendigo	identifies	18	high	
priority infrastructure projects to be delivered 
over the next 30 years to support a growing 
regional population.  One of the projects 
identified	in	Plan	Greater	Bendigo	was	the	
Marong Business Park due to meet the future 
needs of industry and provide jobs.  

Residential Strategy
The Residential Strategy establishes a 
framework for the future residential growth 
of Greater Bendigo and outlines an urban 
growth boundary which is implemented in the 
Greater Bendigo planning scheme.

It will be important to consider future 
residential development and ensure that 
future industrial land is close enough to 
support active transport and easy access 
but adequately buffered from residential 
development.

2.3 Local

Greater Bendigo Community Plan 
2017-2021
The Greater Bendigo Community Plan 2017-
2021 establishes a vision of ‘Creating the world’s 
most liveable community’.
  
Goal 3 within the Community Plan is around 
Strengthening the Economy.  Providing adequate 
and appropriately zoned industrial land as well 
as providing support for business expansion and 
relocation will be essential in meeting this goal.

Industrial Land Development Strategy 2002
The Industrial Land Development Strategy 2002 
establishes a vision for industrial land including 
that Bendigo is recognised as a regional 
industrial centre of choice.  

Implementation of the Strategy is based around 
4 key principles including; Industrial Land Audit, 
Promotion and Marketing, Governance and 
Facilitation.

It breaks up industrial land into 18 precincts 
providing recommendations for each.

Bendigo Future Industrial Land Strategy - 
(Connell Wagner 2007) 
The Bendigo Future Industrial Land Strategy 
indicated that more than 75 per cent of the 
industrial land earmarked as vacant in the 
Bendigo region is constrained including in 
proximity to sensitive uses, native vegetation and 
topographic constraints.
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environmental health, with action areas around 
equity, local economy, health and community. 
The Environment Strategy establishes as 
series of 20 year goals around the 10 principles 
of One Planet Living. 
The Industrial Land Development Strategy 
and its implementation need to consider 
how to embed these principles, this includes 
use of energy and water, waste production, 
landscaping on site and accessibility by active 
transport modes.

East Bendigo Local Structure Plan 2006

The	findings	from	the	Industrial	Land	
Development Strategy 2002 led to the 
preparation of the East Bendigo Local 
Structure Plan.

The Structure Plan establishes a series of 
precincts within East Bendigo and provided the 
opportunity	to	cluster	specific	industry	types	
through	site	specific	precincts.

Local Planning Policies

Clause 22.05 – Industrial Policy

Clause 22.05 outlines the need for an 
adequate supply of industrial demand to 
meet the changing needs of industry.  It also 
highlights the commitment of Council to high 
standards of industrial development and design 
and ensuring that industrial development 
does not impact on the amenity and safety of 
adjoining land uses.

Zones and Particular Provisions

Clause 33.01 - Industrial 1 Zone 

The Industrial 1 Zone is the most 
appropriate zone for heavy industry.  In 
deciding on applications the responsible 
authority among other things must consider 
the effect of the development on any nearby 
sensitive uses, nearby industry, drainage 
and	the	traffic	impact.

Clause 33.03 – Industrial 3 Zone

The Industrial 3 Zone is often uses as 
a buffer between the Industrial 1 Zone 
and nearby communities.  It also allows 
for limited retail opportunities including 
convenience shops and small scale 
supermarkets.		Nearby	uses,	traffic	and	
drainage are also considerations in deciding 
on a planning application under the 
Industrial 3 Zone.

Clause 53.10 – Uses with Adverse 
Amenity Potential

Clause 53.10 sets out threshold distances 
(in metres) for various types of industry from 
residentially zoned land or other sensitive 
uses such as hospitals and education 
centres.

Connecting Greater Bendigo - Integrated 
Transport and Land Use Strategy (ITLUS) 

ITLUS demonstrates how Bendigo functions 
and how the City can manage future growth 
and better use the capacity of existing transport 
resources. The Strategy establishes a framework 
for the future planning of Greater Bendigo, 
integrating urban development with the existing 
transport infrastructure. The Strategy advocates 
for greater use of public transport, enhanced 
support for cycling and walking, and to improve 
health outcomes, as well as reinforcing 
the existing adopted arterial road network 
established by the 1991 Bendigo Transport 
Study. 

It will be important that any new business park/ 
employment precinct considers the movement of 
both employees and goods to access precincts 
and	identifies	options	to	minimise	car	traffic	and	
freight movements.

Commercial Land and Activity Centre 
Strategy (CLACS) 

The CLACS provides a framework as to how 
activity centres are planned and managed over 
the next two decades. It outlines the projected 
demand	for	additional	commercial	floor	space	
through to 2031 for each of the activity centres.  

Environment Strategy 2016-2021 

The Environment Strategy draws the link 
between community health and wellbeing and 
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.

 

3.  Industrial Land Audit

These calculations do not include the land 
rezoned to Comprehensive Development 
Zone (which allows for industry) at Marong 
due to its unavailability for a business 
park.

Of	the	land	which	is	currently	classified	as	
available, the majority is privately owned 
meaning it is up to the owner to sell the 
land setting the price and conditions.  
Industrial land is fragmented and generally 
in small lot sizes, with the greatest 
available land in lots of less than 0.5 
hectares.  Across Greater Bendigo there 
is only one site currently available which is 
over 20 hectares. 
 
A further constraint is that all Industrial 1 
zoned land (the most suitable for heavy 
industry) is located within 1,000 metres 
of residentially zoned land with 60 per 
cent being within 500 metres. In certain 
precincts Industrial 1 zoned land is directly 
adjacent to housing.

Given the fragmented nature of Greater 
Bendigo’s industrial land and the number 
of lots, for the purposes of this report the 
industrial land supply has been grouped 
into	21	precincts	as	shown	in	figure	5.

The majority of the Greater Bendigo’s 
remaining industrial land supply is 
located in Bendigo East (Precincts 8 and 
9).   A summary of the Industrial Land 
Development Status is shown in Figure 6.

3.1 Summary

To inform this Needs and Gaps analysis a 
detailed audit of all current industrially zoned 
land (including Industrial 1 and Industrial 
3 Zoned land) has been prepared.   This 
audit considered current zoning, overlays 
and constraints, access to infrastructure and 
proximity to residential and other sensitive 
uses.  

The purpose of this audit was to provide 
an up to date analysis of existing industrial 
land and its constraints, as well as providing 
future recommendations.

Across Greater Bendigo 0.4 per cent of 
the municipality is zoned Industrial.  To 
put this into context, this is around four 
times less than both Geelong and Ballarat.  
This potentially puts Greater Bendigo 
at a disadvantage in trying to attract 
new businesses looking for affordable, 
accessible and relatively unconstrained 
industrial land.

While there are 964ha of zoned Industrial 
1 (626ha) or Industrial 3 (338ha) land in 
Greater Bendigo spread across 1,080 
lots, only around 120ha of this could be 
classified	as	‘available’.	The	remaining	
land	is	classified	as	either	‘occupied’	or	
‘not-available’	due	to	significant	constraints.		
These constraints include previous mining 
uses,	heavy	vegetation	or	significant	
flooding	among	others.		
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Figure 5 : Industrial Land precincts in Greater  Bendigo Figure 6 : Industrial Land development status
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Lot size is one of the biggest factors driving industrial land interest and 
business generation and it is important to have a range of options available 
to suit different industry types and needs. Of the total industrial land in 
Greater Bendigo, 55 per cent is less than 2,500 square metres. Figure 7 
shows an overview of the breakdown of industrial land lot sizes.

Figure 7 – Industrial Land Lot Sizes
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Regional comparison

Figure 8 shows the supply of industrial land 
in the 10 largest regional cities in Victoria.  
Compared to the two other largest regional 
cities in Victoria, Ballarat and Geelong, Greater 
Bendigo currently has four times less industrial 
land.   Currently this potentially puts Greater 
Bendigo at a disadvantage compared with 
comparable cities in terms of being able to attract 
and retain industry.

