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Report 12.5 – Brimbank Rural Living Investigation Area Land Use Review 
 
Directorate:  City Development 
Director:  Stuart Menzies 
Policy: Planning and Environment Act 1987, Brimbank Planning Scheme, 

Green Wedge Management Plan 2010 
Attachment:  1. Rural Living Investigation Area Land Use Review 
 
Purpose 
 
For Council to consider the Rural Living Investigation Area Land Use Review (the 
Review), at Attachment 1 to this report. 
 
Report 
 
1. Background 
 
A land use review has been prepared for the Rural Living Investigation Area (the Area), 
which is located in Keilor North, and generally bounded by the Maribyrnong River to the 
north and east, Keilor Golf Club to the west, and Calder Freeway to the south.  
 
The Green Wedge Management Plan 2010 (the Plan), adopted by Council on 3 August 
2010, identified the need for the Review. The Plan included an action to ‘Investigate 
opportunities to expand the Oakbank Road rural living precinct’. 
 
2. Consultation 
 
Consultation has been undertaken with a range of stakeholders including land owners 
and relevant State Government departments. A workshop was held with representatives 
from the Department of Environment, Land, Water, and Planning (DELWP), the 
Metropolitan Planning Authority, and relevant Council officers, to discuss the land use 
constraints and opportunities. 
 
3. Analysis 
 
The Area is impacted by a number of planning constraints that limit its use and 
development, particularly for residential purposes. It is located outside the Urban Growth 
Boundary and zoned Green Wedge (at the top of the escarpment area) and Rural 
Conservation (on the escarpment and river flats). It is also impacted by the Melbourne 
Airport Environs Overlay and Land Subject to Inundation Overlay (on the river flats). 
 
Current land uses within the area include rural living, cropping, and low levels of market 
gardening. Larger scale market gardening operations have ceased. Existing property 
owners in the Area indicated a desire to completely cease farming due to water 
restrictions and costs.  
 
The Review identifies that the Urban Growth Boundary would need to be relocated in 
order to allow an ‘urban’ zone - such as residential, commercial or industrial - to enable 
a greater variety of uses. It also highlighted that both houses of State Parliament would 
need to ratify a decision to shift the Urban Growth Boundary and rezone the land. This is 
a process unlikely to occur for a small area, and is inconsistent with current State 
Government policy outlined in Plan Melbourne. 
 
The Review identified a number of potential non-farming land use opportunities available 
within the current zone, including cemetery, place of worship, indoor recreational facility, 
school, freezing and cool storage, bus terminal and road freight terminal, all of which 
would require a planning permit.
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Report 12.5 – Brimbank Rural Living Investigation Area Land Use Review 
(continued) 
 
The Review suggests an integrated master plan might be appropriate to consider a 
number of the proposed uses, including the environmental and recreational 
improvements along the escarpment and Maribyrnong River. 
 
It is proposed that Council provide a copy of the Review to relevant property owners and 
Melbourne Airport, to inform them of possible future land uses. 
 
4. Resource Implications 
 
Resource requirements for the preparation of the Rural Living Investigation Area Land 
Use Review were met within Council’s Annual Budget 2015/2016. 
 
5. Compliance Statement 
 
This report has been prepared in accordance with the Planning and Environment Act 
1987.  
 
Conflict of Interest Declaration  
The Local Government Act 1989 requires Council officers, and anyone engaged under 
contract, providing advice to Council to disclose any conflict of interest in a matter to 
which the advice relates. Council officers contributing to the preparation and approval of 
this report, have no conflicts of interests to declare. 
 
6. Officer Recommendation 
 
That Council: 
 
a. Endorses the Brimbank Rural Living Investigation Area Land Use Review, at 
 Attachment 1 to this report. 
 
b. Provides a copy of the Brimbank Rural Living Investigation Area Land Use 

Review to affected landowners and Melbourne Airport for their information. 
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1 INTRODUCTION 

1.1 PURPOSE OF REVIEW 

The purpose of the review is to examine the future use and development potential of the ‘Rural Living Area for 
Investigation’ identified in the Brimbank Green Wedge Management Plan 2010 (“GWMP”).  

Specifically, Item # G5 of Theme G : Rural Living Action Plan (4 years) table located within Section G : Rural 
Living in the Brimbank Green Wedge Management Plan 2010 (page 32) states ‘Investigate opportunities to 
expand the Oakbank Road rural living precinct under the following specified conditions: 

- The Kings Road interchange is constructed; 

- The riparian and escarpment land is transferred to a public authority; 

- Adequate financial contributions are made for local services and conservation and management 
activities; and 

- The proposal achieves a positive outcome for the whole Sunbury Green Wedge. 

The Kings Road interchange has been constructed and provides significant access improvements to the study 
area. The construction of this enabling infrastructure has triggered the review of this precinct. 

Notwithstanding the above, the GWMP also goes on to state “ that any proposal to increase residential 
densities in the green wedge would require authorization and approval by the Minister for Planning as well as 
ratification by both houses of Parliament.” 

In simple terms, the Council does not have the authority to rezone the land or increase development densities 
in the Green Wedge area. The Minister has not approved changes to the zones that apply to the land. 

