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Notwithstanding that the local governments vary by size and population, data sourced and used for 
the assessment are consistent and of comparable quality. The analysis and assessments for this 
report are contained strictly to the Investigation Areas as defined (see Figure 1). 
 
Figure 1: Map of Ten Local Government Areas in the Study 
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Purpose of this report and restrictions on its use 

This report was prepared on the instructions of the Property Council of Australia (Victoria) solely for the purpose of 

providing advice on potential commercial opportunities of council assets and should not be relied upon for any other 

purpose. Because others may seek to use the commercial opportunities assessment for different purposes, this report 

deliverables should not be quoted, referred to or shown to any parties outside of the Property Council of Australia 

(Victoria) unless so required by court order or regulatory authority, without our prior written consent. In delivering this 

report SIG has worked solely on the instructions of the Property Council of Australia (Victoria), and for their purposes. 

This report may not have considered issues relevant to any third parties. Any use such third parties may choose to make of 

this report is entirely at their own risk and SIG shall have no responsibility in relation to any such use.  

SIG disclaims any responsibility to any third party for any loss or liability that the other party may suffer or incur arising 

from or relating to or in any way connected with the contents of this report, the provision of this report to the other party 

or reliance upon this report by the other party.  
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1 Executive Summary 

1.1 Overview 

Repurposing or redeveloping publicly owned council assets represents an opportunity for public 
private partnerships that can facilitate the opening up of local government areas for new investment 
and employment. This in turn can stimulate economic growth and add to the vibrancy and visitation 
levels around activity centres, catalysing further development, business and employment. 
 
That these projects would be able to occur at little or no cost to local government is a bonus. Indeed, 
releasing land and property that is underutilised or is costly to maintain could free up council asset 
bases allowing them to redirect cash towards meeting ever increasing demands for new 
infrastructure projects while at the same time reducing immediate expenditure on maintaining 
and/or renewing assets. Some local governments are progressing their asset planning and have 
identified land that is available for redevelopment or repurposing. 
 
A total of 101 assets were identified across all of the local government areas within the study that 
met the assessment criteria (see 1.2 below) with an approximate total area of 121.5 hectares (Table 
1). The main current uses for these assets include off-street car parks (both at grade and multi-
storey), community facilities and transport, storage, utilities and communication holdings.  
 
Table 1: Summary of Assets by Municipality 

Local Government Area Number of Assets Identified Total Area (HA) 

City of BOROONDARA 33 17.7 

City of DAREBIN 13 12.8 

City of GREATER DANDENONG 10 11.2 

City of MANNINGHAM 11 31.5 

City of MELBOURNE 2 0.4 

City of MOONEE VALLEY 8 2.5 

City of PORT PHILLIP 9 21.2 

City of STONNINGTON 10 2.2 

City of WHITTLESEA 4 21.5 

City of WYNDHAM 1 0.5 

TOTAL 101 121.5 

Note: The ‘Total Area’ measures the extent of the identified assets, not the developable area.  

 
Redevelopment or repurposing of a local government asset does not necessarily preclude ongoing 
local government ownership or a continuation of existing uses. This report makes no assumptions 
about the range of potential development models that could be applied or how community uses 
may be integrated. For example, car parking can be incorporated into a building so that there is no 
net loss of car public parking in an area. A community use could easily be integrated with a building 
that also includes private uses, whether they are residential, retail or commercial.  

1.2 Project Study Areas and Limitations 

The Property Council of Australia (Victoria) engaged Strategic Intelligence Group (SIG) to profile the 
major assets of ten Victorian local councils. The following ten Victorian local governments are 
defined as the study areas for this report: 

 City of Boroondara; 

 City of Darebin; 
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 City of Greater Dandenong; 

 City of Manningham; 

 City of Melbourne; 

 City of Moonee Valley; 

 City of Port Phillip; 

 City of Stonnington; 

 City of Whittlesea; and 

 City of Wyndham. 

Councils have not participated in this project or been formally involved in the process of identifying 
assets and the assets have not been nominated as surplus to local government need. SIG has 
generated a list of suitable council assets by accessing publicly available data sources. This list was 
further validated by street view maps and some on-site visits. See Section 3.3 for more detail. The 
locational analysis considered the following factors: 

 Site area;  

 Proximity to amenity and transport; 

 Current use; 

 Planning / policy enablers or constraints; 

 Local attributes; 

 Zoning; 

 Tenure; and 

 Unimproved land value. 
 
To be included, assets have had to meet assessment criteria in terms of their: 

 developability (size and estimated unimproved land value);  

 proximity to amenity and transport; and  

 capability (the positive or negative planning and policy attributes of the site).  
 
Assets profiled are at least 0.1 hectares in size and are valued at a minimum of $750,000. While in 
other respects assets may appear suitable, sensitive uses such as parks and gardens, sports grounds 
or child care/kindergarten have been excluded from the study. SIG is not able to assess the age or 
condition of assets, so the list may include assets that have been newly constructed or are in good 
condition and still able to meet community needs. Assets that are not proximal to amenity or 
transport have also been excluded. Likewise, SIG is not able to factor in the time it would take before 
an asset could be brought to market, as there are a number of matters to consider. Where SIG is 
aware that a local government is in the process of selling an asset, it has also been excluded. 

1.3 ’Top 15’ Development Sites 

The following list of assets (see Table 2) have been identified as the principal assets by size, value 
and capability from the ten local governments in terms of their potential for repurposing or 
redevelopment. They have been filtered for relevance against several assessment criteria outlined 
above. Where constraints have been identified, these are listed in Section 4, in the asset list for each 
local government area. 
 
The City of Boroondara and the City of Port Phillip each have four assets identified in the ’Top 15’. 
The remaining local governments, except the City of Wyndham, have one asset each in the Top 15. 
The assets identified have potential, in whole or in part, to be repurposed or redeveloped.  
 
Of the local governments assets identified in Table 2 seven are used predominantly as a car park, 
five as a council depot/waste transfer station, two as council offices with car parking and one as 
other uses . These identified assets represent those most readily available in terms of potential to be 
repurposed or redeveloped. Car parks are generally strategically located in proximity to amenity and 
transport, have the potential to be repurposed with no net loss parking spaces, have limited 
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significance or sensitivity in terms of a council service/community use, and are not otherwise heavily 
constrained by zoning or overlays. Council depots are large assets that have the potential to be 
relocated to less strategic locations or to be reconfigured to occupy less land area, repurposing the 
remainder. 
 
Table 2: List of 'Top 15' Local Government Assets 

Asset ID Address Description Area 
(HA) 

Value Range 
($M) 

11001 11-33 Ralph Street  
Reservoir 3073 

Single storey former library within a 
large at grade car park behind the 
Reservoir retail centre (older building 
100m from a newer library). 

0.84 1.1 to 1.8 

12025 67 Cheltenham Road  
Dandenong 3175 

Vacant site (formerly VicTrack land) 
near Dandenong Train Station. 

3.77 16.4 to 25.7 

13004 699 Doncaster Road  
Doncaster 3108 

Significant ground level car parking 
within the Civic precinct.  

10.80 12.2 to 19.2 

14002 1-3 Hotham Road  
Niddrie 3042 

Public car park behind retailers in 
Keilor Road. 

0.81 4.2 to 6.5 

15001 35 Hutchinson Drive  
Kew 3101 

Waste Transfer Station. Next to 
Eastern Freeway and Kew Cottages 
redevelopment. 

3.00 12.7 to 19.9 

15004 13 Fenton Way  
Kew 3101 

Car park behind Kew Junction. 
Opposite 14 Fenton Way, Kew. 

0.27 5.9 to 9.3 

15009 648 Riversdale Road  
Camberwell 3124 

Waste Transfer Station. Next to 
Willison Station. 

4.61 15.8 to 24.8 

15018 2 Butler Street  
Camberwell 3124 

Car parking on Riversdale Road in 
Camberwell Junction.  

0.69 7.4 to 11.7 

16008 9-15 Drysdale Street  
Malvern 3144 

Multi-level car park behind retailers in 
Glenferrie Road Malvern. 

0.34 5.4 to 8.5 

17006 1/10-14 Lower Esplanade  
St Kilda 3182 

St Kilda Triangle- Crown reserved land. 2.58 9.2 to 14.4 

17009 49-57 Nelson Street  
Balaclava 3183 

Car parking behind retailers in Carlisle 
Street. 

0.38 4.3 to 6.7 

17011 477 Graham Street  
Port Melbourne 3207 

Council depot/ waste transfer station 
in Fishermans Bend Urban Renewal 
Area (FBURA). 

0.78 7.5 to 11.8 

17013 69-81 White Street  
South Melbourne 3205 

Depot in Fishermans Bend Urban 
Renewal Area (FBURA). 

0.82 7.9 to 12.4 

18001 68-96 Houston Street  
Epping 3076 

Council Depot/ Waste Transfer Station 
in Epping activity centre area. 

2.63 4.7 to 7.4 

20001 196-212 Little Collins Street  
Melbourne 3000 

Current Council House 1 and an above 
ground multi-storey car park in a 
dated building in Little Collins. 
Includes buildings fronting onto 
Bourke Street. 

0.30 16.0 to 25.2 

Note: The area measures the size of the asset, not the developable area. The value range is based on an 
estimate of the unimproved value of the potential developable area. 
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2 Introduction 

2.1 Background 
Local governments are major owners of community and infrastructure assets that are valued in the 
billions. These assets include council buildings, roads and bridges, footpaths, drains, open space, 
street furniture, parks, playgrounds and sporting facilities, community infrastructure like libraries, 
maternal and child care centres, land and car parks.  
 
In 2009, a National Asset Management Framework was introduced through the Council of Australian 
Governments (COAG). The emphasis of this framework is on more sustainable development and 
better asset management, as local governments are faced with increased financial pressure from 
rising costs to replace or repair existing assets and increasing demand for new assets driven by 
population growth. 
 
In 2014, the Auditor General (Victoria) reported on Asset Management and Maintenance by local 
governments based on an audit of a sample of five councils. It found strong evidence of a growing 
asset renewal gap – referring to the difference between the funding that local governments need to 
renew their existing assets and the money they actually allocate to this purpose. In addition, it found 
ineffective asset disposal policy and plans as councils were not able to establish why or when assets 
should be disposed of. This situation is further complicated by council obligations to manage and 
maintain “gifted” assets that they are unable to dispose of. 
 

2.2 Scope of Assessment 
Key tasks in completing this assessment are: 

 Investigation and filtering data sets to prepare a suitable list of land parcels 
o Victorian Land Use Information System;  
o GIS land use; and 
o Council documents 

 Planning analysis 
o Analysis of planning schemes (zones and overlays); 
o Local policies facilitating or constraining the development of land; and 
o Victorian Heritage Register  

 Valuation of council sites  
o Application of SIG’s MOVE Model.1 

 

The Investigation Areas for this analysis are defined as the following ten Victorian local governments: 

 City of Boroondara; 

 City of Darebin; 

 City of Greater Dandenong; 

 City of Manningham, 

 City of Melbourne; 

 City of Moonee Valley; 

 City of Port Phillip, 

 City of Stonnington; 

 City of Whittlesea; and 

 City of Wyndham. 

 
                                                           
1
 SIG’s MOVE Model is a decision tool that estimates property value on a continuum of (unimproved to capital improved) 

value. The MOVE Model understands and measures the value residents are willing to pay for their choices (including 
proximity, location and connectivity to amenity).  
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Notwithstanding that the local governments vary by size and population, data sourced and used for 
the assessment are consistent and of comparable quality. The analysis and assessments for this 
report are contained strictly to the Investigation Areas as defined (see Figure 1). 
 
Figure 1: Map of Ten Local Government Areas in the Study 
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3 Approach and Methodology 

3.1 Value Planning 
The requirements of this project have been undertaken using SIG’s Value Planning tools and Analysis 
Framework. These tools allow for a forensic investigation of each of the ten local governments in the 
study through use of large data sets accessing open data sources. Key is the ability to apply robust 
quantitative and qualitative techniques on a parcel by parcel basis to identify land parcels by size, 
use and address and to further combine data sets with a view to identifying a list of council assets in 
each municipal area for their potential for repurposing or redevelopment. 
 