Figure 8 – Industrial land supply comparison
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Precinct 
number 

Precinct 
name 

Recommendation 

1 Goornong Retain as is 
2 Huntly Investigate potential to better utilise vacant 

land at the livestock exchange for industry 
3 Epsom North Retain as is 
4 Epsom Retain as is.  Investigate potential to better 

utilise lots which appear underutilised 
5 Epsom South-

West 
 

This precinct is within the buffer for the 
Coliban Water treatment plant and while 
adjacent to residential, its current Industrial 
3 Zone is the most appropriate zone at this 
point and allows for light industry 

6 Epsom West Retain as is 
7 Epsom South 

 
Retain as is.  Consider longer term 
planning for other uses 

8 Bendigo East 
(North) 

Prepare a precinct plan for East Bendigo 
to provide greater direction for its future 
development 

9 Bendigo East 
(South) 

Prepare a precinct plan for East Bendigo 
to provide greater direction for its future 
development 

10 Junortoun Given proximity of residential development 
and isolated nature of the precinct, 
consider whether industrial zoning is the 
best use of the site long term 

11 Heathcote The future of the Heathcote Industrial Land 
to be considered by the Heathcote 
Township Plan which is currently being 
prepared 

12 Golden Square With a number of conflicting uses to 
resolve, consider as part of the Golden 
Square Structure Plan currently under 
preparation 

13 Bendigo North Retain as is but consider alternative longer 
term uses as/if existing tenants move to 
alternative sites 

14 Long Gully Retain as is 
15 California Gully Consideration should be given to whether 

the entire precinct should be rezoned from 
predominantly Industrial 1 to Industrial 3 
given its proximity to residential 
development.  Zones allowing for sensitive 
uses may not be appropriate due to the 
location of the Eaglehawk landfill 100m to 
the north-west 

16 Eaglehawk Retain as is. While the precinct is close to 
residential it is also close to the Eaglehawk 
Landfill and has a number of issues due to 
previous mining uses.   

17 Maiden Gully Retain as is 
18 Maiden Gully 

(Rowe Lane) 
Given isolated nature and vegetation 
coverage, consideration should be given to 
whether this precinct should be zoned 
industrial and whether an alternative 
zoning may be more appropriate 

19 Kangaroo Flat The precinct is currently well utilised.  
However, given the proximity of residential 
development, consideration should be 
given to an alternative zoning for the 
longer term 

20 Big Hill Retain as is.  Longer term consideration 
should be given to whether its current 
Industrial 3 zoning is the most appropriate 
zone for the land if other land becomes 
available for industrial purposes 

21 Marong Proposed to be rezoned to General 
Residential through the implementation of 
the Marong Township Structure Plan. 
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3.2 
Individual precinct recommendations

This section provides an overview of each of the 21 precincts (of Industrial 1 and Industrial 3 zoned land) and future recommendations, with a 
summary provided in Table 1.  
These	recommendations	will	be	further	refined	in	the	draft	report	and	recommendations	will	be	the	subject	of	extensive	consultation	with	
landowners and businesses.

Table 1
- Summary of Precinct recommendations
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Precinct 1:  Goornong

 

18 
 

 

 

 

 

Location This precinct is situated to the east of the 
Goornong town centre and is roughly 30km north-
east from Central Bendigo 

Size 125.6ha  
Current status 71ha occupied and 54.6ha not available 
Zone Industrial 3 
Overlays None 
Other considerations None 
Comments The Goornong precinct is currently the only 

industrial land to the north outside the urban 
growth boundary. The sites are relatively large in 
size and are located on relatively flat land with 
access to almost all relevant infrastructure, 
excluding sewerage. The site is located to provide 
easy access for B-double transportation. 
Residential proximity is within 300m at minimum, 
while sensitive uses are at a distance of 500m from 
the site, limiting heavier industrial uses within 
proximity to these sensitive zones. 
 
Current expectation is for the continued 
development of the northern properties, while 
utilising the larger lots to the south for hay and 
straw harvesting. 

Recommendation Retain as is 
 

 

 

 

Precinct 2 - Huntly 
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Precinct 2:  Huntly

Location Precinct 2 is situated within 1.6km to the west of the 
Huntly corridor and 9.1 km to the north of the 
Bendigo City Centre. 

Size 48.8ha
Current status Occupied 
Zone Industrial 1
Overlays  BMO – Bushfire management overlay

 LSIO1 – Land subject to inundation overlay –
schedule 1

Other 
considerations 

 North-west and north-east corners of site are
subject to cultural heritage sensitivity

 Some potential contamination
Comments The Huntly precinct consists of one large main 

parcel of land that is currently occupied by the 
Bendigo Livestock exchange.  

The site has a small incline in elevation towards the 
south-western corner, otherwise the site offers all 
the other critical infrastructure services and 
transportation links (with the exception of a rail line). 
The site is not within proximity to any residential or 
sensitive uses, however the north east and western 
corners of the site are subject to flooding, under 
cultural heritage, and prone to bushfire.  
Approximately one-third of the site is currently not 
being utilised. However considerations include a 
risk of flooding, cultural heritage sensitivity, and 
bushfire risks.  

Recommendation Investigate potential to better utilise vacant land at 
the livestock exchange for industry 
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Precinct 3:  Epsom North

Location Precinct 3 is located between Epsom and Huntly 
and within 450m to the east of the Huntly corridor, 
9km north-east of Central Bendigo. 

Size 22ha
Current status 21.8ha occupied, 0.8ha available 
Zone Industrial 3
Overlays  BMO – Bushfire management overlay

 ESO1 – Environmental significance overlay –
schedule 1

 LSIO1 – Land subject to inundation overlay –
schedule 1

 LSIO2 – Land subject to inundation overlay –
schedule 2

 Cultural heritage covers most of the land, with
only the north-east corner and a smaller region
in the south-west not affected

Other 
considerations 

 Cultural heritage covers most of the land.
Proximity of back creek.

 Vegetation coverage of approximately 20%
 Back creek runs through the middle of the site

from the north to the south
Comments While the site caters for water, sewerage, and 

electricity needs, the availability of NBN is currently 
lacking, (expected in the third quarter of 2019) 
Caution and care must be provided for drainage and 
discharge in regard to Black Creek which runs 
through the middle of the precinct. Transportation 
access is less sufficient, the nearest B-double route 
is not along the boundary of the site; limiting B-
double access to the site. Railway access is just 
over 2km to the south of the site. The site is within 
close proximity to residential and sensitive uses. 
The site is also has environmental constraints 
including cultural heritage sensitivity, flooding and 
bushfire. 

Currently, only one quarter to a third of the site is 
being utilised. No land is currently available or 
vacant for immediate distribution.  

Recommendation Retain as is 
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Precinct 4:  Epsom

Location The precinct is situated within the Epsom town 
centre fronting the Midlands Highway to the east 
and 7.5km north of the Bendigo City Centre  

Size 54.1ha
Current status 32.4ha occupied, 12.2ha not available, 9.5ha 

available 
Zone Industrial 1
Overlays  ESO1 – Environmental significance overlay –

schedule 1
 LSIO1 – Land subject to inundation overlay –
schedule 1
 LSIO2 – Land subject to inundation overlay –
schedule 2
 SBO2 – Special building overlay – schedule 2
 VPO1 – Vegetation protection overlay –
schedule 1

Other constraints  Cultural heritage sensitivity to part of the site
 Proximity of residential development

Comments This precinct has the largest amount of available 
land in Epsom. Infrastructure and services are 
readily available and would suit most industrial use 
needs, NBN expected on the eastern half in the 
third quarter of 2019. However, residential and 
sensitive uses encroach on the site to the east and 
south and within 100m proximity. This limits use to 
light industrial.  

Transportation and access is provided to the major 
transport means and sufficiently caters to B-
doubles. Flooding is the main issue along parts of 
the land due to Bendigo Creek, which runs along 
the western boundary, as well as vegetation 
protection, environmental significance, and cultural 
heritage control to adhere to. 

There is some vacant or available land within this 
precinct although half of the available sites are 
situated to the south of the precinct are close to 
residential development. There appears to be some 
underutilisation of land in this precinct. 

Recommendation Retain as is.  Investigate potential better utilise lots 
which appear underutilised. 
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Precinct 5:  Epsom South-West

Location Precinct is situated to the west of the Epsom town 
centre, 5.8km north of the Bendigo City Centre 

Size 16.3ha
Current status Available 
Zone Industrial 3
Overlays  BMO – Bushfire management overlay

 LSIO1 – Land subject to inundation overlay –
schedule 1

Other constraints  Cultural heritage sensitivity
 Adjacent to residential development
 Estimated vegetation coverage of 70% on site
 Mine shaft

Comments Precinct has the necessary infrastructure services in 
place for industrial use; NBN to the northern half of 
the site planning from the third quarter of 2019. Site 
is heavily vegetated and has limited drainage 
solutions. 

Cultural sensitivity controls affect the north-western 
corner; there is also an incline towards the south-
western corner of the sight which would impact land 
use.  

Transportation and access is available, although it 
is also on main roads along the boundary of 
residential homes. This poses concerns regarding 
B-double movement along here in relation to noise,
infrastructure impacts, and increased traffic flow.