1.2 STUDY AREA 

The ‘Rural Living Investigation Area’ (“the study area”) is shown on the plan below, which has been extracted 
from Appendix 1 of the GWMP.  

The study area is generally bounded by the Maribyrnong River to the north and east, Keilor Golf Club to the 
west and Calder Freeway to the south. The study area can now be accessed from the recently constructed 
Kings Road interchange. 

The land is characterised by three distinct land forms, being river flats, escarpment and the flats on the top of 
bank. 

The current land uses within the area include cropping, low levels of market gardening and rural living. It is 
noted that the larger scale market gardening operations have ceased operation. It is understood from 
discussions with the land owners that this has occurred due to the increasing cost of water as they can no 
longer directly pump water from the Maribyrnong River. 

The general condition of the land also varies significantly with large parts of the river flats and surrounds now 
overgrown and / or impacted by weeds. 
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The land that is located above the ridge line (top of bank) is predominantly cropped. It is understood from the 
land owners that they experience a number of rural / urban interface issues with the neighbouring Oakbank 
Road low density residential area, as there are often complaints regarding noise, dust and spray drift. 

 

 

The GWMP refers to the area as the Oakbank Road precinct and makes the following comments regarding the 
study area: 

Oakbank Road Precinct 

“The land on top of the escarpment surrounding the Oakbank Road precinct is of marginal rural utility due to 
its poor soil quality and limited water access. Given these constraints, opportunity exists to expand the Oakbank 
Road rural living precinct by rezoning the surrounding land to Green Wedge A (which allows subdivision to 8 
hectare allotments).  

This could improve the viability of the existing precinct, creating the necessary critical mass to justify improved 
services and facilities. This proposal would require the support of the Department of Planning and Community 
Development and ratification of both houses of parliament. It is noted that the land surrounding the Oakbank 
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Road precinct is not affected by the more onerous airport environs overlay which prohibits residential 
subdivision”. 

Notwithstanding the above, it must be noted that the GWMP also requires a number of other factors to be in 
place before alternate land uses should be further considered and at this stage Parliament has not ratified any 
decisions to change the Green Wedge zoning in this area. These are stated in Section 1.1 of this Report. 

Of the matters stated in Section 1.1 of this Report, the Kings Road interchange has now been constructed. The 
other matters are most likely to be addressed as part of any planning scheme amendment process, however 
the land owners have indicated an ‘in principle’ understanding that these matters are to be addressed. 

1.3 PROJECT METHODOLOGY 

Insight Planning Consultants has been engaged by Brimbank City Council to undertake an independent review 
of the land use and development options of the land within the study area. 

The project requires the preparation of an Options Paper that examines the future use and development 
potential of the ‘Rural Living Area for Investigation’ identified in the Brimbank Green Wedge Management Plan 
2010. Specifically the Options Paper should: 

a) Provide a summary of the current situation with regard to environmental and planning constraints; 
 
b) Scope a range of potential concepts for future use and development of the area; and 

 
c) Allow for consultation with key stakeholders during the preparation of the Option Paper including the 

State government departments / agencies, council officers and land owners. 
 
A ‘land use matrix’ has been prepared to clearly articulate the land use options that exist in accordance with 
the existing Green Wedge zoning contained within the Victorian Planning Provisions.  
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2 BRIMBANK PLANNING SCHEME PROVISIONS 

The land within the study area is currently outside the Urban Growth Boundary, which runs along the south 
side of the Calder Freeway, and is zoned Green Wedge (top of bank) and Rural Conservation (escarpment and 
river flats). 

The map below highlights that there are a number of existing planning scheme zones applying to the study 
area. It is noted that these zones generally do not support urban development. 

 

 

 

The maps below highlight that a large portion of the study area is affected by the Melbourne Airport Environs 
Overlay (MAEO) with the river flats most affected by Schedule 1 of the MAEO which greatly restricts urban 
development and the land at 46 Grogan Road (on the river flats) is greatly affected by the Land Subject to 
Inundation Overlay (LSIO). 

It is also noted that due to the proximity to the Maribyrnong Creek, which is a designated water way, the land 
is also within an area of Aboriginal Cultural Heritage Sensitivity. 
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Source: Planning Schemes Online 
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3 CONSULTATION 

Extensive consultation has been undertaken with a range of key stakeholders including relevant State 
Government departments / agencies, council officers and land owners. The following provides a summary of 
the feedback that has been received. 

3.1 LAND OWNERS 

A site inspection was carried out to review the current land uses and discuss past, present and future activities 
with the two larger land owners within the study area. A further meeting was held with the land owner who is 
currently operating a small market garden on the river flats. 

3.1.1 Issues 

The land owners highlighted a general concern regarding the cost of maintaining a market garden in this 
location. Specifically, issues were raised regarding the cost of water which has increased significantly since 
access to water from the Maribyrnong River was restricted and the operation was to predominantly rely on 
purchasing mains water. 

It was observed that since the market garden operation had ceased the land on the river flats has become 
somewhat overgrown and weeds had started to impact the river banks. The land owner had indicated that 
since the market garden operation ceased there was little use for this part of the land and had focused their 
crop farming on the land at the top of the escarpment. The escarpment land is very steep and presents a 
significant maintenance challenge. 