SIG has also made use of street view maps and some onsite inspections to validate sites identified 
through the data base sieving. This acts both as a quality control and also to locate sites not 
identified because the data base view alone cannot detect contiguous parcels where they are below 
the nominated threshold size. 
 
A unique data record with the following attributes has been created for each identified land parcel: 

 Address; 

 Tenure (Private/Public); 

 Parcel size; 

 Usage and purpose (the main use for that parcel); 

 Zone (Residential, Commercial, Public Use etc.); 

 Overlays (Heritage, Environmental Audit, Public Acquisition etc.) 
Further details for each of the Council Areas, including maps, can be found in Chapter 5. 
 

3.2 Analysis Framework 
The framework used for this assessment is outlined in Figure 2. The framework comprises four 
separate analyses – Asset Categorisation, Site Attributes Analysis, Asset Context Assessment and 
Asset Value Verification – which, together, provide a superior analysis through which to make an 
assessment of council assets. A detailed description of each of the criteria from the framework is 
provided on a dedicated webpage for this report2. 
 

Figure 2: Framework for the Assessment 

 

                                                           
2
 The dedicated webpage for this report is a secure website at https://webportal.strategicintell.com. The Property Council 

of Australia (Vic.) can be contacted for access to this secure site. 
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The assessment is a stepped process applying a multicriteria analysis through two stages and 
provides a quantitative and qualitative analysis for council land parcels against three outcomes – 
developable parcels; proximity; and capability. The assessment is undertaken for each council area 
separately. Stage 1 filters assets in terms of their relevance to the project, commencing from the 
broadest list of sites for consideration and then narrowing it to those of greatest potential interest. 
Stage 2 further filters assets by measuring the proximity to services and amenity and by estimating 
the asset value. This results in a robust list of sites for further consideration by the Property Council 
of Australia (Victoria). 
 

3.3 Assessment criteria for top local government sites 

MUTUAL BENEFIT 

To establish a list of the top potential local government sites, consideration has been given to 
achieving local government, as well as private sector outcomes. The best partnerships are where 
mutual benefit occurs. The repurposing or redevelopment of local government assets is most likely 
to occur where there is the opportunity for mutual advantage in the development outcomes of the 
identified sites. These outcomes may include policy or service delivery, economic 
(employment/investment) and/or financial results. 
 

BEST PURPOSE 

Assets may currently have uses on them that would need to be relocated, temporarily or 
permanently, e.g. a library or waste transfer station. Additionally, each council will have its own 
processes and requirements, be it asset performance data, strategic service reviews, opportunity 
assessments or customer/community feedback, and rezoning where required, before an asset can 
be disposed or repurposed. This would affect the time horizon of bringing a site to market.  
 

CRITERIA FOR SELECTION 

While this assessment is not able to factor in timing, it has used the following criteria to produce a 
primary list of the local government sites within each of the specified ten local government areas: 

 Developable; 

 Capability; and 

 Proximity. 
The definitions for each criteria are as follows: 
 

DEVELOPABLE 

This criteria measures land assets according to size and value (unimproved). Land assets with the 
greatest size and value, other factors being equal, offer better potential for future development. All 
parcels identified for this report are greater than 1,000m2 and higher than $750,000 in value. From 
an economic perspective, these projects would be most desirable as they would leverage the 
greatest investment and generate higher levels of employment. No assumption is made about the 
delivery model for the sites. Local governments’ options could vary from contracting out 
redevelopment but retaining ownership/management of the land, to full sale by council and 
development by the private sector.  
 

CAPABILITY 

The zoning and overlays provide a measure of the capability of a site to be redeveloped separate to 
its size and value. All identified sites are rated by their potential as determined by the sum of their 
planning attributes. The aim of this criterion is to identify constraints that have the potential to 
significantly impair an asset’s development capability. For example, heritage or contamination are 
issues that can vary in their levels of significance in terms of the impact on the redevelopment of a 
site. All council assets that are currently used as kindergarten or childcare, or a park/playground, or 
that have an overlay that would prevent or significantly constrain commercial or residential 
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development have been excluded. On the other hand, a commercial, priority development or high 
density residential zoning enhances the capability of a site.  
 
The capability criterion is used to measure whether the site has ‘good’ or ‘low’ potential for a 
diversity of uses. A feasibility study would need to determine the best mix and density of uses. Only 
sites assessed as ‘good’ have been included in the asset list for each municipality. 
 

PROXIMITY 

Generally, the closer the location of a site to amenities, the higher the value of land within a 
municipality. Proximity is a measure of the rating of an asset from its locational benefits. Nearness to 
amenity and transport infrastructure and services, such as activity centres or open space, are valued 
by the market and customers. Proximity helps shape the development outcomes that are possible 
on a particular site. The proximity criterion is used to confirm whether the locational benefits of a 
site are high, medium or low. Sites that are within 800 metres of transport (train, tram or freeway) 
and amenity (retail/open space) have been identified as ‘high’. Only sites assessed with proximity 
rated as ‘high’ have been included. 
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4 Summary of the ‘Top 15’ potential and high value Local 

Government sites 

ASSET ID 11001. 11-33 RALPH STREET RESERVOIR 3073 (DAREBIN) 

 

 
High Street Reservoir is an activity centre within the City of Darebin characterised by a mix of retail 
and services. The activity centre is divided by the railway line and the intersection of Spring, High 
and Cheddar Streets, which create significant barriers for pedestrian, cycling and vehicle access and 
connectivity. The Reservoir Structure Plan sets out plans to improve the amenity and to encourage 
growth and change of the activity centre. 
 
There are several underutilised land parcels within the area, particularly car park sites behind the 
main retail strip and around the train station. The centre is located 11 kilometres north of the CBD, 
and is serviced by the Reservoir Train Station on the South Morang line.  
 
The Structure Plan identifies the precinct as suitable for mixed use opportunities with commercial 
and residential uses above retail and community uses at ground floor. The preferred building height 
covered by the Ralph Street car park is 6-8 levels with potentially lower levels compatible with 
existing housing along the Ralph Street frontage. Provision of ongoing car parking may be an 
important consideration, which may also constrain the redevelopment of the asset. 
 

Figure 3: Satellite Image of 11-33 Ralph Street, Reservoir. Area of interest is highlighted in red.  

 

Key Asset Attributes  

Size 0.84 ha 

Current Use Council uses and car parking 

Value range $1.1 to $1.8m 

Zoning Public Use Zone 6 

Proximity to Amenity/Transport High 

Constraints Reservoir Structure Plan  
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ASSET ID 12025. 67 CHELTENHAM ROAD DANDENONG 3175 (GREATER DANDENONG) 

 

 
The former VicTrack site is currently vacant with no buildings on it and located immediately south of 
the Pakenham Cranbourne Railway Line with excellent access to the core retail and office area in 
central in Dandenong via George Street and Stockman’s Bridge or Cheltenham Road. The City of 
Dandenong has identified the site for sale and redevelopment. 
 
The site is close to open space amenity of the Dandenong Creek and has excellent access to the 
Dandenong Train Station, less than 400m away. The site is located opposite the award winning 
Metro Village 3175 medium to higher density development. 
 
The land parcel is in a Comprehensive Development Zone area and is identified as an opportunity for 
higher density residential development with commercial and retail uses encouraged at ground floor 
along the Cheltenham Road interface. There are no overlays or constraints identified. Development 
may attract an Infrastructure Recovery Charge, as it falls within the Revitalising Central Dandenong 
project area. 
 
Figure 4: Satellite Image of 67 Cheltenham Road, Springvale. Area of interest is highlighted in red.  

  

Key Asset Attributes  

Size 3.5 ha 

Current Use Vacant  

Value range $16.4 to $25.6m 

Zoning Comprehensive Development Zone 1 

Proximity to Amenity/Transport High 

Constraints None 
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ASSET ID 13004. 699 DONCASTER ROAD DONCASTER 3108 (MANNINGHAM) 

 

Key Asset Attributes  

Size 10.8 ha 

Current Use Council offices and car parking 

Value range $12.2 to $19.2m 

Zoning Activity Centre Zone 

Proximity to Amenity/Transport High 

Constraints Precinct Plan; Parking Overlay; Heritage Overlay 

 
The Manningham Council Civic Precinct is 600 metres east of the Doncaster Hill Major Activity 
Centre. The precinct has significant car park areas and underutilised land that have potential for 
repurposing and redevelopment. For example, two car park areas to the side of the municipal offices 
cover an area of more than 6,000m2. 
 
The location has high access to amenity and road and bus transport (Smart Bus). This asset is located 
within the Civic and Education precinct of the Doncaster Hill Activity Centre and is zoned Activity 
Centre Zone. Commercial and residential uses are identified as potential opportunities in addition to 
education, civic and community/recreational uses. There is a height limit of 29 metres within the 
precinct and setback provisions apply. A DCP overlay also applies to any development. 
 

Figure 5: Satellite Image of 699 Doncaster Road, Doncaster. Area of interest is highlighted in red. The shaded 
area is excluded from the assessment area. 
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ASSET ID 14002. 1-3 HOTHAM ROAD NIDDRIE 3042 (MOONEE VALLEY) 

 

Key Asset Attributes  

Size 0.81 ha 

Current Use Car parking 

Value range $4.2 to $6.5m 

Zoning Residential 1 Zone 

Proximity to Amenity/Transport High 

Constraints Structure Plan; Design and Development Overlay 

 
Niddrie Activity Centre (Keilor Road) is a major activity centre within the City of Moonee Valley. The 
centre contains significant at grade car parking and is surrounded by established residential areas. 
 
The car park site is a major underutilised asset within the activity centre and extends through from 
Hotham Road to Carrington Road. The focus in this report is on the northern part of the site fronting 
Hotham Road for repurposing and redevelopment. This northern part has a footprint equivalent in 
size to The Well in Camberwell Junction (The site of a former car park and other buildings, converted 
into a mixed use development with multi-levels of car park, supermarket, ancillary retail and 
residential apartments.).  
 
Niddrie Activity Centre, located eleven kilometres north west of the CBD, is high in amenity and is 
serviced by the 59 tram and the Calder and Tullamarine Freeways.  
 
The Keilor Road Activity Centre Structure Plan encourages more intensive development. The Plan 
identifies the car park site as suitable for mixed use residential and commercial redevelopment up to 
five storeys. Any redevelopment proposal would need to accommodate current and future demand 
for parking. 
 

Figure 6: Satellite Image of 1-3 Hotham Road, Niddrie. Area of interest is highlighted in red.  
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ASSET ID 15001. 35 HUTCHINSON DRIVE KEW 3101 (BOROONDARA) 

 

 
The Boroondara Council and Recycling Depot is located 1.5km north of the Kew Junction off Princess 
Street and is adjacent to the Kew Cottages Development. It is close to park and open space amenity 
and has excellent access the Eastern Freeway. 
 
Opportunities exist for a redevelopment of the land parcel in whole or in part for medium density 
residential use. The site is surrounded on the south and western sides by suburban residential 
development characterised by low density with dwellings predominantly one to two storeys. There 
are no specific overlays or constraints on the site.  
 
Figure 7: Satellite Image of 35 Hutchinson Drive, Kew. Area of interest is highlighted in red.  

 
  

Key Asset Attributes  

Size 3.0 ha 

Current Use Council and Recycling Depot 

Value range $12.7 to $19.9m 

Zoning Public Use Zone 6 

Proximity to Amenity/Transport High 

Constraints None 
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ASSET ID 15004. 13 FENTON WAY KEW 3101 (BOROONDARA) 

 

Key Asset Attributes  

Size 0.27 ha 

Current Use Car parking 

Value range $5.9 to $9.3m 

Zoning Commercial 1 Zone 

Proximity to Amenity/Transport High 

Constraints Height; Parking Overlay 

 
Kew Junction is a major activity centre within the City of Boroondara. The apartment market around 
the Junction is well established with several multi-level apartment buildings developed in recent 
years. 
 