Recommendation This precinct is within the buffer for the Coliban 
Water treatment plant and while adjacent to 
residential, its current Industrial 3 Zone is the most 
appropriate zone at this point and allows for light 
industry 
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Precinct 6:  Epsom West

Location Site is situated to the west of Epsom town centre; 
the site is to the north of the Bendigo CBD at 5.7km 

Size 12.2ha
Current status Occupied 
Zone Industrial 1  
Overlays  BMO – Bushfire management overlay

 LSIO1 – Land subject to inundation overlay –
schedule 1

Constraints  Cultural heritage covers half of the eastern side
of the site

 Estimated vegetation coverage of 70% on site
Comments Minor infrastructure improvements to site are 

necessary to cater to most industrial land uses. This 
includes water access and telecommunications.  

Transportation access is available and caters for B-
double. Site consists of hills and mounds requiring 
levelling or landscape development depending on 
future land use. Site is however entirely within 
bushfire risk and subject to flooding on the eastern 
boundary. Furthermore, heavy vegetation on the 
site is also a deterrent and cultural heritage 
sensitivity controls to the majority of the northern 
section.  

Current industrial use is of a development 
constructed in the middle of the site, while the north 
and southern section of the site are not being 
utilised; where controls and heavy vegetation 
coverage within these regions restrict use.  

Recommendation Retain as is 



I n d u s t r i a l  L a n d  N e e d s  a n d  G a p  A n a l y s i s

  19
Precinct 7:  Epsom South

Location Precinct 7 is situated within Epsom town centre 
fronting the Midlands Highway to the west and 
Howard street to the north. Site is 6.3km to the 
north-east of the Bendigo City Centre 

Size 5.8ha
Current status 5.3ha occupied, 0.5ha available 
Zone Industrial 3  
Overlays  LSIO1 – Land subject to inundation overlay –

schedule 1
 SBO2 – Special building overlay – schedule

Constraints  Cultural heritage sensitivity
 Proximity of residential development

Comments Precinct has all the necessary infrastructure 
services suitable for industrial uses; with the 
exception of NBN which is being planned from the 
third quarter of 2019 and extensive drainage works 
to avoid flooding to the north of the precinct. 
Proximity of residential and sensitive uses limits 
future industrial use. Precinct is also subject to 
flooding along most of the site. Transportation 
infrastructure is available and caters for B-double 
sufficiently. 

Most of this precinct is already developed to its full 
potential. Only one site currently remains vacant, 
with another site also being underdeveloped or 
underutilised. These two sites are less than 10% of 
the total sites within the precinct. Where the 
development of these two sites would render this 
precinct completely developed.  

Recommendations Retain as is.  Consider longer term planning for 
other uses 
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Precinct 8:  Bendigo East (North)

Location Site is situated in Bendigo East and within 3km 
north-east of Bendigo CBD 

Size 206.2ha Industrial 1 and 5.6ha Industrial 3 Zone 
Current status 137.2ha occupied, 13ha not available, 61.6ha 

available 
Zone Industrial 1 and 3 
Overlays  AEO2 – Airport environs overlay

 BMO – Bushfire management overlay
 DDO1 – Design and development overlay –

schedule 1
 DDO16 – Design and development overlay –

schedule 16
 DDO17 – Design and development overlay –

schedule 17
 DDO18 – Design and development overlay –

schedule 18
 ESO1 – Environmental significance overlay –

schedule 1
 HO890 – Heritage overlay (HO890)
 LSIO1 – Land subject to inundation overlay –

schedule 1
 LSIO2 – Land subject to inundation overlay –

schedule 2
 SMO – Salinity management overlay
 VPO2 – Vegetation protection overlay –

schedule 2
Constraints  Estimated vegetation coverage of 15% on site

 Proximity to residential development along the
northern and western boundaries

 Within the Airport OLS between 230m and
255m

Comments Most industrial uses fall within precinct 8 and 9 in 
East Bendigo. 

All the necessary infrastructure services are 
provided across the majority of the site. NBN is 
primarily available, with the exception of the 
northern boundary being ready in the third quarter 
of 2019, while the central region of the precinct is 
purported to be completed by 2020; although the 
service is unknown and may affect industrial 
interest in the short term.  

Transportation access is provided across the entire 
site, with the added benefit of being within 
proximity to the Bendigo Airport. Railway access is 
within 3km to the north or to the south. 

Residential and sensitive uses proximity for sites 
located along the north and western boundaries of 
the sites will impact industrial land use. Flooding 
risk is however apparent in the central areas of the 
site which must also be taken into consideration. 
Bushfire risk is only apparent along the eastern 
boundary of the site where light industrial use is 
recommended. Lake Weeroona is also within 
422m south-west of the site; industrial uses within 
proximity to the lake must therefore not affect the 
natural environment. 

This precinct is a mixture of developed, 
underdeveloped/underutilised, and
vacant/available land. Construction is ongoing with 
some properties currently undergoing development 
conforming to industrial land use. Landscaping is 
required depending on which sites are being 
developed, due to varying elevation across the 
expansiveness of the site. Heavier industrial uses 
are recommended to be located within this 
precinct. 

Recommendation Prepare a precinct plan for East Bendigo to provide 
greater direction for its future development 

Location Site is situated in Bendigo East and within 3km 
north-east of Bendigo CBD 

Size 206.2ha Industrial 1 and 5.6ha Industrial 3 Zone 
Current status 137.2ha occupied, 13ha not available, 61.6ha 

available 
Zone Industrial 1 and 3 
Overlays  AEO2 – Airport environs overlay

 BMO – Bushfire management overlay
 DDO1 – Design and development overlay –

schedule 1
 DDO16 – Design and development overlay –

schedule 16
 DDO17 – Design and development overlay –

schedule 17
 DDO18 – Design and development overlay –

schedule 18
 ESO1 – Environmental significance overlay –

schedule 1
 HO890 – Heritage overlay (HO890)
 LSIO1 – Land subject to inundation overlay –

schedule 1
 LSIO2 – Land subject to inundation overlay –

schedule 2
 SMO – Salinity management overlay
 VPO2 – Vegetation protection overlay –

schedule 2
Constraints  Estimated vegetation coverage of 15% on site

 Proximity to residential development along the
northern and western boundaries

 Within the Airport OLS between 230m and
255m

Comments Most industrial uses fall within precinct 8 and 9 in 
East Bendigo. 

All the necessary infrastructure services are 
provided across the majority of the site. NBN is 
primarily available, with the exception of the 
northern boundary being ready in the third quarter 
of 2019, while the central region of the precinct is 
purported to be completed by 2020; although the 
service is unknown and may affect industrial 
interest in the short term.  

Transportation access is provided across the entire 
site, with the added benefit of being within 
proximity to the Bendigo Airport. Railway access is 
within 3km to the north or to the south. 

Residential and sensitive uses proximity for sites 
located along the north and western boundaries of 
the sites will impact industrial land use. Flooding 
risk is however apparent in the central areas of the 
site which must also be taken into consideration. 
Bushfire risk is only apparent along the eastern 
boundary of the site where light industrial use is 
recommended. Lake Weeroona is also within 
422m south-west of the site; industrial uses within 
proximity to the lake must therefore not affect the 
natural environment. 

This precinct is a mixture of developed, 
underdeveloped/underutilised, and
vacant/available land. Construction is ongoing with 
some properties currently undergoing development 
conforming to industrial land use. Landscaping is 
required depending on which sites are being 
developed, due to varying elevation across the 
expansiveness of the site. Heavier industrial uses 
are recommended to be located within this 
precinct. 

Recommendation Prepare a precinct plan for East Bendigo to provide 
greater direction for its future development 
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Precinct 8:  Bendigo East (North)
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Precinct 9:  Bendigo East (South)

Location Site is situated in Bendigo East and within 2km 
north-east of Bendigo CBD 

Size 99.4ha
Current status 68.4ha occupied, 17.8ha not available, 13.2ha 

available 
Zone 52.9ha Industrial 1 and 46.5ha Industrial 3  
Overlays  AEO2 – Airport environs overlay

 BMO – Bushfire management overlay
 DDO1 – Design and development overlay –

schedule 1
 DDO17 – Design and development overlay –

schedule 17
 DDO26 – Design and development overlay –

schedule 26
 ESO1 – Environmental significance overlay –

schedule 1
 HO14 – Heritage overlay (HO14)
 HO107 – Heritage overlay (HO107)
 HO710 – Heritage overlay (HO710)
 HO891 – Heritage overlay (HO891)
 LSIO1 – Land subject to inundation overlay –

schedule 1
 LSIO2 – Land subject to inundation overlay –

schedule 2
Constraints  Within the Airport OLS to 255m
Comments Most industrial uses fall within precinct 8 and 9 in 

East Bendigo. 