There are also a number rural / urban interface issues that are evident with the farming of the land at the top 
of the escarpment. This land directly abuts the Oakbank Road rural residential area. 

The land owners advise that on many occasions (particularly when there is a northerly wind) they receive 
complaints from the residents regarding dust and spray drift and are requested to stop using their heavy 
cropping machinery. 

3.1.2 Opportunities 

The two larger land owners indicated that due to the issues outlined above there is a keenness to explore 
alternate land uses, with the predominant interest being focused on a residential or commercial / industrial 
land uses on the flat land on top of the escarpment and some form of environmental or recreational land use 
on the escarpment and river flats. 

The land owner at 46 Grogan Road (market garden on the river flats) seems comfortable with continuing their 
small scale market garden at this stage however recognised that there may be alternate uses considered in the 
medium to long term. 

3.2 COUNCIL OFFICER 

Consultation with a number of council officers was undertaken in order to determine whether there were any 
current strategies or projects that related to the study area. 
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Whilst there were a number of projects that indirectly related to the study area, such as the Trails of the West 
shared path network project that is seeking to provide cycle connections along the Calder Freeway corridor, 
there was nothing specific that established firm land use commitments or land management support. 

Furthermore, there is a general interest in enhancing the Maribyrnong River corridor, which could potentially 
include a range of passive and recreational uses and environmental improvement projects. However, at this 
stage there are no formal projects and / or funding allocated to this area. 

It is noted that the current Brimbank Planning Scheme provisions do not support significant urban 
development within the study area. 

3.3 STATE GOVERNMENT / REFERRAL AGENCIES 

A workshop was held with State Government representatives from the Metropolitan Planning Authority 
(MPA), Department of Environment, Land, Water and Planning (DELWP) and Melbourne Airport Corporation 
(MAC). Representatives from Parks Victoria, Melbourne Water and VicRoads were also invited to provide 
comment. 

The purpose of the workshop was to review the opportunities and constraints associated with the land within 
the study area and determine whether there were any other programs / strategies / projects that were 
relevant. 

3.3.1 Constraints 

Under the current Victorian Planning Provisions that apply to the site the intensification of land use and 
development is limited. Specifically, it was highlighted during the workshop that the Urban Growth Boundary 
would need to be relocated in order to allow an ‘urban’ zone, such as residential, commercial or industrial, to 
be applied. It was also highlighted that both houses of State Parliament would need to ratify a decision to shift 
the Urban Growth Boundary and rezone the land, which is a process that is unlikely to occur for a small area 
only (i.e. in the past shifting the Urban Growth Boundary has occurred on a Metropolitan scale only). 

DELWP highlighted that the current State Government position regarding the Urban Growth Boundary is 
documented in the Plan Melbourne Refresh Discussion Paper. The following is an extract from the ‘Containing 
Urban Growth’ section of Plan Melbourne Refresh Discussion Paper (Page 19): 

“Containing Urban Growth 

Retaining the urban growth boundary (UGB) and making it permanent has bipartisan support. Plan Melbourne 
2016 will reaffirm the importance of the UGB in managing Melbourne’s growth and will state that it will be 
‘locked down’. This will provide greater certainty and help create a more compact, contained and sustainable 
Melbourne. 

Directions relating to the UGB will be retained in the State of Cities chapter in Plan Melbourne 2016 to reinforce 
its importance for protecting rural and non-urban areas and modified to clearly state that the existing UGB  will 
be ‘locked’ down’. 

A representative from the MPA has reinforced this Government position by stating: 
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“Trying to get a UGB shift / rezoning / change in minimum subdivision (40ha minimum) is a long and difficult 
process, with no certainty of success, especially in the absence of a “logical inclusions” review. I am not aware 
of any intent on the part of the State to have another look at logical inclusions…” 

Melbourne Airport Corporation (MAC) are a key stakeholder in this area, own all the land on the opposite side 
of the Maribyrnong River and are a referral authority for land use and development applications within the 
Melbourne Airport Environs Overlay.  

The MAC advises that they have significant development plans which include additional runways which will 
increase aircraft operations within proximity of the study area. 

MAC have advised that whilst the Melbourne Airport Environs Overlay currently applies to the land (as shown 
in Section 2 of this Report) they have undertaken more recent noise assessments in 2013 and determined that 
there will be potentially greater noise impacts on the study area. These impacts will increase further when the 
additional runways become operational.  

The plan below shows the extent of the 2013 N Contours, which cover all of the study area. Based on this 
analysis the MAC have advised that their current position is as follows: 

“We would not support any sensitive development or subdivision in this investigation area including both 
residential and education.  

We believe the green wedge areas and the UGB are a tool in protecting the airport and also minimise aircraft 
noise impacts on potential residents and would not support a change to either the zone or UGB boundary”. 
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3.3.2 Opportunities 

Whilst the location of the Urban Growth Boundary presents a significant challenge there are some 
opportunities that may be considered under the current Planning Framework. 

The MPA suggested that consideration be given to other land uses, such as cemetery, function centre, 
reception centre, that can exist within the current zoning and would benefit from the improved freeway access 
and proximity to the existing residential area. 