There are several underutilised land parcels within the area, particularly car park sites behind the 
main retail strip. Located only five kilometres east of the CBD, Kew Junction is high in amenity and is 
serviced by the 109 and 48 Trams.  
 
Opportunities exist for high density residential and commercial developments around the Junction. 
The decision by VicRoads in 2015 to sell its property near the Junction is another significant 
redevelopment opportunity. The Kew Junction Structure Plan aims to facilitate change and 
development in the area and identifies the car park sites as among the sites that would be suitable 
for redevelopment. There is a height constraint along the street frontage of about three storeys. Car 
parking is an important consideration, and may be a constraint in the redevelopment of the asset. 
 

Figure 8: Satellite Image of 13 Fenton Way, Kew. Area of interest is highlighted in red. 
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ASSET ID 15009. 648 RIVERSDALE ROAD CAMBERWELL 3124 (BOROONDARA) 

 

Key Asset Attributes  

Size 4.61 ha 

Current Use Waste Transfer Station 

Value range $15.8 to $24.8m 

Zoning Public Use Zone 6 

Proximity to Amenity/Transport High 

Constraints Special Building Overlay (part of site) 

 
The Boroondara Waste Transfer Station is located 1.2 km east of the Camberwell Junction along 
Riversdale Road, with frontage also to Fordham Avenue. It is close to park and open space amenity 
and has excellent access to public transport. The site abuts the Willison Train Station and is also 
serviced by the 70 Tram and the Riversdale Train Station. 
 
Opportunities exist for a redevelopment of the land parcel in whole or in part. The depot/waste 
transfer station is located in a residential area, with Riversdale Road a major east-west connection 
and tram route. While part of the site would be impacted by a Special Building Overlay, the 
remainder of the site is free of constraints. 
 
Figure 9: Satellite Image of 648 Riversdale Road, Camberwell. Area of interest is highlighted in red. The 
shaded area is excluded from the assessment area. 
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ASSET ID 15018. 2 BUTLER STREET CAMBERWELL 3124 (BOROONDARA) 

 

Key Asset Attributes  

Size 0.69 ha 

Current Use Car parking 

Value range $7.4 to $11.7m 

Zoning Commercial 1 Zone 

Proximity to Amenity/Transport High 

Constraints Height; Parking Overlay 

 
Camberwell Junction is a major activity centre within the City of Boroondara. The apartment market 
around the Junction is growing with several multi-level apartment buildings developed in recent 
years. 
 
There are several underutilised land parcels within the area, particularly car park sites behind the 
main retail strip. Located only eight kilometres east south east of the CBD, Camberwell Junction is 
high in amenity and is serviced by the 70, 72 and 75 Trams as well as Camberwell Train Station.  
 
Opportunities exist for high density residential and commercial developments around the Junction. 
The Camberwell Junction Structure Plan sets out a plan for growth and opportunities for change and 
identifies the car parks as among the sites that would be suitable for redevelopment. The Butler 
Street corner with Riversdale Road is identified as one of the entrance points to the Junction, which 
may facilitate the development of a special building on this site. The height limits are quite 
constrained and the structure plan along the street frontage has a preferred height of four storeys. 
Car parking is an important consideration, and may also be a constraint in the redevelopment of the 
asset. 
 

Figure 10: Satellite Image of 2 Butler Street, Camberwell. Area of interest is highlighted in red. 
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ASSET ID 16008. 9-15 DRYSDALE STREET MALVERN 3144 (STONNINGTON) 

 

Key Asset Attributes  

Size 0.34 ha 

Current Use Car parking 

Value range $5.4 to $8.5m 

Zoning Public Use Zone 6 

Proximity to Amenity/Transport High 

Constraints Precinct Structure Plan 

 
The site at 9-15 Drysdale Street is an old two storey car park located behind the Glenferrie Road 
shopping strip in Malvern. There is significant at grade car parking behind the retail areas within the 
precinct. Access from the car park through to Glenferrie Road is via an arcade. 
 
In recent years there has been significant apartment development in the area and this site, with its 
proximity and access to Glenferrie Road, is well suited to mixed use redevelopment with the 
retention of public car parking.  
 
The Malvern/ Glenferrie Road Activity Centre, located eight kilometres south east of the CBD, is high 
in amenity and is serviced by the 5 and 16 trams and the Armadale Train Station on the Frankston 
and Cranbourne/ Pakenham Lines.  
 
The Glenferrie Road and High Street Structure Plan encourages more intensive development. The 
Plan constrains development on the site to four levels particularly along the frontage to the 
residential street. Any redevelopment proposal may need to accommodate current and future 
demand for parking. 
 
Figure 11: Satellite Image of 9-15 Drysdale Street, Malvern. Area of interest is highlighted in red.  
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ASSET ID 17006. 10-14 LOWER ESPLANADE ST KILDA 3182 (PORT PHILLIP) 

 

Key Asset Attributes  

Size 2.58 ha 

Current Use Entertainment and car parking 

Value range $9.2 to $14.5m 

Zoning Special Use Zone 

Proximity to Amenity/Transport High 

Constraints Heritage Overlay; Crown reserve; Precinct Master Plan 

 
The St Kilda Triangle currently consists of at grade car parking and the historic entertainment venue, 
the heritage listed Palais Theatre. Several plans to redevelop the site and improve the amenity and 
connectivity within the precinct have not proceeded. The 2.58 ha site is crown reserved land and 
while allowing for a mix of development, the land would remain in public ownership. 
 
The newest St Kilda Triangle Master Plan was adopted by Council following community consultation 
on 22 March 2016. The master plan establishes a vision for the St Kilda Triangle and a framework 
that outlines where built form should be located, the massing and size of that form, the character of 
the public realm and connections to the broader precinct. The vision includes 12,000m2 of public 
realm, a Palais forecourt, undercroft car parking (for 350 cars), and some built form. Built form for 
the site would have some flexibility but envisages cultural, cultural institutional uses or hotel and 
associated uses potentially up to 30,000m2.  
 
The St Kilda Triangle forms part of the St Kilda Foreshore and is high in amenity, located in close 
proximity to Fitzroy Street and Acland Street and adjacent to Luna Park. This area is well serviced by 
public transport including the 16, 79 and 96 trams.  
 
Development of the St Kilda Triangle would be constrained by the master plan, development plan 
overlay and heritage overlays affecting the Palais Theatre. 
 
Figure 12: Satellite Image of 10-14 Lower Esplanade, St Kilda. Area of interest is highlighted in red. The 
shaded area is excluded from the assessment area. 
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ASSET ID 17009. 49-57 NELSON STREET BALACLAVA 3183 (PORT PHILLIP) 

 

Key Asset Attributes  

Size 0.38 ha 

Current Use Ground level car park behind retail. 

Value range $4.3 to $6.7m 

Zoning Business 1 Zone  

Proximity to Amenity/Transport High 

Constraints Special Building Overlay; Design and Development 
Overlay 

 
The Nelson Street car park is located behind the retail strip in the Carlisle Street Balaclava Activity 
Centre and the site is six kilometres from the Melbourne CBD. The location has high amenity and 
proximity to public transport. The area is serviced by the Balaclava Train Station on the Sandringham 
line, and by the numbers 3 and 16 tram routes along Carlisle Street, and close to the number 78 
tram on Chapel Street.  
 
The site is located in a Business Zone and is suitable for repurposing in a mixed use development. 
The Carlisle Street Activity Centre Structure Plan identifies the area as a significant residential and 
retail redevelopment opportunity with potential to include community uses at ground level. There is 
a Development Design Overlay covering the site as well as a Special Building Overlay. 
 
Figure 13: Satellite Image of 49-57 Nelson Street Balaclava. Area of interest is highlighted in red.  
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ASSET ID 17011. 477 GRAHAM STREET PORT MELBOURNE 3207 (PORT PHILLIP) 

 

Key Asset Attributes  

Size 0.78 ha 

Current Use Council depot 

Value range $7.5 to $11.8m 

Zoning Public Use Zone 6 

Proximity to Amenity/Transport High 

Constraints None 

 
The Council Depot is located on the corner of Graham and Plummer Streets in the Fishermans Bend 
Urban Renewal Area. Plummer Street is planned to be the main street running through the precinct 
and would lie between two activity nodes. 
 
The site is two kilometres from Melbourne Docklands and is adjacent to local sporting ovals and 
reserves with excellent access to City Link. There are several large, underutilised land parcels within 
the area, and a number of lots with approved development plans.  
 
Given the location of the site, and considering most of the Fishermans Bend Urban Renewal Area is 
zoned Capital City Zone, the site could be suitable for high density development. The vision for 
Fishermans Bend is in the process of being refreshed and therefore the future purpose allocated to 
the land is uncertain.  
 
Figure 14: Satellite Image of 477 Graham Street, Port Melbourne. Area of interest is highlighted in red.  
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ASSET ID 17013. 69-81 WHITE STREET SOUTH MELBOURNE (PORT PHILLIP) 

 

Key Asset Attributes  

Size 0.82 ha 

Current Use Council depot 

Value range $7.9 to $12.4m 

Zoning Capital City Zone 1 

Proximity to Amenity/Transport High 

Constraints Current lease arrangements; Parking Overlay; DCP 

 
The Council depot is located between White Street and Governor Road with frontage along 
Boundary Road in the Fishermans Bend Urban Renewal Area. The Fishermans Bend Urban Renewal 
Area is expected to house up to 80,000 people and provide more than 40,000 jobs. 
 
The site is less than two kilometres from Melbourne Docklands and is close to the Port Melbourne 
Cricket Ground with excellent access to City Link. There are several large, underutilised land parcels 
within the area, and a number of lots with approved development plans. One of the sites opposite is 
currently under construction as a town house development.  
 
Given the proximity of the site to the city, and the Capital City Zoning over most of Fishermans Bend 
Urban Renewal Area, the site could be suitable for high density development. The vision for 
Fishermans Bend is in the process of being refreshed and therefore the future purpose allocated to 
the land is uncertain. The lease of the site to a contractor to the council until 2021 also constains the 
immediate redevelopment of the site. 
 
Figure 15: Satellite Image of 69-81 White Street, South Melbourne. Area of interest is highlighted in red. 
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ASSET ID 18001. 68-96 HOUSTON STREET EPPING 3076 (WHITTLESEA) 

 

Key Asset Attributes  

Size 2.3 ha 

Current Use Council depot 

Value range $4.7 to $7.4m 

Zoning Activity Centre Zone 

Proximity to Amenity/Transport Medium-High 

Constraints Current use; Environmental Audit Overlay 

 
The council depot is located behind the Epping Police Station on High Street Epping, 750m from the 
centre of Epping (corner High and Cooper Streets) and 1.3 km from the Epping Train Station. The 
Activity Centre Zoning encourages a mix of uses (business, retail, housing, leisure, community) at a 
higher density, with commercial and retail uses focused on High Street or the town centre (Precinct 
1).  
 
The asset is located in a ‘medium change’ precinct (Precinct 2) that provides a transition from the 
centre of Epping to the lower density residential areas in North Epping. It has a preferred height of 
13.5m and for community uses in the council depot site if it is relocated (Schedule 1 to the Activity 
Centre Zone in the Whittlesea Planning Scheme).  
 
Figure 16: Satellite Image of 68-96 Houston Street, Epping. Area of interest is highlighted in red.  

 

  



 

Property Council of Australia (Victoria) Hidden in Plain Site:  
Unveiling Opportunities for Investors 26 

 

 

ASSET ID 20001. 196-212 LITTLE COLLINS STREET MELBOURNE 3000 (MELBOURNE) 

 

Key Asset Attributes  

Size 0.30 ha 

Current Use Council offices, car parking and private leased space 

Value range $16.0 to $25.2m 

Zoning Capital City Zone 

Proximity to Amenity/Transport High 

Constraints Heritage registered building; Design and Development 
Overlays 

 
The asset is strategically located in the centre of Melbourne between Russell and Swanston Streets 
and has all the amenity and transport accessibility expected from such a position. 
 