Necessary infrastructure services are available 
across most of the precinct. NBN is primarily 
available, with the exception of the eastern 
boundary being ready in the third quarter of 2019. 
Transportation access is provided across the entire 
site, with the added benefit of being within 
proximity to the Bendigo Airport. Railway access is 
within 3km to the north or to the south. 

Residential and sensitive uses proximity for sites 
located along the south and western boundaries of 
the sites will impact industrial land use. These sites 
are better suited to light industrial use to minimise 
impact on surrounding neighbourhood. Properties 
towards the north and western boundaries of the 
precinct are not within proximity to sensitive uses 
which are better suited to heavier industrial uses. 
Flooding risk is however apparent in the central 
areas of the site which must also be taken into 
consideration. Bushfire risk is only apparent along 
the eastern boundary of the site. Lake Weeroona is 
also within 257m west of the site; industrial uses 
within proximity to the lake must therefore not 
affect the natural environment. 

This precinct is a mixture of developed, 
underdeveloped/underutilised, and
vacant/available land. Construction is ongoing with 
some properties currently undergoing development 
conforming to industrial land use. Landscaping is 
required depending on which sites are being 
developed, due to varying elevation across the 
expansiveness of the site. Particularly higher 
elevation change is observed across this precinct.  
Heavier industrial uses are recommended to be 
located within this precinct 

Recommendation  Prepare a precinct plan for East Bendigo to 
provide greater direction for its future development 

Location Site is situated in Bendigo East and within 2km 
north-east of Bendigo CBD 

Size 99.4ha
Current status 68.4ha occupied, 17.8ha not available, 13.2ha 

available 
Zone 52.9ha Industrial 1 and 46.5ha Industrial 3  
Overlays  AEO2 – Airport environs overlay

 BMO – Bushfire management overlay
 DDO1 – Design and development overlay –

schedule 1
 DDO17 – Design and development overlay –

schedule 17
 DDO26 – Design and development overlay –

schedule 26
 ESO1 – Environmental significance overlay –

schedule 1
 HO14 – Heritage overlay (HO14)
 HO107 – Heritage overlay (HO107)
 HO710 – Heritage overlay (HO710)
 HO891 – Heritage overlay (HO891)
 LSIO1 – Land subject to inundation overlay –

schedule 1
 LSIO2 – Land subject to inundation overlay –

schedule 2
Constraints  Within the Airport OLS to 255m
Comments Most industrial uses fall within precinct 8 and 9 in 

East Bendigo. 

Necessary infrastructure services are available 
across most of the precinct. NBN is primarily 
available, with the exception of the eastern 
boundary being ready in the third quarter of 2019. 
Transportation access is provided across the entire 
site, with the added benefit of being within 
proximity to the Bendigo Airport. Railway access is 
within 3km to the north or to the south. 

Residential and sensitive uses proximity for sites 
located along the south and western boundaries of 
the sites will impact industrial land use. These sites 
are better suited to light industrial use to minimise 
impact on surrounding neighbourhood. Properties 
towards the north and western boundaries of the 
precinct are not within proximity to sensitive uses 
which are better suited to heavier industrial uses. 
Flooding risk is however apparent in the central 
areas of the site which must also be taken into 
consideration. Bushfire risk is only apparent along 
the eastern boundary of the site. Lake Weeroona is 
also within 257m west of the site; industrial uses 
within proximity to the lake must therefore not 
affect the natural environment. 

This precinct is a mixture of developed, 
underdeveloped/underutilised, and
vacant/available land. Construction is ongoing with 
some properties currently undergoing development 
conforming to industrial land use. Landscaping is 
required depending on which sites are being 
developed, due to varying elevation across the 
expansiveness of the site. Particularly higher 
elevation change is observed across this precinct.  
Heavier industrial uses are recommended to be 
located within this precinct 

Recommendation  Prepare a precinct plan for East Bendigo to 
provide greater direction for its future development 
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Precinct 9:  Bendigo East (South)
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Precinct 10:  Junortoun

Location The Junortoun precinct is situated to the south-
east of Bendigo Airport and within 3km east of the 
Bendigo City Centre 

Size 8.8ha
Availability 6.2ha occupied, 0.2ha not available, 2.4ha 

available 
Zone Industrial 3  
Overlays  AEO2 – Airport environs overlay

 BMO – Bushfire management overlay
 DDO1 – Design and development overlay –

schedule 1
 DDO17 – Design and development overlay –

schedule 17
Constraints  Proximity of residential development

 Estimated vegetation coverage of 20% on site
 Airport OLS restricting height to 255m

Comments/ 
recommendations 

All necessary infrastructure services are within 
proximity and availability for industrial uses. 
Sewerage connections will require connection 
where necessary, with the nearest mains being 
within 60m north of the site. Transportation 
connections are available and cater for B-double.  

Bushfire risk is apparent along the south to west of 
the site. Residential proximity to the north and east 
of the site limits heavier industrial use on the 
eastern property of the precinct.  

This precinct is currently underdeveloped. 
Although bushfire risk, landscape, and sensitive 
use proximity may affect development of industrial 
uses further. The eastern site borders the rear of 
residential properties; this is an immediate impact 
which needs to be buffered.  

Recommendations Given proximity of residential development and 
isolated nature of the precinct consider whether 
industrial zoning is the best use of the site long 
term. 
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Precinct 11:  Heathcote

Location Precinct is split into 2 sites, Heathcote and Argyle 
close to the respective town centres. Heathcote is 
within 42km east, and Argyle is within 45km east of 
Central Bendigo. 

Size 11.7ha
Current status 10.5ha occupied and 1.2ha not available 
Zone Industrial 3  
Overlays  BMO – Bushfire management overlay

 DDO26 – Design and development overlay –
schedule 26

 ESO3 – Environmental significance overlay –
schedule 3

Constraints  Cultural heritage sensitivity
Comments Most of the necessary industrial infrastructure 

services are available, with sewerage lacking at 
the Argyle site. B-double routes do not directly 
connect to the sites but are within 500m north-east 
of Heathcote site and 180m north of Argyle site, 
although main roads do connect to precinct. No 
railway or rail station access within adequate 
proximity is available at either site. Cultural 
heritage sensitivity control exists on a third of the 
Heathcote site and majority of Argyle site. The 
south to east of the Heathcote site is also under 
bushfire risk. Elevation change is only slightly 
higher than most of the other industrial precincts 
and therefore needs to be accounted for. 
Residential proximity and sensitive uses surrounds 
the majority of the sites and limits heavy industrial 
use. 

This precinct is a mixture of developed, 
underdeveloped/underutilised, and
vacant/available land. Sites are cleared land 
available for industrial use with no vegetation 
removal necessary but some landscaping required. 
The majority of the larger used sites are not 
utilising the full potential of the land they’re located 
on.  

Due to location and smaller size of land, this 
precinct would suit smaller and lighter industrial 
uses that are not reliant on larger scale 
transportation needs. 

Recommendations The future of the Heathcote Industrial Land to be 
considered by the Heathcote Township Plan which 
is currently being prepared 
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Precinct 12:  Golden Square

Location Precinct located 2.7km south-west from the 
Bendigo City Centre 

Size 72.5ha
Current status 67.7ha occupied, 2ha not available, 2.8ha 

available 
Zone 43.6ha Industrial 1 and 28.9ha Industrial 3  
Overlays  BMO – Bushfire management overlay

 BMO1 – Bushfire management overlay –
schedule 1

 BMO2 – Bushfire management overlay –
schedule 2

 ESO1 – Environmental significance overlay –
schedule 1

 ESO2 – Environmental significance overlay –
schedule 2

 HO428 – Heritage overlay (HO428)
 LSIO1 – Land subject to inundation overlay –

schedule 1
 VPO2 – Vegetation protection overlay –

schedule 2
Constraints  Proximity of residential development

 Cultural heritage sensitivity
 Mine shafts
 Bendigo Terminal Station

Comments The precinct has access to all the fundamental 
industrial land use requirements. 

Transportation access and B-double infrastructure 
is adequate for any type of industrial land use. 
Residential and sensitive uses are within proximity 
to the sites from most borders. Particularly 
concerning for the southern boundary where 
residential development has been established 
within the industrial zone.  

Cultural sensitivity and bushfire risk affect a large 
part of the precinct.  

Almost half of the precinct can be better utilised 
than what it is currently. Although the north 
western corner of the site has clusters of mine 
shafts possibly impeding development. The south 
and western regions of the precinct have 
developments on the land but are not utilising the 
full potential; although most of the natural 
environment has already been disrupted. This 
seems to be in preparation for future industrial use, 
or useful for repurposing of land for more beneficial 
use. The main Bendigo Terminal Station for power 
supply is located amidst the western sites 
surrounded by the largest
underdeveloped/underutilised site in the precinct.  