MAC generally had no objection to commercial / industrial type uses and other non-sensitive uses that 
wouldn’t be impacted by aircraft noise. 
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4 REVIEW OF CURRENT PLANNING PROVISIONS 

4.1 LAND USE MATRIX 

The purpose of the land use matrix (see Appendix 1) is to identify potential uses for the land within the study 
area based on the existing Green Wedge provisions within the Brimbank Planning Scheme provisions.  

Not all uses have been considered as they have been deemed inappropriate (e.g. railway). Whilst surrounding 
land may be in other zones the land use requirements are similar. 

Land uses that are within Section 1 can be carried out without a planning permit, Section 2 are subject to a 
planning permit being issued and Section 3 are prohibited. 

A change to the Zone of the land would most likely also require the Urban Growth Boundary to be extended 
however it would be possible to change the zone provided it is from the suite of Green Wedge zones. However 
approval from the Minister for Planning and ratification by both houses of Parliament would still be required. 
The Department of Environment, Land, Water, and Planning has advised that current Government policy does 
not support a further extension to the Urban Growth Boundary. 

4.2 POTENTIAL LAND USE OPPORTUNITIES – CURRENT ZONING 

A number of potential land use opportunities are identified within the land use matrix (see Appendix 1). 
Changes to the rural zones, including Green Wedge zones, occurred in August 2013. A key outcome of these 
changes was to allow a planning permit to be issued for school uses in Green Wedge zones. 

Based on the review of the current planning provisions there are a number of land use opportunities, including 
schools that provide some non-farming options for the land. 

The land uses listed in the table below are considered to benefit from the improved road access afforded by 
the completion of the Kings Road interchange and direct access onto the Calder Freeway, proximity to 
established residential areas to the south of the Calder Freeway and location on the edge of Metropolitan 
Melbourne.    

It is noted that for some uses the Green Wedge zone provisions specify particular conditions that must be met. 
These are listed in the table below. 

Broad scale residential uses are not permitted within the Green Wedge and Rural Conservation zones that 
currently apply to the study area. 

Land Use Opportunity 
Planning Scheme 

Requirements 

Informal outdoor recreation 
 

- Recreation use provides good 
interface with creek corridor 

- Suitable land area to cater for a 
range of land intensive uses (e.g. 
cycle track) 

Permit Not Required 
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Rural store - Provide store for Calder Fwy 
corridor (i.e. unprocessed products 
brought to site from broader region 
and distributed to metropolitan 
area as required). 

- Major freeway connections and 
exposure 

Permit Not Required 
 
Must be used in conjunction 
with Agriculture.  
Must be in a building, not a 
dwelling and have a gross 
floor area of less than 100 
square metres. 
Must be the only Rural store 
on the lot. 
 

Freezing and cool storage - Provide store for Calder Fwy 
corridor (i.e. unprocessed products 
brought to site from broader region 
and distributed to metropolitan 
area as required). 

- Major freeway connections and 
exposure 

Permit Required 
 
The goods stored must be 
agricultural produce, or 
products used in agriculture. 
 
 
 

Function centre - Proximity and access to residential 
area 

- Opportunity to enhance the 
surrounding environment / setting 

- Link to ‘natural systems’ being the 
creek corridor 

Permit Required 
 
Must be used in conjunction 
with Agriculture, Natural 
systems, Outdoor recreation 
facility, Rural industry or 
Winery. 
The number of patrons 
present at any time must not 
exceed the number specified 
in a schedule to the zone or 
150 patrons, whichever is the 
lesser. 
The lot on which the use is 
conducted must be at least 
the minimum subdivision area 
specified in a schedule to this 
zone. If no area is specified, 
the lot must be at least 40 
hectares. 
 

Indoor recreation facility - Proximity to major residential areas 
- Proximity to equine areas of Diggers 

Rest and Macedon 

Permit Required 
 



  

13 Brimbank Rural Living Investigation Area Land Use Review: February 2016  

 

- Located at northern gateway to 
Melbourne, which may be suitable 
for equestrian facility 

 

Must be for equestrian based 
leisure, recreation or sport. 
 

Leisure and recreation (other 
than Indoor recreation facility, 
Informal outdoor recreation, 
Major sports and recreation 
facility and Motor racing track) 
 

- Proximity to major residential areas 
 

Permit Required 

Place of worship 
 

- Proximity to large residential 
catchment 

- Regional road connections 
 

Permit Required 

Primary School - Non-government school 
- Proximity to large residential 

catchment 
- Regional road connections 
 

Permit Required 

Residential building (other than 
Residential hotel)  

- Proximity to major residential areas 
may be suitable for nursing home or 
residential aged care facility 

- Potential link to environmental 
elements (natural systems) of the 
area 

Permit Required 
 
Must be used in conjunction 
with Agriculture, Natural 
systems, Outdoor recreation 
facility, Rural industry or 
Winery. 
Must be used to provide 
accommodation for persons 
away from their normal place 
of residence. 
The lot on which the use is 
conducted must be at least 
the minimum subdivision area 
specified in a schedule to this 
zone. If no area is specified, 
the lot must be at least 40 
hectares. 
 