Council House 1 includes the car park and Council offices on Little Collins Street. The block owned by 
council extends through to Bourke Street, where it includes the heritage listed former 
Commonwealth Bank Building at 225 Bourke Street and a couple of two and three level buildings. 
Current uses would need to be relocated temporarily or permanently before being ready for 
redevelopment. This block is suitable (in part) for redevelopment or repurposing, taking into 
consideration the constraints of the heritage listed building and the forty metre height limit (DDO2) 
that prevails over the site and throughout the main retail core area. 
 
Figure 17: Satellite Image of 196-212 Little Collins Street, Melbourne. Area of interest is highlighted in red. 
The shaded area is excluded from the assessment area. 
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Asset Assessment Matrix
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5 Melbourne’s Best Local Government Sites 

5.1 Introduction 
Local governments are large owners of assets that make a positive contribution to the economic 
growth and the health and well-being of their local communities. These land and property assets are 
used to provide a range of services, cultural activities and active and passive recreational space and 
facilities. The identification of local government land and property assets in this report does not 
mean they are surplus to requirement, only that they meet defined criteria and have the potential 
for repurposing or redevelopment. Only council can prioritise its assets or make the assessment that 
an asset is no longer required. 
 
Local governments, as public agencies, are bound by regulations, principles and policies in the 
disposal of property (land and buildings). These include, but are not limited to, complying with the 
provisions of the Local Government Act 1989, sale to occur through a public process at not less than 
market value (as determined by an independent valuer), property should be appropriately zoned. 
For example, before selling an asset, local governments must consult residents/ratepayers and 
consider any views received. An assessment matrix that could be applied by local governments is 
shown in Figure 18 below. 
 
Figure 18: Matrix for assessing potential local council assets 

 
A number of drivers are contributing to changes in the way local governments use, manage and 
report on their assets. These include the introduction of rate capping, legislative changes and new 
policy requirements from State and Commonwealth Governments, ageing assets and disability 
access requirements. In particular, there is greater focus on the transparency of local governments’ 
financial performance, which are being measured and reported against each other. Because of the 
large council asset base, asset management is a key factor for improving financial performance. 
Most local governments are still in a transition phase as they adopt and implement new asset 
management policies, strategies and plans to ensure assets are available in the right locations and 
used and managed optimally.  
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All local governments continue to experience population growth, increasing demand on existing 
assets, as well as increasing financial pressure for new assets to meet growing service needs. Some 
assets are being identified for disposal where:  

 it is assessed that the asset has reached the end of its life;  

 the community needs in a particular location can be met in another way; or  

 the asset is underutilised.  
 
Asset disposal is only one option. As local governments develop further innovations in service 
delivery, opportunities may arise for new partnerships with the private sector. 
 
Local governments also have a significant strategic role in terms of facilitating growth and 
development within their municipal area. As the Planning Authority, local governments set the local 
strategic policy framework and changes to the local provisions of the planning scheme. Through 
precinct plans and changes to the zoning of land, local governments can provide greater certainty for 
developers and facilitate the location of higher density developments and a mix of uses. This 
strategic and policy framework is an important criteria in identifying those council parcels offering 
greatest development potential.  
 
The findings from the analysis of each municipal area in the study are set out by overview, context 
assessment and asset analysis. A summary list of assets is outlined within this chapter, with the full 
list provided in the web-based dashboard. 
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5.2 City of Boroondara 

OVERVIEW 

At 30 June 2015, the City of Boroondara’s assets in land and buildings was valued at $2.16 billion. 
Buildings alone were valued at $241.2 million (Annual Report 2014/15). This provides a foundation 
for a strong asset base and healthy liquidity ratio, measuring above 150 percent over the forward 
period 2015 – 2019.  
 
Boroondara’s asset sustainability performance is good with asset renewal as a percentage of 
depreciation for the forward period of between 110 and 150 percent.3  
 
In its 2014/15 Annual Report, the City of Boroondara reported capital works expenditure of $54.5 
million of which $42.9 million was asset renewal expenditure. The key capital works included: 
 

o $386,000 on maintenance of off-street car parks; 
o $31.2 million for buildings and building improvements; 
o $28,000 for land improvements; and 
o $19 million on other infrastructure (bridges, roads, community facilities, footpaths and 

cycleways. 
 

CONTEXT ASSESSMENT 

The City of Boroondara is in Melbourne’s inner and middle-eastern suburbs, commencing five 
kilometres east of the central business district. It covers an area of 60km2 with almost two-thirds of 
the City bounded by water courses and parklands including the Yarra River, Gardiner’s Creek and 
Yarra Bend Park. 
 
The city is primarily residential in nature, although it has a number of educational and private and 
public health-care facilities and several major activity centres. The main industries include building 
and construction, air and space transport, machinery and equipment wholesaling. 
 
Boroondara, and particularly its three major activity centres – Camberwell Junction, Glenferrie and 
Kew Junction - is well serviced by train, tram and/or bus transport networks. Boroondara has 
fourteen train stations (on the Lilydale/Belgrave and Alamein lines) and six tram routes (16, 48, 70, 
72, 75 and 109). Two major freeways, the Eastern Freeway and the City Link/Monash Freeway, run 
along Boroondara’s northern and western/southern boundaries. 
 
Boroondara’s forecast population growth is low (less than half the State average), with the 
municipality growing by nearly 30,000 people over the 20 years to 2031, with more than half to 
occur in Hawthorn and Camberwell. Dwelling increase is forecast to be 15,700 from 2016-2031, 
translating into an average annual demand of approximately 1050 new dwellings. 
 
Table 3: Population and Dwelling Characteristics in Boroondara 

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2013 Forecast  
No. Dwellings 

Required  
2016-2031 

167,000   195,800  0.8% 63,800 15,700 

 
 

                                                           
3
 Know Your Council website - https://knowyourcouncil.vic.gov.au/ 
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ASSET ANALYSIS 

Applying the assessment framework has identified 33 council assets of high development potential 
(see Table 4), which are suitable for repurposing or redevelopment in Boroondara. Significantly, 
most of the assets identified are off-street car parks, yielding 28 assets. 

The highest concentration of car park assets is found around the Camberwell Junction Activity 
Centre, where a total of 28,800 m2 has been identified. 

The top ten sites in Boroondara (see Figure 19) include eight car park sites and the council 
depots/waste transfer stations in Camberwell and Kew. The total area of these sites is more than 
95,000m2, with 76,000m2 of this area on two sites. Significant parts of these parcels may not be 
available for redevelopment due to existing uses.  

Figure 19: Location of the Top Assets within the City of Boroondara 

 
 
Note: The Asset Reference Identification Number in the figure is referenced in the table below. 
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Table 4: Top Assets Identified in City of Boroondara (April 2016) 

Asset 
ID 

Address Area 
(ha) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

15009 648 Riversdale Road  
Camberwell 3124 

4.61 Waste Transfer Station. Next to 
Willison Station. 

PUZ6 15.8 to 24.8 High High Existing use. Potential to be 
repurposed in whole or in part. 

15001 35 Hutchinson Drive  
Kew 3101 

3.00 Waste Transfer Station. Next to 
Eastern Freeway and Kew 
Cottages redevelopment. 

PUZ6 12.7 to 19.9 High High Existing use. Potential to be 
repurposed in whole or in part. 

15005 372 Burwood Road  
Hawthorn 3122 

0.56 Car park behind Hawthorn Civic 
Centre. 

C1Z 8.5 to 13.4 High High 90% is at grade car park. 10% is 
public realm; Parking Overlay. 

15018 2 Butler Street  
Camberwell 3124 

0.69 Car parking on Riversdale Road 
in Camberwell Junction.  

C1Z 7.4 to 11.7 High High Parking overlay. 

15034 6-14 Brougham Street  
Kew 3101 

0.32 Car parking behind retailers in 
Kew Junction. 

C1Z 7.0 to 11.0 High High Parking overlay. 

15004 13 Fenton Way  
Kew 3101 

0.27 Car park behind Kew Junction. 
Opposite 14 Fenton Way, Kew. 

C1Z 5.9 to 9.3 High High Height limit; residential use 
opposite. 

15002 20 Princess Street  
Kew 3101 

0.19 Car park behind retailers in 
Kew Junction. 

PUZ6 4.1 to 6.5 High High None. 

15019 14 Fenton Way  
Kew 3101 

0.26 2/3 is car parking behind Kew 
Junction. One third is a 
playground. Opposite 13 
Fenton Way, Kew. 

C1Z 3.7 to 5.8 High High Playground is not included in land 
valuation. 

15006 70-76 Harold Street  
Hawthorn East 3123 

0.30 Three level car parking behind 
The Well, Camberwell Junction. 

PUZ6 3.4 to 5.3 High High None. 

15008 557 Riversdale Road  
Camberwell 3124 

0.24 Car parking in Camberwell 
Junction. Opposite Butler 
Street parking. 

PUZ6 2.6 to 4.1 High High None. 
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5.3 City of Darebin 

 OVERVIEW 

Darebin has total gross land and property assets valued at $931.4 million ($596m in land and $335m 
in buildings), with over 330 buildings across the municipality. This contributes to an asset/liability 
ratio of above 150 percent (low risk) for the forward period.4 Significantly, the value of the buildings 
after taking into account depreciation is valued at $188.9 m. 
 
The City of Darebin has implemented a system for asset management reporting and planning. 
However, it still runs an infrastructure gap between its capital investment in asset renewal and the 
depreciation of its assets (across all asset categories including infrastructure, buildings, plant and 
equipment). At around 60-65 percent, Darebin’s performance (current and over the forward period 
to 2019) is well below that of similar councils and below the overall council average.5 Darebin is 
beginning to address this gap with forecast capital expenditure on buildings increasing from $5.2 
million (2016) to $10.8m (2019). 
 

CONTEXT ASSESSMENT 

The City of Darebin covers an area of 53km2. It is a diverse municipality north of the Melbourne 
central business district that incorporates a mix of residential, industrial and retail areas. The city 
includes La Trobe University and Northland Shopping Centre. The City of Darebin is bounded by the 
Merri Creek to the west and the Darebin Creek to the east and has over 800 ha of parks and 
reserves. 
 
The City of Darebin has four major activity centres – High Street (Northcote and Preston), Northland 
and Reservoir - and they are all well serviced by train, tram and/or bus transport networks. The 
municipality has thirteen train stations (on the South Morang and Hurstbridge lines) and two tram 
routes (112 and 86). The Eastern Freeway runs adjacent to Darebin’s southern boundary. 
 
More than 35 percent of Darebin's residents were born overseas and more than 40 percent can 
speak a language other than English. Like other municipalities, it has an ageing population with one 
in five over age 60. 
Population growth forecast for Darebin is moderate (just below the State average), with the 
population expected to grow by 46,000 people over a twenty year period (2011 – 2031). For the 
period 2016-31 the dwelling demand is forecast to be approximately 1,010 new dwellings per annum 
(see below in Table 5). More than half the growth is scheduled to occur in the northern part of the 
municipality in the suburbs of Preston and Reservoir. 
 
 

                                                           
4
 Know Your Council website - https://knowyourcouncil.vic.gov.au/ 

5
 Know Your Council website - https://knowyourcouncil.vic.gov.au/ 

In its Asset Management Strategy Council argues for a strategy that is based on renewal need and not depreciation, 
because the assumptions that apply to depreciation method are not correct; that is assets: 

 vary in construction materials, methods and quality over time; 

 vary in their level of use; 

 rapidly lose most of their value (service potential) towards the end of their life; 

 often may still continue to provide some functionality even after they have ‘failed’; and 

 will only achieve their design life under the conditions they were designed for. 

Thus, Darebin Council estimates its asset renewal gap is not $4.9m but $1.6m based on “renewal need”. However, it 
concedes that few councils (including Darebin) are sufficiently advanced with the collection of asset condition data to 
produce more accurate forecasts of asset renewal need.  

 

https://knowyourcouncil.vic.gov.au/
https://knowyourcouncil.vic.gov.au/
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Table 5: Population and Dwelling Characteristics in Darebin (VIF 2015) 

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2011 Forecast  
No. Dwellings 

Required  
2016-2031 

142,900   189,100 1.4% 57,600 15,200 

 

ASSET ANALYSIS 

The City of Darebin has a mix of sites with potential for repurposing or redevelopment. Thirteen 
assets have been identified (see Table 6 for the ‘Top 10’) that meet the defined criteria. In nearly all 
cases, there are existing uses on site that would need to be taken into consideration in some way. 
For some assets, only part of a site would be available for redevelopment. For others, council 
activities may need to be temporarily relocated before the site was available for redevelopment, 
with the aim of being reincorporated on site or permanently relocated. The Top 10 sites are detailed 
in Figure 20. 