Recommendations With a number of conflicting uses to resolve, 
consider as part of the Golden Square Structure 
Plan currently under preparation 

Location Precinct located 2.7km south-west from the 
Bendigo City Centre 

Size 72.5ha
Current status 67.7ha occupied, 2ha not available, 2.8ha 

available 
Zone 43.6ha Industrial 1 and 28.9ha Industrial 3  
Overlays  BMO – Bushfire management overlay

 BMO1 – Bushfire management overlay –
schedule 1

 BMO2 – Bushfire management overlay –
schedule 2

 ESO1 – Environmental significance overlay –
schedule 1

 ESO2 – Environmental significance overlay –
schedule 2

 HO428 – Heritage overlay (HO428)
 LSIO1 – Land subject to inundation overlay –

schedule 1
 VPO2 – Vegetation protection overlay –

schedule 2
Constraints  Proximity of residential development

 Cultural heritage sensitivity
 Mine shafts
 Bendigo Terminal Station

Comments The precinct has access to all the fundamental 
industrial land use requirements. 

Transportation access and B-double infrastructure 
is adequate for any type of industrial land use. 
Residential and sensitive uses are within proximity 
to the sites from most borders. Particularly 
concerning for the southern boundary where 
residential development has been established 
within the industrial zone.  

Cultural sensitivity and bushfire risk affect a large 
part of the precinct.  

Almost half of the precinct can be better utilised 
than what it is currently. Although the north 
western corner of the site has clusters of mine 
shafts possibly impeding development. The south 
and western regions of the precinct have 
developments on the land but are not utilising the 
full potential; although most of the natural 
environment has already been disrupted. This 
seems to be in preparation for future industrial use, 
or useful for repurposing of land for more beneficial 
use. The main Bendigo Terminal Station for power 
supply is located amidst the western sites 
surrounded by the largest
underdeveloped/underutilised site in the precinct.  

Recommendations With a number of conflicting uses to resolve, 
consider as part of the Golden Square Structure 
Plan currently under preparation 
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Precinct 12:  Golden Square
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Precinct 13:  Bendigo North

Location This precinct is situated 500m north of Lake 
Weeroona and 2km north of the Bendigo City 
Centre 

Size 42.2ha
Availability 34.6ha occupied, 7.6ha available 
Zone Industrial 1  
Overlays  HO880 – Heritage overlay (HO880)
Constraints  Proximity of residential development and other

sensitive uses
 Estimated vegetation coverage of 25% on site
 Cultural heritage

Comments/ 
recommendations 

All necessary industrial infrastructure services are 
available within the precinct. Transportation and B-
double access is also readily available within the 
precinct; railway access available to the north-east 
at a distance of 2.3km.  

Residential and sensitive uses are within close 
proximity to the site and are major limitations to the 
type of industrial use possible on the land.  

Vegetation coverage on the land mostly covers the 
vacant/available sites.  Cultural sensitivity covers 
one quarter of the site along the northern 
boundary. 

The majority of this precinct is well developed.  

The other two sites which are currently being 
utilised are able to be better developed to reach 
the full potential of the land.  

Recommendation
Retain as is but consider alternative longer term 
uses as/if existing tenants move to alternative sites 
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Precinct 14: Long Gully

Location Located 2.5km north-west from the Bendigo City 
Centre 

Size 25.4 ha Industrial 3 Zone 
Availability Occupied
Zone Industrial 3  
Overlays  BMO – Bushfire management overlay

 BMO1 – Bushfire management overlay –
schedule 1

 ESO1 – Environmental significance overlay –
schedule 1

 LSIO1 – Land subject to inundation overlay –
schedule 1

 SMO – Salinity management overlay
Constraints  Proximity to residential and sensitive uses

 Cultural heritage
Comments All necessary industrial land use infrastructure 

exists on the site. Transportation and B-double 
access is also available on site, although railway 
access is further than 2km in both the south-east 
and north-west directions. Residential and 
sensitive uses have entirely encroached on the 
industrial precinct. The site has a steady decline in 
elevation from the west to the east. Bushfire risk is 
posed on the south western corner of the land. 
While flooding controls exist throughout the middle 
of the site between the north and south-western 
corners. Cultural sensitivity covers most of the site. 

Recommendations Retain as is 



I n d u s t r i a l  L a n d  N e e d s  a n d  G a p  A n a l y s i s

 30
Precinct 15:  California Gully

Location Located 3.1km north-west from the Bendigo City 
Centre. Precinct is split into 2 sites, the eastern 
and western site 

Size 37ha
Availability 35.6ha occupied, 0.01ha not available, 1.4ha 

available 
Zone 36.5ha Industrial 1 and 0.5ha Industrial 3  
Overlays  BMO – Bushfire management overlay

 BMO1 – Bushfire management overlay –
schedule 1

 ESO1 – Environmental significance overlay –
schedule 1

 HO16 – Heritage overlay (HO16)
 LSIO1 – Land subject to inundation overlay –

schedule 1
 LSIO2 – Land subject to inundation overlay –

schedule 2
Constraints  General Residential Zone directly adjacent to

the east while also proximate in other
directions

 Site has multiple degrees of variation with a
mean fall of 2.21%

 Cultural heritage
Comments Most infrastructure services for industrial use are 

available to both sites in the precinct. NBN is 
planned to be available to the majority of the sites 
from the third quarter of 2019, while the remainder 
of the western site is planned to be via satellite.  

Transportation and B-double availability to both 
sites are available and established. Residential 
and sensitive use has entirely surrounded the 
eastern site, while encroaching on the north, east, 
and southern boundaries of the western site. Site 
has multiple degrees of elevation variation 
throughout the site; consideration needs to be 
taken in the selection of development sites. 
Bushfire risk exists on the entirety of the western 
site, while flooding controls only affects a minor 
boundary region of the sites.  

Less than 5% of land currently available, or vacant, 
is on the eastern site of the precinct. The vast 
majority of the western site may require 
redevelopment, dependant on current land use and 
future intention. This particular site has mining 
implications which must also be taken into 
consideration. 

Recommendations Consideration should be given to whether the 
entire precinct should be rezoned from 
predominantly Industrial 1 to Industrial 3 given its 
proximity to residential development.  Zones 
allowing for sensitive uses may not be appropriate 
due to the location of the Eaglehawk landfill 100m 
to the north-west 

Location Located 3.1km north-west from the Bendigo City 
Centre. Precinct is split into 2 sites, the eastern 
and western site 

Size 37ha
Availability 35.6ha occupied, 0.01ha not available, 1.4ha 

available 
Zone 36.5ha Industrial 1 and 0.5ha Industrial 3  
Overlays  BMO – Bushfire management overlay

 BMO1 – Bushfire management overlay –
schedule 1

 ESO1 – Environmental significance overlay –
schedule 1

 HO16 – Heritage overlay (HO16)
 LSIO1 – Land subject to inundation overlay –

schedule 1
 LSIO2 – Land subject to inundation overlay –

schedule 2
Constraints  General Residential Zone directly adjacent to

the east while also proximate in other
directions

 Site has multiple degrees of variation with a
mean fall of 2.21%

 Cultural heritage
Comments Most infrastructure services for industrial use are 

available to both sites in the precinct. NBN is 
planned to be available to the majority of the sites 
from the third quarter of 2019, while the remainder 
of the western site is planned to be via satellite.  

Transportation and B-double availability to both 
sites are available and established. Residential 
and sensitive use has entirely surrounded the 
eastern site, while encroaching on the north, east, 
and southern boundaries of the western site. Site 
has multiple degrees of elevation variation 
throughout the site; consideration needs to be 
taken in the selection of development sites. 
Bushfire risk exists on the entirety of the western 
site, while flooding controls only affects a minor 
boundary region of the sites.  

Less than 5% of land currently available, or vacant, 
is on the eastern site of the precinct. The vast 
majority of the western site may require 
redevelopment, dependant on current land use and 
future intention. This particular site has mining 
implications which must also be taken into 
consideration. 