Secondary School - Non-government school 
- Proximity to large residential 

catchment 
- Regional road connections 

 

Permit Required 
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Transfer station - Proximity to large residential 
catchment 

- Regional road connections 
- Access to major freeway network 

Permit Required 
 
Must not include the 
collecting, storing or 
processing of used or scrap 
construction and demolition 
materials 
 

Bus Terminal - Proximity to major road network Permit Required 
 

Road Freight Terminal 
 

- Proximity to major road network Permit Required 

Cemetery 
 

- Ongoing demand with limited 
opportunity for long term growth in 
current locations 

Permit Required 

 

4.3 LAND USE ASSESSMENT 

Whilst the land uses specified in the table above are permitted to be undertaken on the land (with or without 
a planning permit), a further review of these uses is necessary to determine whether they are appropriate in 
the context of the study area. The following additional considerations, which are relevant to the outcomes that 
are sought by Brimbank Green Wedge Management Plan, have been given in relation to the above uses 

1. Would the use unreasonably impact on the existing rural residential area? 
 

2. Is the use appropriate to locate adjacent the Maribyrnong River corridor?  
 

3. Would the desired environmental improvements to the River corridor be derived by introducing the 
alternate use? 
 

4. Is there or could there be a community benefit associated with developing the land for the specified 
use? 
 

5. Will the land use be unreasonably affected by aircraft noise? 

Based on the application of these further considerations the following uses are deemed most appropriate for 
the study area under the current Green Wedge Provisions: 

Cemetery – A cemetery requires a large parcel of land and is usually set within a high landscaped environment. 
Proximity to the existing and future residential area and excellent access to the metropolitan freeway system 
would be of benefit. 

Place of Worship – A range of religious groups may be interested in locating within the study area, in parts 
that are least affected by aircraft noise, due the proximity to the existing and future residential area and 
excellent access to the metropolitan freeway system. 
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Indoor Recreation Facility – The planning scheme requires that this be an equestrian based facility. The study 
area is well located with proximity to major residential areas, the equine areas of Diggers Rest and Macedon 
and at the northern gateway to Melbourne. The site may be suitable for a regional equestrian facility. 

School – A range of school providers may be interested in locating within the study area, in parts that are least 
affected by aircraft noise, due the proximity to the existing and future residential area and excellent access to 
the metropolitan freeway system.  

The following uses may also be suitable however would require careful design in order to minimise impacts on 
the existing rural living area. 

Freezing and Cool Storage – The study area is well located on the fringe of Melbourne and could be used to 
store agricultural produce that may be entering or exiting metropolitan area. Access to the Calder Freeway 
would be a major benefit. 

Bus Terminal – Major bus operators may be interested in the area due the proximity to the existing and future 
residential area and excellent access to the metropolitan freeway system. 

Road Freight Terminal – The study area offers excellent access to the metropolitan freeway system and 
broader Calder / Central Victoria  

Given the size of the study area it may be appropriate to consider a number of the above uses in the form of 
an integrated master plan, which includes environmental improvement and recreation corridors along the 
escarpment and Maribyrnong River. 
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5 CONCLUSION 

A review of the Brimbank Rural Living Investigation Area has been undertaken in accordance with the required 
actions stated in the Brimbank Green Wedge Management Plan 2010. 

In recent times there have been some changes to the rural zones and specifically the Green Wedge zone 
provisions that are contained within the Victorian Planning Provisions, which makes the timing of the land use 
review appropriate. 

During the review consultation was held with council officers, state government agency representatives, key 
stakeholders and land owners to determine possible opportunities and constraints that may apply to the land 
and whether there were any relevant policies, strategies or projects that may be of relevance. 

The consultation process identified a clear desire from the major land owners to completely cease farming of 
the land as it had become increasingly difficult due to water use restrictions and the costs that now apply. 
These land owners were particularly interested in exploring some form of larger scale urban development (i.e. 
residential, commercial or light industrial). The Department of Environment, Land, Water and Planning 
(DELWP) and the Metropolitan Planning Authority (MPA) both highlighted that this form of urban development 
cannot be achieved under the current zoning and whilst the land is located outside the Urban Growth 
Boundary.  

Future land uses within the study area must also consider the potential impact of Melbourne Airport’s 
additional runway plans. Melbourne Airport have indicated that their plans include the development of a 
second east west runway which will further increase aircraft noise within the study area. As such, they have 
raised concern regarding both residential and education uses. 

A detailed review of the current Green Wedge zone provisions determined that there is little opportunity, 
under the current planning framework, to use the land for urban purposes. However there may be some 
opportunity to explore uses that benefit from being located in close proximity to existing and future residential 
communities and has direct access to the Calder Freeway via the recently constructed Kings Road interchange. 

These land uses include cemetery, place of worship, school (subject noise impact review) and leisure and 
recreation, and subject to careful design to avoid impacts on the existing rural living area, cool storage, bus 
terminal and road freight terminal. 

A further land use review of this area should occur if the land is included inside the Urban Growth Boundary 
or the subdivision requirements within the Green Wedge zone are changed to allow a reduction in the 
minimum lot size. 
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6 APPENDIX 1 – BRIMBANK GREEN WEDGE LAND USE MATRIX 

 

 

 



Brimbank Green Wedge Review 10 October 2015 

Brimbank Green Wedge Land Use Matrix 
The purpose of this matrix is to identify potential uses for the land within the study area based on the existing Brimbank Planning Scheme 

provisions.  