The car park assets represent the most readily available opportunities. Their location in activity 
centres and hence zoning (or underlying zoning) and proximity to transport and amenity mean that 
they are rated more highly across all measures and have fewer constraints.  

The major commercial/residential redevelopment opportunity is in the car park and former library 
site in the Reservoir Activity Centre in Ralph Street.  

The council depot site is 6.4 hectares and is located in a major industrial employment area.  

Figure 20: Location of Top Assets within the City of Darebin 

 

Note: The Asset Reference Identification Number in the figure is referenced in the table below. 

 

11009

11012

11011

11003

11004
11005

11001

11006

11007

11014



 

Property Council of Australia (Victoria) Hidden in Plain Site:  
Unveiling Opportunities for Investors 34 

 

Table 6: Top Assets Identified in the City of Darebin 
 

Asset ID Address Area 
(ha) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

11009 34 Kurnai Avenue  
Reservoir 3073 

6.47 Council Depot/ Waste Transfer 
Station in an industrial area. 

PUZ6 6.1 to 9.6 High Medium Current use can be potentially 
relocated or reconfigured on site. 
Located in Industrial Zone area.  

11007 75-81 Gillies Street  
Fairfield 3078 

0.25 Car parking behind retailers. GRZ2 5.7 to 9.0 High High Height limit; residential use opposite. 

11005 9 Kelvin Grove  
Preston 3072 

1.40 Buildings requiring redevelopment 
and car parking in Preston civic 
precinct. 

PDZ2 4.9 to 7.7 High High Only part available for redevelopment; 
Heritage overlay. 

11004 266 Gower Street  
Preston 3072 

0.61 New library within an at grade car 
park. 

PDZ2 4.1 to 6.5 High High Current use as a library. Can be 
potentially repurposed in a new 
development. 

11012 7 Asquith Street  
Reservoir 3073 

1.21 Buildings used for community use. PUZ6 2.5 to 4.0 High High None. 

11006 4-8 Robinson Road  
Reservoir 3073 

0.44 Darebin City Catering and citizens 
youth club in need of upgrade. 
Next to Regent Station. 

PUZ6 1.2 to 1.8 High High Current high value community use. 
Complex process to retain existing uses 
on site. 

11001 11-33 Ralph Street  
Reservoir 3073 

0.84 Single storey former library within 
a large at grade car park behind 
the Reservoir retail centre (older 
building 100m from a newer 
library). 

PUZ6 1.1 to 1.8 High High Current council use can be potentially 
repurposed in a new development. 

11011 59b Roseberry Avenue  
Preston 3072 

0.15 Buildings requiring renovation in 
Preston civic precinct. 

PDZ2 1.0 to 1.6 High High None. 

11003 2-4 Bedford Street  
Reservoir 3073 

0.41 Car parking behind retailers. C1Z 1.0 to 1.6 High High None. 

11014 6-10 Mitchell Street  
Northcote 3070 

0.16 Car parking behind retailers. PUZ6 0.8 to 1.3 High High None. 
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5.4 City of Greater Dandenong 

OVERVIEW 

As at 30 June 2015, the City of Dandenong’s assets in land and buildings was valued at $1 billion 
(Annual Report 2014/15). Buildings alone were valued at $209 million. Dandenong has a strong asset 
base and an improving liquidity ratio, measuring above 150 percent for the last two years of the 
forward period (2017-2019).6  
 
Dandenong’s asset sustainability performance in terms of its asset renewal expenditure as a 
percentage of depreciation is low. For the forward reporting period (to 2019) asset renewal as a 
percentage of depreciation is 70 percent or below. This is below the performance of similar councils 
and also well below the average for all councils.7  
 
In 2014/15, the City of Dandenong reported capital works expenditure of $38.7 million of which 
$18.2 million was asset renewal expenditure. The capital works included: 

 $20 million on property (land and buildings);  

 $87,000 on off street car parks; and 

 $9.23 million on roads, footpaths and cycleways and drains. 
 

The City of Dandenong has significant car parking assets totalling 0.23 km2 or 230,000m2 (City of 
Greater Dandenong Long Term Financial Strategy 2015-2019). In 2014/15 these were reported to 
have a gross value of $18.6 million with accumulated depreciation of $5.8 million. 
 
One of Councils major land assets, the former Dandenong sale yards, is a good example of asset 
redevelopment. In the early 2000s Council entered into a partnership agreement with VicUrban 
(now Places Victoria) for a residential development of the 19.2 ha site. This site is being progressively 
redeveloped for medium and higher density housing and will deliver approximately 1,200 dwellings 
on completion. In 2014/15 Council earned $959,000 from this project. 
 

CONTEXT ASSESSMENT 

Located 30 kms southeast of Melbourne’s CBD, the City of Greater Dandenong is home to 
Melbourne's second largest retail and commercial centre. It includes over 7,000 businesses, large 
shopping complexes at Dandenong and Keysborough, the Dandenong Market, a wide variety of fresh 
produce, seafood and meat, and over 50 Asian restaurants and specialty supermarkets.  

Dandenong covers an area of 130 km2 and is one of the most ethnically diverse area in Victoria, with 
residents from 151 nations, half of whom were born overseas. Key industries include metal and 
transport manufacturing and food processing and distribution, beverage and malt manufacturing. 

The City of Dandenong has excellent road and motorway connections, intersected by the Princes 
Highway (Dandenong Road), the Monash Freeway and East Link, with the Gippsland Freeway along 
its south east border. It is less well serviced by public transport, with the Cranbourne Pakenham Line 
the only train line, with five stations located in the municipality. However, these stations do service 
the main activity centres at Dandenong, Springvale and Noble Park. Keysborough- Parkmore Activity 
Centre is not connected to the train, but has excellent road connectivity and is serviced by several 
bus routes. 

Dandenong’s population is forecast to grow at a moderate rate over the period to 2031 (State 
average), resulting in an additional nearly 50,000 people over a twenty year period (2011-2031). 
Demand for new dwellings is forecast to be 880 new dwellings per annum (2016-31). 

                                                           
6
 Know Your Council website - https://knowyourcouncil.vic.gov.au/ 

7
 Know Your Council website - https://knowyourcouncil.vic.gov.au/ 
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Table 7: Population and Dwelling Characteristics in Greater Dandenong 

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2011 Forecast  
No. Dwellings 

Required  
2016-2031 

142,100  190,600  1.5% 50,000 13,300 

 

ASSET ANALYSIS 

In 2014, the City of Dandenong consolidated its municipal offices in a new building on the corner of 
Lonsdale Street and Walker Street, Dandenong. The sites of the old offices and car park in Clow 
Street Dandenong and Springvale Road Springvale represent significant redevelopment 
opportunities. Council has decided to retain and redevelop its Springvale Civic Precinct, and has 
already sold the former council depot site behind the Springvale civic precinct.  

The largest redevelopment opportunity in the City of Dandenong is land it purchased from VicTrack 
on Cheltenham Road, south of the railway line. 

The City of Greater Dandenong has a mix of sites with potential for repurposing or redevelopment 
(see Table 8). Ten assets have been identified that meet the defined criteria (see Figure 21). A 
number of the assets identified are at grade car parks in central Dandenong and Springvale that have 
potential for repurposing. This could be achieved with possibly no net loss of car parking space 
overall. The car parks’ proximity to transport and retail/service amenity enhances their 
attractiveness. 

Figure 21: Location of Top Assets within the City of Greater Dandenong 

 

Note: The Asset Reference Identification Number in the figure is referenced in the table below. 
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Table 8: Top Assets Identified in the City of Greater Dandenong 

Asset 
ID 

Address Area 
(HA) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

12025 67 Cheltenham Road  
Dandenong 3175 

3.77 Vacant site (formerly VicTrack 
land) near Dandenong Train 
Station. 

CDZ1 16.4 to 25.7 High High None. 

12017 31-39 Clow Street  
Dandenong 3175 

5.18 Former Council office and current 
Dandenong market and at grade 
car park. 

CDZ2 5.8 to 9.1 High High Existing use. Can be potentially 
redeveloped in part. 

12004 4-10 Stuart Street  
Dandenong 3175 

0.76 Ground level car parking in former 
Dandenong civic precinct. 

RGZ1 4.4 to 6.9 High High None. 

12012 22-28 Clow Street  
Dandenong 3175 

0.71 Car parking opposite Dandenong 
Market. 

CDZ2 2.5 to 3.9 High High None. 

12006 41 Langhorne Street  
Dandenong 3175 

0.35 Car parking behind retailers in 
central Dandenong. 

CDZ2 2.0 to 3.1 High High None. 

12024 4-16 Warwick Avenue  
Springvale 3171 

0.28 Ground level car park behind retail 
in Springvale Activity Centre. 

C1Z 1.7 to 2.6 High High Design and Development overlay; 
Springvale Activity Centre 
Structure Plan. 

12005 26-28 Langhorne Street  
Dandenong 3175 

0.19 Car parking behind retailers in 
central Dandenong. 

CDZ2 1.1 to 1.7 High High None. 

12011 184-186 Foster Street E 
Dandenong 3175 

0.27 Tim Houlahan Centre and Civic 
Advisory Centre. 

PUZ6 1.0 to 1.5 High High Current high value community 
use. Complex process to retain 
existing uses on site. 

12008 1-3 Lightwood Road  
Springvale 3171 

0.13 Infant Welfare/ Maternal and 
Child Health Centre and Civic 
Advisory Centre. Directly across 
from the Springvale Train Station. 

C1Z 0.8 to 1.2 High High Current high value community 
use. Complex process to retain 
existing uses on site. 

12023 32-34 Warwick Avenue 
Springvale 3171 

0.12 Ground level car park behind retail 
in Springvale Activity Centre. 

C1Z 0.7 to 1.1 High High Design and Development overlay; 
Springvale Activity Centre 
Structure Plan. 
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5.5 City of Manningham 

OVERVIEW 

Manningham City Council has an asset base of around $2 billion of which land and property 
represent $1.25 billion. The council’s building asset value is $293 million, with the accumulated 
depreciation being $109 million (Annual Report 2014/15). Manningham has a strong asset base and 
healthy liquidity ratio, although its performance in the forward four year period is forecast to fall 
compared to similar councils and in comparison with the council average below the 150 percent 
threshold which is considered strong.8  

In 2014/15, the City of Manningham had capital works expenditure of $29.1 million of which the 
asset renewal program accounted for $13.7 million, covering 81 percent of the asset depreciation.9 
An investment gap ratio, if it continues in the long term, could represent a future risk to the 
functionality and serviceability of a council’s asset base. In the long term, this could lead to a 
significant build up of replacement liability.  

Council’s infrastructure asset stock includes: 

 280,000 m2 of car parks; 

 229 buildings; 

 780 ha of parks and reserves; 

 36 sports grounds, plus swimming pool and athletics complexes; and 

 148 playgrounds. 
 

CONTEXT ASSESSMENT 

Manningham lies between 10 and 30 kms north east of the Melbourne central business district and 
covers an area of 114 km2. It is defined by the Yarra River to the north and west, and Koonung Creek 
to the south. Manningham is characterised by urban areas in the west and rural properties and 
hobby farms in the east. 
 
Seventeen percent of the municipality is open space (1,980 ha) and includes around 300 parks, 
gardens and reserves. There are two activity centres located in Manningham, at Doncaster Hill and 
Doncaster East (The Pines). 
 
The key parts of the economy are retailing, property, business, health and community services. The 
main industries include building construction and completion services, motor vehicle services, cafes 
and restaurants. 
 
Manningham has excellent road connectivity but is poorly served by public transport, with no train 
lines traversing the municipality [the nearest in the north is the Hurstbridge line and to the south the 
Ringwood –Lilydale/Belgrave Line], and no tram routes. Its sole means of public transport is a 
comprehensive bus network, including access to Smart Bus and express buses along the freeway to 
the CBD. 
 