Recommendations Consideration should be given to whether the 
entire precinct should be rezoned from 
predominantly Industrial 1 to Industrial 3 given its 
proximity to residential development.  Zones 
allowing for sensitive uses may not be appropriate 
due to the location of the Eaglehawk landfill 100m 
to the north-west 
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Precinct 15:  California Gully
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Precinct 16:  Eaglehawk

Location Site is situated west of Eaglehawk centre and is 
within 4.5km north-west from the Bendigo CBD 

Size 71.9ha
Availability 21.1ha occupied, 47.7ha not available, 0.1ha 

available 
Zone 67.9ha Industrial 1 and 4ha Industrial 3 
Overlays  BMO – Bushfire management overlay

 BMO1 – Bushfire management overlay –
schedule 1

 DDO15 – Design and development overlay –
schedule 15

 EAO – Environmental audit overlay
 ESO1 – Environmental significance overlay –

schedule 1
 HO372 – Heritage overlay (HO372)
 LSIO1 – Land subject to inundation overlay –

schedule 1
 LSIO2 – Land subject to inundation overlay –

schedule 2
Constraints  Proximity of residential development

 Site has varying degrees of elevation with a
mean fall of 2.36%

 Estimated vegetation coverage of 20% on site
 Cultural heritage

Comments Industrial use infrastructures services are all 
established and available on the site, excluding 
NBN which is to be available from mid-2019. 
Transportation and B-double access is available. 
Residential and sensitive uses surround the entire 
precinct, limiting use for the majority of the smaller 
industrial land parcels. 

Entirety of the western site, disused mine, is prone 
to bushfire as well as a minor region of the 
southernmost site. Flooding only affects a single 
site, the north-western corner site of the precinct. 
Cultural heritage sensitivity affects only a small 
proportion of the north-western corner and the 
western boundary of the site. 

The largest industrial land property is also within 
this precinct. The disused mining site has the 
potential to either be subdivided into smaller lots or 
be utilised for a major development. While this 
accounts for almost 60% of the available site within 
this precinct, and the vast majority of available land 
within the industrial zone, limitations on use are 
expected subject to land suitability analysis. The 
existence of uncovered or disused mining shafts 
poses a risk to industrial land usability for the 
Williams United site. Of the remaining land, half of 
the lots are currently underutilised or 
underdeveloped.  

Recommendations While the site is close to residential it is also close 
to the Eaglehawk Landfill and has a number of 
issues due to previous mining uses.  Retain as is.   
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Precinct 17:  Maiden Gully

Location Precinct is located to the south‐east of Maiden 
Gully, 3km west from the Bendigo City Centre 

Size 17.1ha 
Availability 4.1ha occupied, 13ha not available 
Zone 7.2ha Industrial 1 and 9.9ha Industrial 3 
Overlays BMO – Bushfire management overlay 
Constraints  Proximity to residential development

 Site has a moderate decline to the west, with a
mean fall of 2.84%

 Estimated vegetation coverage of 30% on site
 Significant site contamination

Comments Almost all the necessary industrial land use 
services are available; the north-western corner is 
expected to have NBN by 2020. Drainage will be a 
major issue in conjunction with contaminated land 
surround and affecting precinct, strict requirements 
apply. Transportation and B-double routes are 
present through the centre of the site, although 
road infrastructure works are necessary to prepare 
the site for B-double access. Residential properties 
are within proximity of the site to the east and 
south-west, limiting use for the site on the edges of 
the precinct. The site has an observed moderate 
elevation decline towards the west. The entire site 
is prone to bushfire as being surrounded by trees 
at all boundaries.  

The largest parcel of land within this precinct is the 
old Bendigo Go-Kart track, which is as EPA listed 
site and subject to red calcine sand contamination. 
This renders the site unusable. Half of the 
remaining lots are also being underutilised or 
underdeveloped. While vegetation coverage is 
sparse and the borders of the available site are 
covered in trees, the site is suitable for a major 
development or subdivision into smaller parcels for 
multiple industrial land uses. 

Recommendations Retain as is 
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Precinct 18:  Maiden Gully (Rowe Lane)

Location Site is situated to the west of Maiden Gully and is 
within 9.1km west of Bendigo CBD 

Size 21.3ha Industrial 1 Zone 
Availability Not available
Zone Industrial 1 Zone 
Overlays  BMO – Bushfire management overlay

 ESO1 – Environmental significance overlay –
schedule 1

 VPO2 – Vegetation protection overlay –
schedule 2

Constraints  Estimated vegetation coverage of 40% on site
Comments This precinct consists of one lot currently which is 

vacant but not suitable for continued industrial land 
use.  

No residential or sensitive uses are within proximity 
to the site. The site is entirely bushfire prone, while 
the south-eastern corner of the site is on the 
boundary of an inundation zone.  

Furthermore, the site is also under moderate 
vegetation coverage which would accrue additional 
costs if to be developed.  

Recommendations Given isolated nature and vegetation coverage, 
consideration should be given to whether this 
precinct should be zoned industrial and whether an 
alternative zoning may be more appropriate 
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Precinct 19:  Kangaroo Flat

Location Site is split into 2, situated to the west of Kangaroo 
Flat centre and a smaller region to the south-east 
of the centre. Sites are within 5.5km south-west of 
the Bendigo City Centre  

Size 40.9ha
Availability 34.8ha occupied, 3ha not available, 3.1ha 

available 
Zone 34.9ha Industrial 1 and 6ha Industrial 3 
Constraints  BMO – Bushfire management overlay

 ESO1 – Environmental significance overlay –
schedule 1

 LSIO1 – Land subject to inundation overlay –
schedule 1

 LSIO2 – Land subject to inundation overlay –
schedule 2

Constraints  Proximate to residential development
 Site incline towards the west with a means fall

of 2.4%
Comments/ 
recommendations 

All the necessary industrial infrastructure services 
available, with the exception of the northern site 
which requires telecommunications services along 
the north and western boundaries; via satellite but 
with an unknown connection date. Transportation 
and B-double access is readily available to both 
sites in the precinct. Precinct has residential and 
sensitive uses that are within close proximity, 
limiting industrial use. Site has a moderate incline 
towards the west. Both sites are prone to bushfire 
across almost the entirety of the land. The northern 
site is also subject to flooding along the southern 
boundary. 

Majority of industrial land is available on the 
northern site. Almost half of the site is underutilised 
or underdeveloped. There is currently the 
availability of two small and one major lot for 
development. The southern site is proposed to be 
excluded from the industrial zone due to 
constrained land use and location. 

Recommendations The precinct is currently well utilised.  However, 
given the proximity of residential development, 
consideration should be given to an alternative 
zoning for the longer term 
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Precinct 20:  Big Hill

Location Site is situated south of Big Hill and within 9km 
south of Bendigo Central 

Size 17.8ha Industrial 3  
Availability 12.6ha occupied, 5.6ha available 
Zone Industrial 3  
Overlays  BMO – Bushfire management overlay

 DDO19 – Design and development overlay –
schedule 19

 ESO1 – Environmental significance overlay –
schedule 1

 LSIO1 – Land subject to inundation overlay –
schedule 1

Constraints  Site has a moderate incline towards the eastern
boundary with a means fall of 2.33%

 Proximity of residential development
Comments Most services to this site are available, with 

telecommunications connection being via satellite 
but with an unknown date. Transportation and B-
double access is possible, with road infrastructure 
works required for connecting to the Calder 
Highway. Railway connection is further from this 
site than the other industrial precincts. Residential 
and sensitive uses have encroached on the 
precinct from the north, limiting use on the northern 
site. The site is entirely prone to bushfire and is 
subject to flooding at the south-west corner. The 
site has a moderate incline in elevation towards the 
eastern boundary.  

The northern site is currently occupied but not 
utilising the full potential of the land. Both available 
sites can accommodate larger developments or 
multiple small industrial uses. Location of precinct 
at the entrance to Bendigo from Melbourne may 
also be a suitable acknowledgement.  

Recommendations Retain as is.  Longer term consideration should be 
given to whether its current Industrial 3 zoning is 
the most appropriate zone for the land if other land 
becomes available for industrial purposes 
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Precinct 21:  Marong

Location Site is situated to the west of Marong town centre, 
within 13.5km west of Bendigo CBD 

Size 5.1ha
Availability 5.1ha not available 
Zone Industrial 3
Overlays  DPO6 – Development plan overlay – schedule 6
Constraints No significant constraints 
Comments/ 
recommendations 

Almost all of the necessary industrial use 
infrastructure currently exists and is available on 
the Marong site. High voltage power supply is 
unknown as to whether this is possible or available 
to this site, the nearest high voltage line is within 
100m north and 120m south. Transportation for B-
double is available, railway access is however not 
possible and not within adequate distances for 
industrial use if required in its current state 

Recommendations Proposed to be rezoned to General Residential 
through the implementation of the Marong 
Township Structure Plan. 
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4.  Strategic Economic Insights

• The supply of large industrial lots, i.e., between 1 and 5 hectares, 
is forecast to be completely exhausted by 2027.  This is based on 
all available land being able to be used.  If this occurs there is the 
potential to forgo up to 688 jobs by 2036.