This opportunities and constraints matrix is based on the land use requirements that are specified within the Green Wedge Zone. Not all uses 

have been considered as they have been deemed inappropriate (e.g. railway). Whilst surrounding land may be in other zones the land use 

requirements are similar. 

Land uses that are within Section 1 can be carried out without a planning permit, Section 2 are subject to a planning permit being issued and 

Section 3 are prohibited. 

A change to the Zone of the land would most likely also require the Urban Growth Boundary to be extended. The Department of Environment, 

Land, Water, and Planning has advised that current Government policy does not support a further extension to the Urban Growth Boundary. 

 

Land Use Opportunity Constraint Planning Requirement 
Section 1 – Permit Not Required 

Agriculture (other than Animal  
keeping, Apiculture, Intensive 
animal husbandry, Rice growing 
and Timber production) 

- Establish native (drought tolerant) 
plant nursery 

- Animal training, such as a horse 
training facility. It is noted that 
there are other facilities within 
the broader area (Plumpton, 
Diggers Rest) 

- Horse agistment farm 
- Extensive animal husbandry 

- Market gardens unviable due to 
access to water costs 

- Labour intensive 
- Current ownership does not 

support continued farming 
activities 

- Proximity to rural living 
residential (i.e. spray drift, dust) 

Permit Not Required 
 
 
 
 

Animal keeping (other than 
Animal 
boarding) 

- Reasonable land holding if all land 
was consolidated. 

- Significant pasture 
improvement required 

- Access to water 
- Farm management 

requirements 
- Proximity to rural living 

residential (i.e. noise, smell etc) 
- Restriction on the number of 

animals 

Permit Not Required 
 
Must be no more than 5 animals. 
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Bed and breakfast  - Current lack of amenity as 

attractor 
- Proximity to freeway and 

airport (potential noise) 

Permit Not Required 
 
No more than 10 persons may be 
accommodated away from their 
normal place of residence. 
At least 1 car parking space must 
be provided for each 2 persons 
able to be accommodated away 
from their normal place of 
residence. 
 
 

 
   Informal outdoor recreation 

 
- Recreation use provides good 

interface with creek corridor 
- Suitable land area to cater for a 

range of land intensive uses (e.g. 
cycle track) 

- Non-paying use and therefore 
requires full council or other 
funding 

Permit Not Required 
 
 
 

Primary produce sales - High road exposure and access - Non-productive land 
- Proximity to existing rural living 

residential area 

Permit Not Required 
 
Must not be within 100 metres of a 
dwelling in separate ownership.  
The area used for the display and 
sale of primary produce must not 
exceed 50 square metres. 
 
 

 
Rural store - Provide store for Calder Fwy 

corridor (i.e. unprocessed 
products brought to site from 
broader region and distributed to 
metropolitan area as required). 

- Major freeway connections and 
exposure 

 Permit Not Required 
 
Must be used in conjunction with 
Agriculture.  
Must be in a building, not a 
dwelling and have a gross floor 
area of less than 100 square 
metres. 
Must be the only Rural store on the 
lot. 
 
 

 
Any use listed in Clause 62.01   Permit Not Required 
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Must meet the requirements of 
Clause 62.01. 
 
 

 
Section 2 – Planning Permit Required 

Animal boarding - Major road connection en route to 
regional tourism destinations 

- Potential noise impacts on the 
rural living residential area 

Permit Required 
 
 
 

Broiler farm - Connection to major 
infrastructure 

- Proximity to existing residential 
areas 

Permit Required 
 
Must meet the requirements of 
Clause 52.31. 
 
 

 
Camping and caravan park - Major road connection en route to 

Melbourne as a tourism 
destination 

- Potential impact of aircraft 
noise 

Permit Required 
 
 
 

Dependent person’s unit - Provide land owners with the 
potential to ‘age in place’ 

- Must be a ‘moveable’ unit Permit Required 
 
Must be the only dependent 
person’s unit on the lot. 
Must meet the requirements of 
Clause 35.04-2. 
 
 

 
Dwelling (other than Bed and 
breakfast) 

 - Must be the only dwelling on a 
lot 

Permit Required 
 
Must be the only dwelling on the 
lot. This does not apply to the 
replacement of an existing dwelling 
if the existing dwelling is removed 
or altered (so it can no longer be 
used as a dwelling) within one 
month of the occupation of the 
replacement dwelling. 
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Must meet the requirements of 
Clause 35.04-2. 
 
 

 
Exhibition centre - Potential link to heritage / 

environmental elements of the 
area 

- Funding and maintenance of 
facility 

Permit Required 
 
 
 

Freezing and cool storage - Provide store for Calder Fwy 
corridor (i.e. unprocessed 
products brought to site from 
broader region and distributed to 
metropolitan area as required). 

- Major freeway connections and 
exposure 

 Permit Required 
 
The goods stored must be 
agricultural produce, or products 
used in agriculture. 
 
 
 

 
 

Function centre - Proximity and access to residential 
area 

- Opportunity to enhance the 
surrounding environment / setting 

- Link to ‘natural systems’ being the 
creek corridor 
 

- Proximity to existing rural living 
residential area (E.g. potential 
amenity impacts such as noise). 