Forecast population growth in Manningham is low at 0.9 percent per annum for the twenty year 
period 2011-2031, a population increase of a little over 20,000. This translates into a dwelling 
requirement of 7,300 or an average demand for only 480 new dwellings per annum. 
 

 
                                                           
8
 Know Your Council website - https://knowyourcouncil.vic.gov.au/ 

9
 Know Your Council website - https://knowyourcouncil.vic.gov.au/ 
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Table 9: Population and Dwelling Characteristics in Manningham 

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2011 Forecast  
No. Dwellings 

Required  
2016-2031 

116,700   138,400  0.9% 42,200 7,300 

 

ASSET ANALYSIS 

The City of Manningham has a mix of assets with potential for repurposing or redevelopment (see 
Table 10 for the ‘Top 10’ assets). Of the eleven assets that have been identified, some have existing 
uses that would need to be taken into consideration, such as civic offices or a hall. A number of 
these assets include extensive land used for ground level parking and means that only part of the 
land area would be available for repurposing or redevelopment. In other sites, it may mean that 
activities would need to be temporarily relocated with the aim of being reincorporated on site or 
permanently relocated before the site was available for redevelopment. Figure 21 identifies the Top 
10 sites for Manningham. 

The car park sites represent the most readily available opportunities. Their location in 
neighbourhood centres and hence zoning (or underlying zoning), mean that they have potential for 
repurposing without necessarily any net loss of car parking overall. 

Figure 22: Location of Top Assets within the City of Manningham 

 
Note: The Asset Reference Identification Number in the figure is referenced in the table below. 
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Table 10: Top Assets Identified in the City of Manningham 

Asset 
ID 

Address Area 
(ha) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

13004 699 Doncaster Road  
Doncaster 3108 

10.80 Significant ground level car 
parking within the Civic 
precinct.  

ACZ1 12.2 to 19.2 High High Part of land area can be 
repurposed. 

13015 620-628 Blackburn Road 
Doncaster East 3109 

11.17 Council depot. PUZ6 8.6 to 13.5 High Medium Land can be potentially 
repurposed in whole or in part.  

13003 139a Williamsons Road  
Templestowe Lower 3107 

4.58 Large at grade car park in 
Aquarena Swimming Pool. 

PUZ6 5.4 to 8.5 High Medium Existing use. Part of land available 
to be repurposed. 

13014 520 Blackburn Road  
Doncaster East 3109 

1.99 Significant car parking with a 
child care centre in one corner 
and a learning facility in the 
opposite corner. 

PUZ6 4.3 to 6.8 High Medium Council identified the precinct for 
redevelopment. Highly valued 
child care centre must be 
protected from nearby 
overdevelopment. 

13002 898a Doncaster Road  
Doncaster East 3109 

1.11 Car parking behind retailers 
(Jackson Square). 

C1Z 3.9 to 6.1 High High Design and Development Overlay. 

13008 43a Tunstall Square  
Doncaster East 3109 

0.60 Car parking behind retailers. C1Z 2.4 to 3.8 High High Design and Development Overlay. 

13016 895-901 Doncaster Road  
Doncaster East 3109 

0.33 Senior Citizens Hall. RGZ2 1.4 to 2.2 High High Can be potentially repurposed in 
a new development. 

13011 300-304 Blackburn Road  
Doncaster East 3109 

0.33 Petrol Station. RGZ2 1.3 to 2.1 High Medium Current lease arrangements.  

13006 160-164 Beverley Street  
Doncaster East 3109 

0.31 Car parking behind retailers. GRZ2 1.3 to 2.0 High High Design and Development Overlay. 

13009 8 Montgomery Street 
Doncaster East 3109 

0.13 Car parking and community use 
behind retailers identified by 
Council for redevelopment and 
repurposing. 

PUZ6 0.7 to 1.1 High High Council requirements for 
redevelopment and community 
uses. 
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5.6 City of Melbourne 

OVERVIEW 

The City of Melbourne has assets, worth $3.5 billion, of which $1.6 billion is in land (City of 
Melbourne Asset Management Strategy 2015-25). However, despite these land and property assets, 
the forward forecast by the City of Melbourne is for a low asset to liability ratio particularly 
compared with councils overall.10 Melbourne is preparing to increase its borrowings in the short 
term to pay for a range of infrastructure growth and asset renewal projects. 
 
The City of Melbourne is currently reviewing its real estate portfolio with a view to making 
recommendations on future portfolio rationalisations (2015-16 Annual Plan and Budget). This review 
will be delivered in 2015-16 with the aim to reduce the size of its property portfolio to release 
capital. Disappointingly, it is not proposing to sell its CityWide business. In 2014, its corporate 
buildings were estimated to be valued at $94 million, its heritage buildings at $142 million and its 
community buildings at $49 million (Asset Management Strategy 2015-2025). 
 
Council’s depreciation on its assets has averaged $44 million per year and its capital budget 
averaged $81 million per year. Overall, council’s asset renewal investment almost covers its 
depreciation, with its performance in this area better than councils on average.11 
 
Council’s investment portfolio includes numerous buildings and (off-street) car park assets. Car park 
assets are valued at approximately $24 million with a net income of $3.6 million (a yield of 14.7 
percent) and buildings valued at $84 million yielding 4.47 percent. Car parking revenue overall, 
including user charges and fines, accounted for more than 20 percent of the City of Melbourne’s 
income, or more than $80 million (Annual Report 2014/15). 
 

CONTEXT ASSESSMENT 

The City of Melbourne is made up of the CBD and a number of inner-city suburbs and is 
approximately 37km2 with 486 ha of parkland. 
 
Melbourne’s CBD is the commercial, retail and transport centre of the metropolitan area and of 
Victoria. The City of Melbourne reports that 854,000 people travelled to, or were present in, the 
municipality on an average weekday in 2014. The city’s major features include the Port of 
Melbourne, sporting, leisure and arts complexes, parks and gardens, as well as universities and 
hospitals. 
 
The City of Melbourne has the best public transport and road connectivity in Melbourne, with many 
aboveground and underground stations across the municipality, and train and tram routes into the 
city from all directions. The main freeway network is located adjacent to the CBD with multiple 
access points. Melbourne’s retail centre is in the CBD, with other major retail areas to be found in 
the Docklands, Southbank and Lygon Street, Carlton.  
 
Forecast population growth for the whole City of Melbourne is high, at an average of four percent 
per annum. This will amount to a population growth of nearly 120,000 in the twenty year period to 
2031 and dwelling growth approaching 50,000 new dwellings or a demand for 3,300 per annum. 

 

 

                                                           
10

 Know Your Council website - https://knowyourcouncil.vic.gov.au/ 
11

 Know Your Council website - https://knowyourcouncil.vic.gov.au/ 
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Table 11: Population and Dwelling Characteristics in Melbourne (VIF 2015)  

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2011 Forecast  
No. Dwellings 

Required  
2016-2031 

100,200   219,900  4.0% 48,900 50,000 

 

ASSET ANALYSIS 

Two assets have been identified for their potential future repurposing or redevelopment within the 
City of Melbourne (see Table 12 and Figure 23). The best opportunity is for the redevelopment of 
the block owned by Council bounded by Little Collins, Royal Lane, Bourke Street and Russell Place. 
This block has multiple titles and uses: it is used by Council (Council House 1) and has two car parks. 
Additionally, there a number of community and private tenancies, and includes the heritage listed 
former Commonwealth Bank building at 225 Bourke Street. 
 
The building in Gatehouse Drive, Kensington is currently leased to a community service group, and 
includes a public car park. It is located close to the CBD and has potential for redevelopment. 
 
Figure 23: Location of Top Assets within the City of Melbourne 

 

Note: The Asset Reference Identification Number in the figure is referenced in the table below. 
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Table 12: Top Assets Identified in the City of Melbourne 

Asset 
ID 

Address Area 
(ha) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

20001 196-212 Little Collins Street  
Melbourne 3000 

0.30 Current Council House 1 and 
an above ground multi-storey 
car park in a dated building in 
Little Collins. Includes 
buildings fronting onto Bourke 
Street. 

CCZ2 16.0 to 25.2 High High Part potential for redevelopment. 
Excluding heritage area (formerly 
the Commonwealth Bank building 
at 225 Bourke Street). Design and 
Development Overlays. 

20003 30-38 Gatehouse Drive  
Kensington 3031 

0.11 Leased privately to a 
community group with at 
grade car park. 

PUZ6 3.0 to 4.7 High High Current lease arrangements. 
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5.7 City of Moonee Valley 

OVERVIEW 

In 2015, the City of Moonee Valley had land valued at $746 million and buildings valued at $149 
million, with a total value of $895 million. The City of Moonee Valley maintains more than 200 
community buildings across its municipality (Annual Report 2014/15). Asset expenditure for the year 
was $15 million of which $4.6 million was on property and $8.6 million was classified as asset 
renewal.  

Moonee Valley has a strong asset base with a current asset to liability ratio over 200 percent. 
However, its asset renewal performance only accounts for around 55 percent of its asset 
depreciation.12 This is significantly below the average for all councils, which generally rates at less 
than break even. Off-site car parks were valued at $2.87 million. 

CONTEXT ASSESSMENT 

The City of Moonee Valley covers an area of 43km2 and is located in Melbourne's north-west 
suburbs. It has 200 open space reserves covering 528 ha, 80 percent of which are the council’s 
responsibility. 

It is a diverse and established residential, commercial and industrial area with a broad range of 
suburbs serving a range of housing needs. Features include the Moonee Valley Racecourse and 
Essendon Airport. 

Parts of Moonee Valley are well served by public transport. It has three tram lines that 
start/terminate in the municipality (57, 59 and 82) and seven train stations (on the Craigieburn and 
Upfield lines). Road accessibility is good with the Tullamarine and Calder Freeways dissecting the 
northern part of the municipality and traversing along its eastern edge. This connectivity provides 
good access to Moonee Valley’s five activity centres – Moonee Ponds, Niddrie (Keilor Road), North 
Essendon, Airport West and Ascot Vale (Union Road). 

The City of Moonee Valley’s population growth forecast is moderate, growing 1.3 percent or 30,000 
people over the period 2011-2031. Dwelling growth forecast is also moderate, with demand for 
10,680 new dwellings in the forward period or 712 dwellings on average per annum.  

 

Table 13: Population and Dwelling Characteristics in Moonee Valley (VIF 2015) 
 

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2011 Forecast  
No. Dwellings 

Required  
2016-2031 

112,100   145,600  1.3% 45,000 10,680 

 
 

ASSET ANALYSIS 

An assessment of council owned assets within Moonee Valley found that eight assets met the 
criteria that would be suitable for repurposing or redevelopment (see Table 14 and Figure 24). Half 
the sites identified are centred around the Moonee Ponds Activity Centre, which is also where the 
main council office is located. The other half are located in or near the Keilor Road Activity Centre in 
Niddrie. 

Council owns several car parks, which have potential for repurposing. The largest is the car park in 
Hotham Road behind the shopping strip in Keilor Road and represents the best opportunity for 
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repurposing and redevelopment of the Moonee Valley assets. Council also owns 5,000 m2 of car park 
land within the Moonee Ponds Activity Centre. . 

The municipal library is located in the civic precinct in Moonee Ponds bounded by Kellaway Ave, 
Pascoe Vale Road and Mount Alexander Road.  It occupies 0.36 hectares in a prime location. While 
not available immediately, it represents a future potential redevelopment opportunity. 

Figure 24: Location of Top Assets in City of Moonee Valley 

 

Note: The Asset Reference Identification Number in the figure is referenced in the table below. 
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Table 14: Top Assets Identified in the City of Moonee Valley 

Asset 
ID 

Address Area 
(HA) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

14002 1-3 Hotham Road  
Niddrie 3042 

0.81 Public car park behind 
retailers in Keilor Road. 

R1Z 4.2 to 6.5 High High Focus on repurposing part of car 
park fronting Hotham Road. 
Design and Development Overlay. 