• A more realistic scenario where one quarter of the land between 1 
and 5 hectares is not available will mean that 1,081 jobs are forecast 
to be foregone by 2036.

Forecast change in employment

Figure 9 shows the change in employment and the need for industrial land.  It 
shows that based on a ‘business as usual’ approach all industrial land supply 
will be exhausted by 2032.

Figure 9 - Change in aggregate demand of industrial land (hectares)

The City commissioned REMPLAN to prepare a 
Strategic Economic Inputs report.  This report included a 
preparation of employment forecasts, an assessment of 
industrial demand and a review of industrial development 
typologies.

Key	findings	include:

• Employment in the manufacturing sector in 
Bendigo accounts for 70.4 per cent of the 
manufacturing employment in the Loddon-
Campaspe region.

•	 Significant	growth	in	food	product	
manufacturing and transport equipment 
manufacturing in Greater Bendigo between 
2011 and 2016.

• Across all Greater Bendigo industry sectors, 
output per worker has increased between 2011 
and 2017.

• Employment relating to industrial precincts was 
estimated to be 8,545 jobs on Census Night 
2016.  This is expected to increase to 11,848 
by June 2036, an average annual growth rate 
of 1.65 per cent.

• Expectation of demand for an additional 90ha 
of industrial land over the next decade

• If all of the available land (120ha) was able 
to be utilised (which is not practical), there is 
approximately 14 years of available supply 
remaining.

Source:   Bendigo Industrial Land Review – Strategic Economic Inputs, REMPLAN December 2017
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Lot size availability

While there is likely to be short term availability of smaller lots of less 
than 0.5 hectares, supply is less certain for lots of over this size.  
For sites of between 1 and 5 hectares supply is forecast to be fully 
exhausted by 2027 (that is only if all available sites are able to be 
used).  Figure 10 shows forecast lots remaining per year by lot size.

Figure 10 – Forecast industrial lots remaining per year by size

Potential employment impacts

While there is likely to be short term availability of smaller lots of less 
than 0.5 hectares, supply is less certain for lots of over this size.  
For sites of between 1 and 5 hectares supply is forecast to be fully 
exhausted by 2027 (that is only if all available sites are able to be 
used).  Figure 11 shows forecast lots remaining per year by lot size.

Figure 11 – Potential employment impacts

Industry trends

The	REMPLAN	report	identifies	some	of	the	key	trends	occurring	in	
the industrial sector.  These include:

• Industry clustering
• Growing importance of ICT
• Changes in footprints with some industries requiring a larger 

footprint and others a smaller
• High amenity, and environmental sustainability
•	 Combined	office	function	and	the	need	for	flexibility

Source:   Bendigo Industrial Land Review – Strategic Economic Inputs, 
REMPLAN December 2017

Source:   Bendigo Industrial Land Review – Strategic Economic Inputs, 
REMPLAN December 2017
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Population Growth

Based on current growth rates, the population of Greater 
Bendigo is forecast to continue to grow steadily, with 
a forecasted increase of 36 per cent to 2036 or over 
41,000 more residents 4.

Growth in the outer suburbs due to available land and 
relative affordability is expected to far outstrip growth 
within the inner suburbs of the city.  To 2036 the greatest 
growth	is	expected	in	Huntly,	Strathfieldsaye,	Maiden	
Gully and Marong-Rural West.

When combining the growth of both Maiden Gully and 
Marong-Rural West at least a quarter of all growth over 
the next 20 years is expected to the west of Greater 
Bendigo.  A similar amount is expected in the north of 
Greater Bendigo including Huntly, Epsom-Ascot and 
White Hills-Jackass Flat. 

Age Demographics 

Growth is expected to occur across all age 
demographics over the coming years.  Overall the 
greatest shift is expected to occur through an ageing of 
residents with an increase in the proportion of residents 
aged between 70 and 84 years and a corresponding 
decline in residents aged between 50 and 69 years.

The provision of a variety of employment opportunities 
will be essential to supporting a range of demographic 
cohorts.

Source:   Forecast ID

5.    Socio-Economic characteristics

Qualifications

Residents	are	becoming	more	qualified,	with	the	greatest	
increase between 2011 and 2016 in residents with bachelor 
or higher degree.

Figure 12 – Qualifications of residents 2006-2016

Figure 13 – Forecast age structure 2016-2036

Source:   ID Consulting id.com.au based on ABS Census
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6.1  Stakeholder Forums

To inform this report, Council engaged 
Capire Consulting to facilitate a business 
and industry forum as well as a Government 
forum on Tuesday 11 December.

The business and industry forum was 
advertised via the website, along with 
targeted letters and email invitations.  There 
were 11 participants at this forum from 
business and industry groups and peak 
bodies.

The state and local government forum was 
advertised by targeted email invitations 
and calendar invites and was attended by 
25 individuals.  Representatives were from 
DELWP, the VPA, RDV, VicRoads, Coliban 
Water, internal Council staff and staff from 
neighbouring shires.

Key findings

The	following	is	a	summary	of	the	findings	
of the Stakeholder forums.  Further detail is 
provided in the Industrial Land Development 
Forums report prepared by Capire 
Consulting.

When participants were asked what their 20 
year vision was around industry in Greater 
Bendigo they indicated that it should be:

• Vibrant, expanding and diverse to 
support a range of industries

6.   Stakeholder Engagement

• A hub for the region to provide job 
opportunities for residents across 
the region and also working in 
collaboration with surrounding shires 

• Sustainable including energy and 
waste management and supporting 
green, clean industries

•	 A	good	neighbour	limiting	the	conflict	
between residential and industrial 
development

• Integrated with training and education 
including fostering connections with 
STEAM sectors

• Leveraged off agricultural 
opportunities 

• Innovative, creative and high-
tech including embracing digital 
technologies and high-tech systems

• Future-proofed and adaptive with 
flexibility	to	respond	to	changing	
industrial markets

• Collaborative and supportive of the 
sharing of resources

• Connected and accessible including 
to heavy rail, road and the airport

• Well-governed with quick approval 
processes as well as links to skills 
and training

Participants were asked to identify what 
is and isn’t currently working in terms of 
industrial land.  The following issues and 
considerations	were	identified:

• Current shortage of land supply

• Residential and industrial land-
use	conflicts

• The need for industrial links to 
be suitable for B-double trucks 
including having adequate turning 
circles, considering routes for 
‘dangerous goods’, and the need 
to bypass Bendigo residential 
areas where possible

• Lack of available workforce

• Consideration around prioritising 
more affordable areas

• Infrastructure should be provided 
prior to development occurring 
including NBN connections, rail 
and road networks, water, gas, 
electricity and waste

• The need for proactive and 
ongoing community engagement 
and bringing the community ‘on 
the journey’

• Streamlined and quick approval 
processes

• The need to consider emerging 
and growing industries

• The need for more community 
services and facilities as the 
population grows

• Potential for different locations for 
various industries to foster growth 
and contain amenity impacts
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• Clustering of complementary 
industries

• The need for anchor tenants and 
developers

• Importance of intergovernmental 
collaboration around housing, 
roads, infrastructure and community 
services.

Participants were not asked to identify 
specific	sites	but	to	broadly	identify	key	
principles to inform location planning for 
new industrial and commercial areas.  
These principles included:

•	 Avoid	land-use	conflicts	between	
residential and industry uses 
while also considering proximity of 
employment opportunities to the 
workforce

• Consider connections to road, rail 
and the airport which are appropriate 
for	24-hour	traffic

• Consider connections between 
industrial areas

• Consider regional connections not 
only with surrounding shires but 
other regional cities, Tullamarine 
and Sydney airports, and the Port of 
Melbourne

• Provide for a diversity of lot sizes and 
flexibility	around	subdivision

• Consider provision for on-site 
electricity generation

• Select sites which have fewer 
environmental constraints including 
around	topography,	flooding,	
bushfires,	cultural	heritage	and	
contamination

• Consolidate smaller sites with larger 
sites 

• Support the co-location of 
complementary businesses

• Consider provision of adequate 
infrastructure including access to 
sites via public transport

• Consider provision of open space/
recreational facilities which could 
serve as potential ‘buffer’ areas

• Consider affordability of land prices

• Consider proximity to key worker 
housing and community facilities

• Develop existing industry areas 
where possible

In the State and Local Government 
forum representatives were also asked 
to suggest potential ‘quick-wins’ for 
industrial development in Greater 
Bendigo.  Ideas included:

• Creating a ‘match-making’ 
service (potentially online) linking 
businesses, developers and the 
education sector

• Working with regional Councils 
(such as Loddon and Mitchell 

Shire Councils) to identify new 
industrial land to address needs 
collaboratively

• Developing a criteria or 
processes for fast-tracking 
planning approvals

• Rezoning and utilising former 
mining and other disused sites

• Developing a “Bendigo: the place 
to be” campaign

•	 Reconfiguring	the	Bendigo	Airport	
to allow for complementary 
industrial land uses within the 
surrounding precinct

• Supporting a grass-roots 
advocacy campaign to educate 
the community and stakeholders 
on the need for industrial land

• Establishing an industry-driven 
‘regional peak body’ which 
brings together government, the 
education sector, developers, 
business, industry and community 
services to identify opportunities 
to collaborate

• Identifying potential industrial 
land and working with State 
Government to prioritise and 
expedite the rezoning process

• Developing a solar park funded 
by Council

• Establishing a “Central Victorian 
Investment Service”
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Survey

A survey was available through the 
website for businesses to indicate their 
future intentions and land use needs.  
This survey was promoted in the letter 
sent directly to industrial landowners and 
businesses.  
Five surveys were completed.  Given the 
small sample size it is not possible to 
draw any tangible conclusion or themes 
but the results provide some interesting 
insights including:

•	 One	out	of	the	five	businesses	
indicated a need to relocate over the 
next 5 to 10 years to allow them to 
expand.