Permit Required 
 
Must be used in conjunction with 
Agriculture, Natural systems, 
Outdoor recreation facility, Rural 
industry or Winery. 
The number of patrons present at 
any time must not exceed the 
number specified in a schedule to 
the zone or 150 patrons, whichever 
is the lesser. 
The lot on which the use is 
conducted must be at least the 
minimum subdivision area 
specified in a schedule to this 
zone. If no area is specified, the lot 
must be at least 40 hectares. 
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Group accommodation - Opportunity to enhance the 

surrounding environment / setting 
- Link to ‘natural systems’ being the 

creek corridor 
- Connection to Organ Pipes / 

Maribyrnong trail tourist assets 
 

- Potential impact of aircraft 
noise 

Permit Required 
 
Must be used in conjunction with 
Agriculture, Natural systems, 
Outdoor recreation facility, Rural 
industry, or Winery. 
The number of dwellings must not 
exceed the number specified in a 
schedule to the zone or 40 
dwellings, whichever is the lesser. 
The lot on which the use is 
conducted must be at least the 
minimum subdivision area 
specified in a schedule to this 
zone. If no area is specified, the lot 
must be at least 40 hectares. 

 
Host farm - Educational opportunity given 

proximity to city 
- Focus on Maribyrnong creek 

corridor 

- Land relatively unproductive Permit Required 
 
 
 
 

Indoor recreation facility - Proximity to major residential 
areas 

- Proximity to equine areas of 
Diggers Rest and Macedon 

- Located at northern gateway to 
Melbourne, which may be suitable 
for equestrian facility 

- Cost of establishing and 
maintain facility 

- Current Council direction to 
locate major facilities at Energy 
Park 

Permit Required 
 
Must be for equestrian based 
leisure, recreation or sport. 

 

Intensive animal husbandry 
(other than Broiler farm and 
Cattle feedlot) 
 
 

 - Proximity to existing rural living 
residential area (E.g. potential 
amenity impacts such as noise, 
dust, smell). 

Permit Required 

Leisure and recreation (other 
than Indoor recreation facility, 
Informal outdoor recreation, 
Major sports and recreation 
facility and Motor racing track) 
 

- Proximity to major residential 
areas 
 

- Current Council direction to 
locate major facilities at Energy 
Park 

Permit Required 
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Land Use Opportunity Constraint Planning Requirement 
Major sports and recreation 
facility 

- Potential partnership with 
AFL team (or other sport) 
seeking connection to new 
growth areas 

- Existing major sporting 
facilities, such as 
racecourses, in the region 

Permit Required 
 
Must be for equestrian based 
leisure, recreation or sport. 
 
 

 
Manufacturing sales - Potential link to rural industry 

- Access to major freeway and 
distribution network 

- Potential amenity impacts 
on existing rural living 
residential area 

Permit Required 
 
Must be an incidental part of Rural 
industry. 
 
 

 
Materials recycling - Access to major freeway and 

distribution network 
- Proximity to large residential 

catchment 

- Proximity to existing rural 
living residential area 

Permit Required 
 
Must be used in conjunction with 
Refuse disposal or Transfer 
station. 
Must not include the collecting, 
dismantling, storing, recycling or 
selling of used or scrap 
construction and demolition 
materials. 

 
Place of assembly (other than  
Carnival, Circus, Exhibition 
centre, Function centre, Hall, 
Nightclub, Place of worship and 
Restricted place of assembly) 

- Proximity to large residential 
catchment 

- Restricted use condition 
within Green Wedge zone 

- Proximity to Calder Park, 
which is also used for major 
events 

Permit Required 
 
Must not be used for more than 10 
days in a calendar year. 
 
 
 

 
Place of worship 
 

- Proximity to large residential 
catchment 

- Regional road connections 

 Permit Required 
 
 
 

Plant nursery - Establish native (drought 
tolerant) plant nursery 

- Access to water costs Permit Required 
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Primary School - Non-government school 

- Proximity to large residential 
catchment 

- Regional road connections 

- Car based travel required 
due to separation caused 
by freeway 

Permit Required 
 
 
 

Refuse disposal - Potential demand generated 
by proximity to large 
residential catchment 

- Regional road connections 

- Proximity to existing rural 
living residential area 

Permit Required 
 
 
 
 

Research and development 
centre 
 
Research centre 

- Potential link to 
environmental elements 
(natural systems) of the area 

- Unknown levels of demand Permit Required 
 
Must be used in conjunction with 
Agriculture, Natural systems, 
Outdoor recreation facility, Rural 
industry or Winery. 
The lot on which the use is 
conducted must be at least the 
minimum subdivision area 
specified in a schedule to this 
zone. If no area is specified, the lot 
must be at least 40 hectares. 
 