14011 762-764 Mt Alexander Road  
Moonee Ponds 3039 

0.36 Municipal Library. ACZ1 3.4 to 5.3 High High Can be potentially repurposed in 
a new development. 

14001 1-15 Matthews Avenue  
Niddrie 3042 

0.39 Community Centre. PUZ6 2.0 to 3.1 High High Can be potentially repurposed in 
a new development. 

14013 11-25 Shuter Street  
Moonee Ponds 3039 

0.21 Public car park behind 
retailers in Moonee Ponds 
Junction. 

ACZ1 2.0 to 3.1 High High None. 

14012 62-68 Pascoe Vale Road  
Moonee Ponds 3039 

0.18 Public car park behind 
retailers in Moonee Ponds 
Junction. 

ACZ1 1.7 to 2.6 High High None. 

14017 1-5 Treadwell Road  
Niddrie 3042 

0.20 Public car park and house 
behind retailers in Keilor 
Road. 

C1Z 1.5 to 2.3 High High Design and Development Overlay. 

14014 61-71 Hall Street  
Moonee Ponds 3039 

0.11 Public car park behind 
retailers in Moonee Ponds 
Junction. 

ACZ1 0.9 to 1.4 High High None. 

14015 2-4 Elstone Court  
Niddrie 3042 

0.17 Public car park behind 
retailers in Keilor Road. 

PUZ6 0.9 to 1.4 High High Design and Development Overlay. 
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5.8 City of Port Phillip 

OVERVIEW 

The City of Port Phillip reported fixed assets of $2.3 billion ($1.7 billion in land and $330 million in 
buildings13) in its 2014/15 Annual Report and an capital works expenditure of $24 million. It has a 
strong asset base, with current assets as a percentage of liabilities greater than 180 percent. Its 
performance in terms of asset renewal as a percentage of depreciation is improving and is forecast 
to be greater than 100 percent.14  

In Council’s Strategic Resource Plan, it states: 

Council is facing escalating costs to maintain and renew its ageing asset base.…..  
The continued use or viability of some assets is considered a high priority because they are of 
high economic, architectural, historical and/or cultural significance to the community. One 
such asset is the iconic Palais Theatre in St Kilda, for which Council has management 
responsibility. (Source: City of Port Phillip Strategic Resource Plan 2015-19). 

 
Council’s commitment to the urgent repair and restoration of the Palais Theatre is one of the key 
reasons it gives for the proposed rates increases exceeding CPI (Annual Report 2014/15). 
 
The City of Port Phillip’s community housing assets are held by the Port Phillip Housing Trust of 
which the Port Phillip Housing Association is the trustee. These assets have been excluded from this 
assessment. 

CONTEXT ASSESSMENT 

The City of Port Phillip has an 11km foreshore on the northern edge of Port Phillip and is located 
immediately south of Melbourne’s central business district. 
 
It includes the entertainment and retail precincts of Bay Street (Port Melbourne), Clarendon Street 
(South Melbourne), Fitzroy and Acland Streets (St Kilda) and Carlisle Street (Balaclava). Significant 
employment areas include the St Kilda Road office district, and industrial, warehousing and 
manufacturing districts in South Melbourne and Port Melbourne. 
 
The City of Port Phillip has excellent road and public transport connectivity. It has two stations on 
the Sandringham line and is served by a rich tram network (routes 1, 3, 12, 16, 55, 67, 78, 96 and 
109). This network services the four activity centres in Port Phillip. 
 
Since the mid 1990s Port Phillip has experienced significant medium and high rise residential 
development, with people attracted by the inner city lifestyle, amenity and proximity to the CBD. 
 
The City of Port Phillip has a moderate to high forecast population growth, growing above the State 
average. Port Phillip is expected to grow by more than 40,000 people to 2031, with demand for 
15,750 new dwellings or 1,050 new dwellings per annum. 
 
Table 15: Population and Dwelling Characteristics in Port Phillip (VIF 2015) 

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2011 Forecast  
No. Dwellings 

Required  
2016-2031 

97,200  140,400  1.9% 49,900 15,750 
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ASSET ANALYSIS 

Applying the assessment framework revealed nine council assets in Port Phillip worth investigating 
(see Table 16 and Figure 25). Significantly, four of the nine identified assets are car parks that are 
located adjacent to Acland Street or the Balaclava (Carlisle Street) Activity Centre. 
 
There are two car park assets around the Balaclava Activity Centre where ground level car park use 
totals nearly 6,000 m2. The car parks are in a business zone with excellent transport connectivity and 
would be suitable for mixed use development. There are three large parcels in the South 
Melbourne/ Port Melbourne region used by Council or its contractors as depots or waste transfer 
stations and fall within the Fishermans Bend Urban Renewal Area. 
 
A major redevelopment site in Port Phillip is the St Kilda Triangle. This is Crown reserved land and 
Council is responsible for its management. Divided community interests in this precinct have 
prevented previous proposals succeeding on this site. The latest plans were adopted by Council in 
March 2016. 
 
The St Kilda Marina is on Crown land reserve and the City of Port Phillip is the responsible authority 
for the management of the land. The current lease expires in April 2019. An opportunity may exist 
for a redevelopment proposal that incorporates some additional complementary uses on a small 
part of the overall site, particularly on the area currently taken up by the extensive carpark north of 
the Moran Reserve, behind the BP petrol station on Marine Parade. 

Figure 25: Location of Top Assets within the City of Port Phillip 

 

Note: The Asset Reference Identification Number in the figure is referenced in the table below. 
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Table 16: Top Assets Identified in the City of Port Phillip 

Asset 
ID 

Address Area 
(HA) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

17010 1/54a Marine Parade  
Elwood 3184 

14.54 St Kilda Marina and large car 
park on crown reserved land. 

PPRZ 10.5 to 16.5 High High Only part of parcel area has 
potential for repurposing. Crown 
reservation limits uses and 
potential development scale. 

17006 1/10-14 Lower Esplanade  
St Kilda 3182 

2.58 St Kilda Triangle- Crown 
reserved land. 

SUZ3 9.2 to 14.4 High High Part can be repurposed in a new 
development. 

17013 69-81 White Street  
South Melbourne 3205 

0.82 Council depot in Fishermans 
Bend Urban Renewal Area 
(FBURA). 

CCZ1 7.9 to 12.4 High High Parking Overlay; FBURA vision 
being refreshed; Lease to 
contractor until 2021. 

17011 477 Graham Street  
Port Melbourne 3207 

0.78 Council depot/ waste transfer 
station in Fishermans Bend 
Urban Renewal Area (FBURA). 

PUZ6 7.5 to 11.8 High High FBURA vision being refreshed. 
Current lease arrangements with 
CityWide. 

17012 54 Boundary Street  
South Melbourne 3205 

0.76 Council waste transfer station 
in Fishermans Bend Urban 
Renewal Area (FBURA). 

PUZ6 7.3 to 11.5 High High FBURA vision being refreshed. 
Minor impact from Special 
Building Overlay. Current use as 
waste transfer station. Crown 
land reservation. 

17007 1-9 Irwell Street  
St Kilda 3182 

0.27 Car parking behind retailers in 
Acland Street. 

PUZ6 4.8 to 7.6 High High Design and Development Overlay 
(Height). 

17009 49-57 Nelson Street  
Balaclava 3183 

0.38 Car parking behind retailers in 
Carlisle Street. 

B1Z 4.3 to 6.7 High High Design and Development Overlay 
(Height); Special Building Overlay. 

17004 67-69 Argyle Street  
St Kilda 3182 

0.80 Child care centre, community 
centre, open space and some 
car parking. 

PUZ6 3.6 to 5.6 High High Part of site could be potentially 
repurposed in a new 
development. 

17008 4-20 Marlborough Street  
Balaclava 3183 

0.23 Car parking behind retailers in 
Carlisle Street. 

R1Z 2.6 to 4.0 High High Design and Development Overlay 
(Height). 
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5.9 City of Stonnington 

OVERVIEW 

In the 2014/15 Annual Report the City of Stonnington reported $1.84 billion in assets ($1.37 billion in 
land and $172 million in buildings) and has a forward capital works budget averaging $53 million per 
year. The City of Stonnington has a strong financial position in terms of its assets to liabilities, and its 
asset renewal expenditure as a percentage of depreciation is above 100 percent.15 This is well above 
the overall council average, with heritage and ageing buildings absorbing increasing expenditure. In 
addition, Council owns a number of off-street car parks within the main shopping areas which are 
operator managed. 
 
The largest at grade car park in the municipality is the Cato Street car park in Chapel Street, Prahran, 
which is currently being redeveloped by the City of Stonnington as an underground car park and 
open space. 
 

CONTEXT ASSESSMENT 

Stonnington covers an area of more than 25km2 and incorporates residential and commercial areas 
in the inner south-east of Melbourne. Only 6.7 percent of the municipality is open space. It is a 
diverse community with nearly 30 percent of residents born overseas 

Retailing is the major land use, with several precincts at Chapel Street, Toorak Road, High Street and 
Glenferrie Road as well as the Chadstone Shopping Centre. The City has a variety of parks, gardens 
and open space including Victoria Gardens, Central Park, the Glen Iris Wetlands and the Urban 
Forest. 

The main industries include cafes and restaurants, education, professional and health services and 
accommodation. 

The City of Stonnington has access to excellent public transport, served by four train lines 
(Sandringham, Glen Waverley, Frankston and Dandenong Lines) with a total of 15 stations and seven 
tram lines (5, 6, 8, 16, 64, 72 and 78). It also has excellent road connectivity with Dandenong Road 
along its southern edge and the Monash Freeway along the north and east. 

The population of Stonnington is forecast to grow at 1.6 percent per annum, adding an additional 
36,000 residents over the twenty year period to 2031. This will lead to a demand for an additional 
10,200 dwellings to 2031 or an average of 680 new dwelling units per year. In an established area, 
with some 41 percent of residents in the municipality renting, most of the new dwellings would 
expect to be apartments or townhouses. 

 

Table 17: Population and Dwelling Characteristics in Stonnington (VIF 2015)  

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2011 Forecast  
No. Dwellings 

Required  
2016-2031 

98,800   134,500  1.6% 45,600 10,200 

 

ASSET ANALYSIS 

The asset profiling exercise identified ten assets within the City of Stonnington that met the criteria 
for repurposing or redevelopment (see Table 18 and Figure 26). The sites identified are mostly 
centred around three core areas: the Chapel Street Activity Centre which extends from South Yarra 
to Prahran/Windsor; the Malvern/ Glenferrie Road Activity Centre; and Toorak Village. Land values 
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in Stonnington, particularly along Chapel Street and Toorak Road are amongst the highest outside 
the CBD, which results in relatively small sites becoming viable for redevelopment.  

Council owns several ground level car parks, which have significant potential for repurposing. These 
car parks are primarily distributed between the Chapel Street and the Malvern/ Glenferrie Road 
Activity Centres. These car parks are located in (or adjacent to) a Commercial 1 Zone and would be 
suitable for mixed use development.  

Figure 26: Location of Top Assets within the City of Stonnington 

 

Note: The Asset Reference Identification Number in the figure is referenced in the table below. 
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Table 18: Top Assets Identified in the City of Stonnington 

Asset 
ID 

Address Area 
(HA) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

16006 28 Chapel Street  
Windsor 3181 

0.42 Car parking behind retailers in 
Chapel St Windsor. 

C1Z 12.0 to 18.9 High High Design and Development Overlay 
(Height). 

16011 3-7 Darling Street  
South Yarra 3141 

0.12 Car parking behind retailers in 
Toorak Road South Yarra. 

GRZ9 6.8 to 10.7 High High Design and Development Overlay 
(Height). 

16005 40 Macquarie Street  
Prahran 3181 

0.18 Ground level parking behind 
Prahran Town Hall. 

PUZ6 6.5 to 10.3 High High Design and Development Overlay 
(Height). 

16003 18-22 Jackson Street  
Toorak 3142 

0.16 Car parking behind retailers 
Toorak Village. 

PUZ6 5.6 to 8.8 High High Design and Development Overlay 
(Height). 