•	 Of	the	five	businesses	who	
responded three were expecting to 
grow, one was expecting a decline 
in operations, and one chose not to 
respond. 

• Key attributes that make Bendigo a 
suitable business location include 
regional clients, skilled staff, central 
location, attractive business and 
lifestyle qualities.

• While there was no stand out feature, 
access to a skilled workforce rated 
the highest in terms of importance to 
the business.  

Community forum

As well as targeted engagement Council 
also organised a facilitated community 
forum including a panel discussion 
with representation from the Bendigo 
Manufacturing Group, REMPLAN and the 
Victorian Planning Authority.  This forum 
was attended by around 40 individuals.
 
The purpose of this forum was to enable 
community members to identify any 
issues early in the process and for 
members of the audience to have their 
questions answered by a panel of experts 
outside of the City of Greater Bendigo.

Some of the key questions related to the 
amenity impact of industrial land and the 
need for industrial land.

While there has been some engagement 
to date, this is only the start and there will 
be a number of other opportunities for all 
stakeholders to provide input throughout 
the process whether through forums, 
targeted engagement or surveys as 
relevant.
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The following presents a Strengths, 
Weaknesses, Opportunities and Threats 
(‘SWOT’) analysis of Industrial Land in 
Greater Bendigo.

Strengths

Strong manufacturing sector – the 
manufacturing sector in Greater Bendigo 
provides the greatest economic output of all 
industries and has managed to remain strong 
despite nationwide declines.

Mix – Greater Bendigo has a diverse range 
of industrial uses across the precincts ranging 
from food, freight to advanced manufacturing 

Strong population growth – The population 
of Greater Bendigo has grown by around 1.9 
per cent in recent years and this growth is 
expected to continue.

A diverse and growing economy – Greater 
Bendigo	and	the	region	benefit	from	a	
diversity in business and industry.

Infrastructure – Much of Greater Bendigo is 
well serviced with infrastructure including gas, 
electricity and water and sewer

Weaknesses

Existing land constraints – much of the 
existing industrial land is proximate to 
residential uses, heavily vegetated or has 
other constraints.

7.   SWOT Analysis

Land size – it is important to have a mix 
of small and large industrial land sites to 
cater for a range of businesses.  There are 
currently no parcels of available industrial 
land in Greater Bendigo that are greater 
than 22 hectares.

Fragmented land – the fragmented nature 
of industrial land in Greater Bendigo means 
it	is	difficult	for	industry	to	collocate	which	
in turn leads to more truck movements 
through urban Bendigo.

Digital infrastructure – access to 
digital infrastructure particularly in rural 
communities is constrained.

Opportunities

Potential for a regional approach – the 
opportunity to consider the delivery of land 
so that it complements existing industrial 
land in other shires while also providing 
regional employment.

Best practice – the potential to deliver 
a business park/s which achieves best 
practice in the area of design, sustainability 
and digital technology.

Industry mix – the opportunity to better 
understand future industry changes and 
the types of industries which are growing 
in Greater Bendigo and target these 
industries.

Reducing freight movements – a 
strategically located business park/s limiting 
truck movements through urban Bendigo 
will have positive amenity and safety 
impacts

Limiting industry on farming zoned land 
– currently the lack of alternatives means 
a number of businesses better suited to 
industrial zoned land are operating in a 
farming zone.  This is creating a number 
of	conflicts.		The	provision	of	affordable	
and well located industrial land will offer an 
alternative for these businesses.

Threats

Other business parks – there are a 
number of regional cities with operational 
business parks.  Without the clear and 
timely provision of industrial land, Greater 
Bendigo is at risk of missing out on 
industries looking to establish in a regional 
city.

Economic downturn – an economic 
downturn would slow industry growth and 
confidence	and	slow	the	development	of	a	
business park.
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Detailed site selection criteria will be prepared 
to inform the draft strategy and selection of 
future industrial land.  However, informed 
by analysis and stakeholder engagement to 
date, the following broad principles have been 
established:

Access – this includes access to a B-double 
accessible route that minimises movement 
through the urban area as well as access for 
heavy and passenger rail.

Infrastructure delivery and cost – proximity 
to existing infrastructure including electricity, 
gas, water and sewerage, and NBN.

Proximity to workforce – this includes being 
close to growing population catchments, as 
well as easily accessible to Melbourne and 
serviceable by public transport.

Limited environmental constraints – this 
includes	flooding,	landscape	and	vegetation,	
bushfire,	heritage	values,	geotechnical	
issues, native title, and potential soil 
contamination.

Size – adequate size to deliver a variety 
of lot sizes, meet the co-location needs of 
industry, and to provide supply for a number 
of years.  While there may be the potential for 
multiple sites, consideration will be given to 
larger sites which will enable the potential for 
expansion over time

8.   Site selection principles

Buffers – an adequate distance to 
residential development and other sensitive 
uses, in particularly an opportunity to heavy 
industry to be located more than 1km 
from residential development. Suitability 
of buffers to accommodate other uses 
including open space and recreation and 
or sustainable infrastructure such as water 
treatment and solar. 

Innovative,adaptive and sustainable – 
able to embrace a ‘smart city’ approach and 
potential for solar access.
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The	following	gaps	have	been	identified	
which will need to be considered during 
the preparation of the draft Industrial Land 
Development Strategy:

• While some site inspections have 
been undertaken, the majority of 
the research to date, while detailed, 
has been undertaken via desktop 
review.  It will be important to 
undertake detailed site inspections 
of each of the precincts to inform the 
draft Industrial Land Development 
Strategy

• While existing industrial landowners 
have been informed by mail that the 
strategy is being prepared, future 
intentions are unclear in many 
instances.  Where possible, a better 
understanding, of the intentions 
of existing landowners to sell or 
develop is needed to inform future 
land requirements

• There is still limited awareness 
in the community and various 
stakeholders on the need for 
industrial land as well as the form 
this will take.  Extensive and 
ongoing engagement using a variety 
of forms is needed over the coming 
months to better articulate why we 
need industrial land

9.   Gaps Analysis

• A better understanding of different 
financing	models	is	required	to	
ensure that the delivery of a future 
business park meets the needs of 
all parties 

• A model is required to robustly 
assess sites against a set of 
criteria to determine the most 
appropriate site/s for a future 
business park

• A better understanding of best 
practice planning for business 
parks is required

• Engagement with all servicing 
providers is required including 
water, roads, electricity, gas and 
NBN

• Engagement with other Loddon-
Campaspe Councils is required to 
take a more regional approach

• A better understanding of freight 
flows	in	and	out	of	the	region	is	
required
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Existing industrial land in Greater Bendigo 
is fragmented, constrained and often 
small in size and located near residential 
areas impacting amenity including large 
numbers of truck movements through 
residential streets. 
 
A new Industrial Land Development 
Strategy for Greater Bendigo provides an 
opportunity to meet the needs of industry, 
stakeholders and the community.   This 
includes ensuring the short term delivery 
of larger parcels of industrial land 
(i.e. over 0.5ha). It will also provide an 
opportunity to reassess existing industrial 
precincts to reduce land use conflicts 
moving forward. 

There is an immediate need for industrial 
land, particularly larger lots, and a longer 
term need for a pipeline of industrial land 
to provide certainty for industry.

Further engagement with industry, 
stakeholders and the community over the 
short term is required to ensure that any 
future strategy is robust and provides a 
strong planning framework.

10.   Conclusion
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