 

 
Residential building (other than 
Residential hotel) 

- Proximity to major residential 
areas may be suitable for 
nursing home or residential 
aged care facility 

- Potential link to 
environmental elements 
(natural systems) of the area 

- Potential impact of aircraft 
noise 

Permit Required 
 
Must be used in conjunction with 
Agriculture, Natural systems, 
Outdoor recreation facility, Rural 
industry or Winery. 
Must be used to provide 
accommodation for persons away 
from their normal place of 
residence. 
The lot on which the use is 
conducted must be at least the 
minimum subdivision area 
specified in a schedule to this 
zone. If no area is specified, the lot 
must be at least 40 hectares. 
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Residential hotel - Potential link to 

environmental elements 
(natural systems) of the area 

- Major road connection en 
route to Melbourne as a 
tourism destination 

- Reasonable proximity to 
airport 

- Potential impact of aircraft 
noise 

Permit Required 
 
Must be used in conjunction with 
Agriculture, Natural systems, 
Outdoor recreation facility, Rural 
industry or Winery. 
The number of bedrooms must not 
exceed the number specified in a 
schedule to the zone or 80 
bedrooms, whichever is the lesser. 
The lot on which the use is 
conducted must be at least the 
minimum subdivision area 
specified in a schedule to this 
zone. If no area is specified, the lot 
must be at least 40 hectares. 

 
Restaurant - Potential link to 

environmental elements 
(natural systems) of the area 

- Proximity to major residential 
areas 
 

 

- Unknown levels of demand Permit Required 
 
Must be used in conjunction with 
Agriculture, Natural systems, 
Outdoor recreation facility, Rural 
industry or Winery. 
The number of patrons present 
must not exceed the number 
specified in a schedule to the zone 
or 150 patrons, whichever is the 
lesser. 
If used in conjunction with Function 
centre, the total number of patrons 
present at any time must not 
exceed the number specified in a 
schedule to the zone or 150 
patrons, whichever is the lesser. 
The lot on which the use is 
conducted must be at least the 
minimum subdivision area 
specified in a schedule to this 
zone. If no area is specified, the lot 
must be at least 40 hectares. 
 
 

Restricted place of assembly - Proximity to large residential 
catchment 

- Restricted use condition 
within Green Wedge zone 

Permit Required 
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- Proximity to Calder Park, 
which is also used for major 
events 

Must not be used for more than 30 
days in a calendar year. 
 

 
Rural industry - Provide service to 

surrounding rural interface 
areas (i.e. service or 
equipment repairs) 

- Potential amenity impacts 
on existing rural living 
residential area 

Permit Required 
 
 
 
 

Secondary School - Non-government school 
- Proximity to large residential 

catchment 
- Regional road connections 

 

- Car based travel required 
due to separation caused 
by freeway and lack of 
public transport 

Permit Required 
 
 
 
 

Solid fuel depot - Proximity to large residential 
catchment 

- Regional road connections 

- Unknown levels of demand Permit Required 
 
 
 

Transfer station - Proximity to large residential 
catchment 

- Regional road connections 
- Access to major freeway 

network 

- Potential amenity impacts 
on existing rural living 
residential area, such as 
noise, odour, dust 

Permit Required 
 
Must not include the collecting, 
storing or processing of used or 
scrap construction and demolition 
materials. 

 
Vehicle store 
 
 

- Regional road connections 
- Access to major freeway 

network 
(Goods or passenger 
transport business) 

 Permit Required 
 
 

Any other use not in Section 1 
or 3 

- Bus Terminal: Proximity to 
major road network 

- Road Freight Terminal: 
Proximity to major road 
network 

- Cemetery: Ongoing demand 
with limited opportunity for 

- Potential amenity impacts 
on existing rural living 
residential area, such as 
noise, odour, dust 

Permit Required 
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long term growth in current 
locations 

- Mineral Extraction (subject to 
Geotechnical review) to 
service Melbourne urban 
growth 

Section 3 - Prohibited 
Accommodation (other than 
Camping and caravan park, 
Dependent person’s unit, 
Dwelling, Group 
accommodation, Host farm and 
Residential building) 

- Strong demand for new 
housing in this location 

- A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

- Potential impact of aircraft 
noise 

Prohibited 

Child care centre  - A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 
 
 
 

Cinema based entertainment 
facility 

 - A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 
 
 
 

Display home  - A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 
 
 
 

Education centre (other than 
Primary school and Secondary 
school) 

 - A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 
 
 
 

Freeway service centre  - A rezoning of the land and 
extension of the Urban 

Prohibited 
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Growth Boundary is 
required to support this 
use. 

- Proximity of Calder service 
centres 

 
 

Funeral parlour  - A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 
 
 
 

Hospital  - A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 
 
 
 

Industry (other than Materials 
recycling, Refuse disposal, 
Transfer station, Research and 
development centre and Rural 
industry) 

- Likely demand in this location 
- Access to major road network 

- A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 

Motor racing track  - A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

- Proximity to Calder Park 
Raceway 

Prohibited 
 
 
 

Office - Likely demand in this location 
- Access to major road network 

- A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 
 
 
 
 

Retail premises (other than 
Manufacturing sales, Market, 
Plant nursery, Primary produce 
sales and Restaurant) 

 - A rezoning of the land and 
extension of the Urban 
Growth Boundary is 

Prohibited 
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required to support this 
use. 

 

Service station  - A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 
 
 
 
 

Warehouse (other than Freezing 
and cool storage, Milk depot, 
Rural store, Solid fuel depot and 
Vehicle store) 

- Likely demand in this location 
- Access to major road network 

- A rezoning of the land and 
extension of the Urban 
Growth Boundary is 
required to support this 
use. 

Prohibited 
 
 
 
 
 

 