16008 9-15 Drysdale Street  
Malvern 3144 

0.34 Multi-level car park behind 
retailers in Glenferrie Road 
Malvern. 

PUZ6 5.4 to 8.5 High High None. 

16007 3-9 Edsall Street  
Malvern 3144 

0.33 Car parking behind retailers in 
Glenferrie Road Malvern. 

PUZ6 5.2 to 8.2 High High None. 

16012 2 Carters Avenue  
Toorak 3142 

0.11 Car parking behind retailers 
Toorak Village. 

C1Z 3.2 to 5.0 High High Design and Development Overlay 
(Height). 

16014 3-5 Princes Close  
Prahran 3181 

0.13 Car parking behind retailers in 
Chapel Street Prahran. 

PUZ6 3 to 4.7 High High Design and Development Overlay 
(Height); Special Building Overlay. 

16009 3 Llaneast Street  
Armadale 3143 

0.17 Car parking behind retailers in 
Glenferrie Road Malvern. 

PUZ6 2.6 to 4.1 High High None. 

16015 3-7 Gordon Grove  
Malvern 3144 

0.16 Car parking behind retailers in 
Glenferrie Road Malvern. 

GRZ10 2.5 to 4 High High Heritage overlay; Height. 
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5.10 City of Whittlesea 

OVERVIEW 

In 2015/16, the City of Whittlesea will spend $232 million to deliver services to its community, 
including $50 million on Capital Works Program. Of this, $21 million is expenditure on land and 
buildings and $12.7 million is on asset renewal (across all asset classes). Key community 
infrastructure projects for 2015/16 include: 

 $12.6 million for roads, footpaths and streetscapes; 

 $4 million for the construction of a new animal welfare shelter in Epping; 

 $2.25 million to complete the new signalised intersection in Mernda; 

 $2.2 million to construct a new kindergarten and maternal and child health service in Epping 
North; and 

 $1 million to upgrade a sports field in Mill Park.  
 
Whittlesea has a strong asset base reporting $940 million in land assets and $214 million in building 
assets in its Annual Report (2014/15).  

Council’s asset renewal as a percentage of depreciation in 2014/15 was only 12 percent.16 While in 
future years Council is forecasting greater expenditure on asset renewal it will peak at 63 percent in 
the forward period to 2019 (Annual Report 2014/15).  
 

CONTEXT ASSESSMENT 

Whittlesea is a large interface council in the north of Melbourne with an area of 490 km2. The 
southern parts are well established urban areas, while the north remains rural in character. 

The city incorporates important facilities such as the RMIT campus at Bundoora, the Northern 
Hospital (Epping) and Epping Plaza Shopping Centre. Residents of the City come from a diverse range 
of cultural backgrounds, with over half of the residents from non-English speaking backgrounds. 

Whittlesea has one Metropolitan Centre – Epping, and three activity centres (Mernda, South Morang 
and Wollert). Whittlesea is served by one rail line (the South Morang line) with five stations (and an 
extension to Mernda in planning) and the number 86 tram route in its south east. It has excellent 
connectivity to the metropolitan road network through access to the Western/Metropolitan Ring 
Road in the south and in the west to the Hume Freeway. 

The City of Whittlesea has a large population (estimated at 194,000) and is the third fastest growing 
municipality in the state at 3.5 percent per annum (more than twice the State average). By 2031 it is 
forecast to have a population of 316,000. Over the next 15 years there will be a forecast need for 
54,300 dwellings or a demand for 3,600 new dwellings per year. 

 
Table 19: Population and Dwelling Characteristics in Whittlesea 

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2011 Forecast  
No. Dwellings 

Required  
2016-2031 

160,800   316,900  3.5% 54,300 39,450 
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ASSET ANALYSIS 

As a growth area council, many of the assets in the City of Whittlesea are new or not otherwise 
suitable for repurposing or redevelopment (see Table 20 and Figure 27). This assessment has 
identified only four assets that fit the assessment criteria (see section 3.3), but the assets are on 
average larger in area than for councils closer to Melbourne’s CBD. Typical of the area are the 
buildings characterised by low density development, which are surrounded by large car parks and 
unused land.  

The Council office and civic centre in Ferres Boulevard (see table below) are located on more than 11 
hectares of land, with the arts and conference centre and council office building only taking up a 
fraction of the land area.  

The Council depot is located adjacent to the police station and on the northern edge of the Activity 
Centres Zone that covers the broader Epping town centre. This site represents the best future 
redevelopment opportunity within the City of Whittlesea’s assets. 

Figure 27: Location of Top Assets within the City of Whittlesea 

 

Note: The Asset Reference Identification Number in the figure is referenced in the table below. 
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Table 20: Top Assets Identified in the City of Whittlesea 

Asset 
ID 

Address Area 
(ha) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

18002 25 Ferres Boulevard  
South Morang 3752 

11.08 Council offices and cultural 
centre with large car park and 
open space. 

PUZ6 5.7 to 8.9 High High Potential for part to be 
repurposed in new development. 

18001 68-96 Houston Street  
Epping 3076 

2.63 Council Depot/ Waste Transfer 
Station in the Epping Activity 
Centre area. 

PUZ6 4.7 to 7.4 High High Current use; Environmental Audit 
Overlay. 

18005 2b May Road  
Lalor 3075 

0.97 Library, living and learning 
centre and community hall. 

R1Z 1.9 to 3.0 High Medium Potential in whole or in part to be 
repurposed in new development. 

18003 827-835 High Street  
Epping 3076 

0.72 Community hall and car park. R1Z 1.3 to 2.0 High High Potential to be repurposed in a 
new development. 
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5.11 City of Wyndham 

OVERVIEW 

At 30 June 2015, the City of Wyndham reported fixed assets worth $2.8 billion. The combined total 
of Council property assets is $932 million, comprising $668 million in land and $227 million in 
buildings. Its capital works budget for 2014/15 was $110 million, with the two largest capital 
expenditure items being roads and property (buildings and land) to meet the needs of its rapidly 
growing community. In 2014/15, Council’s current assets as a percentage of current liabilities was 
296 percent, well above the expected target band of 120-200 percent (2014/15 Annual Report). 
While Wyndham has a strong asset balance sheet, its expenditure on asset renewal is forecast to fall 
well below its asset depreciation rate. Wyndham has one of the lowest asset renewal rates 
compared to other like councils.17 
 
Notably, Council has reviewed its property assets and is currently in the midst of an EOI process for 
the sale and development of council owned land assets in the Werribee activities area.  
 

CONTEXT ASSESSMENT 

The City of Wyndham covers an area of 524 km2 and is located on the south-western fringe of 
Melbourne, with Werribee as its commercial heart. The Werribee East Employment Precinct is 
designated as a major employment growth area. 
 
The city features the Western Treatment Plant, and the Laverton and Point Cook air bases, the 
Werribee Open Range Zoo, Werribee Mansion, as well as a major horticultural area for 
Melbourne. The main industries include various types of chemical manufacturing. 
 
Activity centres include Hoppers Crossing, Manor Lakes, Point Cook, Tarneit, Werribee, Werribee 
Plaza and Williams Landing. 
 
Significant parts of Wyndham are not well serviced by mass transit, and while it has no trams, buses 
reach all parts of the municipality. Wyndham is served by two train lines, the Werribee Line (four 
stations) and the new Regional Rail Line (from Geelong through Sunshine, currently two stations). It 
also has access to the Geelong Freeway (Princes Highway traversing the south and along the eastern 
edge of the municipality), and the Western Ring Road at Laverton in the east. 
 
Wyndham is a designated growth area of Melbourne and is the fastest and largest growing local 
government area in Victoria (City of Wyndham 2015/16 Budget) growing at 5.6 percent per annum 
or 10,000 people. It is a diverse community with 25 percent of the population coming from countries 
not speaking English as a main language. The demand for new dwellings in Wyndham is high, with 
49,500 new dwellings forecast to be required for the 15 years to 2031 or 3,300 dwellings per year. 
 

Table 21: Population and Dwelling Characteristics in Wyndham (VIF 2015) 

Pop'n 2011 Forecast Pop'n 
2031 

Forecast Pop'n 
CAGR 2011-2031 

No. Dwellings 2011 Forecast  
No. Dwellings 

Required  
2016-2031 

166,700   359,500  3.9% 57,600 49,500 
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ASSET ANALYSIS 

Wyndham has only one asset identified that meets the assessment criteria and none in the ‘Top 15’. 
The site is a community centre in Hoppers Crossing surrounded by a ring of car parking. It is located 
close to a park and the employment /industrial precinct in Heaths Road/Old Geelong Road.  
 
While land values in Wyndham are much lower than closer to Melbourne (see Table 22 and Figure 
28), there is a spike in values around the Werribee town centre that quickly falls away outside this 
core. 
 
The three City of Wyndham assets in the Werribee town centre that are currently out to a market 
process have been excluded from this list (EOI closed 30 March 2016).  
 
The Werribee Racecourse is a major public asset located less than 800 metres west of Werribee 
town centre, across the Werribee River. It is Crown reserved land, zoned Special Use and covers an 
area of nearly 40 hectares. Housing has now expanded fully around the racecourse. While not 
explicitly a council owned asset, council would have a major strategic role if even part of the site 
were to be identified for repurposing or redevelopment.  

Figure 28: Location of Top Assets within the City of Wyndham 

 

Note: The Asset Reference Identification Number in the figure is referenced in the table below. 
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Table 22: Top Assets Identified in the City of Wyndham 

Asset 
ID 

Address Area 
(ha) 

Description Zone Value Range 
($M) 

Amenity Transport Constraints 

19009 Lonsdale Circuit  
Hoppers Crossing 3029 

0.49 Community Centre and Car 
park. 

PUZ1 0.9 to 1.3 High High Can be repurposed in a new 
development. 
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Appendix A: Glossary of Terms 
 

Amenity – an activity centre or open space/park. 

Area – the total area of the identified council asset, not the developable area. 

Asset – land and property, infrastructure, plant and equipment owned by a council. The focus in this 
study is on land and property assets. 

Asset Expansion - expenditure that extends the capacity of an existing asset to provide benefits to 
new users at the same standard as is provided to existing beneficiaries 

Asset Renewal - Expenditure on renewing existing assets or replacing existing assets to their original 
capability divided by the amount of depreciation on those assets 

Asset Upgrade – expenditure that either enhances an existing asset to provide higher level of service 
or increases the life of the asset beyond its original life 

Catalytic project - a project which is valuable in itself while at the same time stimulating further 
transformation and growth. 

Activity Centre - a focal point for a surrounding neighbourhood or area that contains a mix of 
activities or functions (e.g. shops, businesses, cafés, libraries, government services, public transport). 
Generally appears as a node of more intensive land use supporting taller buildings than the 
surrounding area it serves. Plan Melbourne uses a classification of urban centres based on their size 
and the corresponding diversity and intensity of activities within. 

Infrastructure - see ‘Asset’ above. 

Mixed-Use Development - a mixture of activities such as residential, business, retail, or hospitality 
that occupy space within the same building or within the same block or area (i.e. an apartment 
building with shops, cafés and offices on the lower floors, or a town centre with these activities). 

New asset - means expenditure that creates a new asset that provides a service that does not 
currently exist. 

Parcel – refers to the boundary of an asset. A parcel may contain one or more lots. 

Repurposing – refers to changing the use of an asset, but not necessarily ownership. For example, 
from car park to residential apartments. 

Redevelopment – refers to the renewal of a site or part of a site by replacing existing development 
with new development. It may also involve a change in use. For example from a council facility to a 
commercial or residential building. 

Site – land at a specific location 

Transport – train, tram, Smart Bus or motorway/freeway. 

Value range – an estimate of the unimproved land value of the potential developable area. 

Zones – Classification of land use in the planning scheme. Zones have been assigned according to the 
majority of zone coverage across the council asset. 
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  Redeveloping publicly owned council assets 
represents an opportunity for public private 
partnerships that can facilitate the opening up of 
local government areas for new investment and 
employment. This in turn can stimulate economic 
growth and add to the vibrancy and visitation 
levels around activity centres, catalysing further 
development, business and employment
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