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Healesville Structure Plan 

Economic Study 
For Yarra Ranges Council 

1 Introduction 

1.1 About this Project 

The Yarra Ranges Council is preparing a structure plan for the town of Healesville to provide guidance for 

development of the town and surrounds over the next 20 years and more.   

As part of the planning process, Council has commissioned several specialist studies, including this one which 

provides analysis of a number of economic issues for the town.  Other specialist studies are examining 

community infrastructure, transport and parking, environment and land use planning. 

 

1.2 Work to Date 

Council prepared a Discussion Paper in early 2013 which canvassed a range of issues on the development of 

Healesville.  This was distributed to stimulate public input and a number of submissions were received.   

Several submissions related to economic issues and can be summarised as follows: 

 More tourism accommodation is required in the town and surrounds, with potential for a range of 
accommodation including environmentally sensitive hotels and resorts 

 The former Army School of Health and Galeena Beek (the former aboriginal cultural centre) have 
potential for tourism development 

 Improvements to tourism infrastructure are required, including the picnic grounds at Maroondah 
Dam, a rail trail to Lilydale, the visitor information centre and the walking trails and signage in the 
town centre 

 There is a need for more clean and sustainable industries locally including in the industrial area; 
polluting industries should be kept out of town but there should be opportunities for small-scale and 
ecologically sound enterprises 

 The relationship between the town and Healesville Sanctuary and surround aboriginal heritage should 
be strengthened 

 A loyalty scheme to encourage residents to shop locally might help the main street shops 

 More national chain stores and a wider range of entertainment and other services are required to 
encourage people to shop locally; or, conversely, there is no need for more retail space, two 
supermarkets are sufficient, and Healesville is too small to accommodate bulky goods type retailers

1
 

 A permanent market at the Station precinct would free up land for parking closer to the town centre 

 Training facilities are required, including in the key local industries of wine-making and hospitality 

 The uncertainty about the scope and speed of the National Broadband Network, as well as patchy 
mobile phone coverage, is limiting the investment potential of Healesville 

Most of these issues are touched on in this present report. 

                                                                 
1
 Clearly, some submissions reached opposite conclusions. 
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Also very relevant to this report, Council has previously had prepared an Activity Centres Network Strategy 

(Essential Economics, 2012).  In this Strategy, the activity centre at Healesville is classified as a Large Town 

Centre in the hierarchy of centres serving the municipality.  This type of centre has a role in providing an 

extensive range of services to residents, businesses and visitors, including retailing, cultural, recreation and 

entertainment facilities, health, community services and education, and visitor facilities.  In general, the 

objectives of the Network Strategy are to promote investment in these types of centres to ensure the 

provision of adequate future jobs and services for residents and to provide an attractive environment for 

visitors. 

 

1.3 This Report 

This report has been prepared by economic geographer Tim Nott.  In response to a brief from Council it 

examines: 

 Opportunities to develop and enhance Healesville’s tourism role, particularly the accommodation 

offering in the town 

 Opportunities to develop and enhance Healesville’s retail offer, looking especially at the need for a 

supermarket 

 The capacity of existing industrial zones to accommodate projected industry needs and the potential 

requirement for more industrial land 

Each of these aspects is analysed separately in this report. 

A summary of findings and recommended actions for the structure plan are provided at the end of the 

report. 

 

A Note on Telecommunications 

A detailed analysis of telecommunications in Healesville has not been undertaken for this report.  

Nevertheless, it is clear that continuing uncertainty over the roll-out of high speed broadband is having a 

negative impact on the economic prospects of the township.  A number of local businesses are directly reliant 

on the capacity to communicate large amounts of data, including several software companies and conference 

venues that require teleconferencing and video-streaming services.   Healesville was to have been part of 

round five of the National Broadband Network roll-out due in late 2013.  However, this has been stalled 

pending an internal review within the Federal Government’s network provider.  In the meantime, the existing 

ADSL service in Healesville appears to be at capacity, with firms reporting difficulty in getting new connections.   

This is an important economic development issue for Healesville (and for other communities).  The ability to 

transmit and receive large amounts of data is increasingly necessary for many economic activities and the 

capacity to do so will be vital in attracting investment and footloose professionals.  The relevance to the 

Structure Plan is that, without high speed broadband connections, population growth and the take-up of 

commercial space in the town centre will be slower than it otherwise would be.   

Council continues to seek a resolution to the present situation. 
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2 Tourism in Healesville 

2.1 Key Tourism Assets 

Visitors are brought to Healesville and the Yarra Valley by a number of key tourism attractions of national 

significance: 

 The collection of wineries with cellar doors and other local produce outlets which provide world class 
wines and food, including notable wineries such as Domaine Chandon, De Bortoli, Oakridge, 
Coldstream Hills, Tarrawarra and Rochford 

 The Healesville Sanctuary, part of Melbourne Zoo specialising in native animals, with 329,000 visitors 
in 2011-12 (Zoos Victoria, 2012) 

 The Yarra Ranges National Park 
 

These are supported by regional level or specialist attractions, both established and developing, including: 

 Tarrawarra Museum of Art  

 The Yarra Valley Tourist Railway, based at Healesville 

 Music events at the Rochford Winery and horse racing events at Yarra Glen and Healesville 

 Hedgend Maze 

 Beechworth Bakery and White Rabbit Brewery 

 Award winning restaurants and accommodation such as the Healesville Hotel and the RACV Country 
Club 

 The start of the Bicentennial National Trail, one of the longest walking/riding tracks in the world 

The bucolic setting of Healesville is also an attraction for the urban dwellers on its doorstep as is the backdrop 

of mountains and ash forests in the Yarra Ranges National Park.  Many visitors travel through Healesville to 

access the towns of Marysville and Alexandra, as well as the Lake Mountain Alpine Resort, the Cathedral Range 

State Park and Lake Eildon. 

Source:  Google Maps 

Figure 1:  Healesville and its Melbourne Context 
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2.2 Key Visitor Markets 

The origin of visitors to the whole Yarra Valley and Dandenong Ranges tourism region is shown in the figure 

below. 

Source:  Tourism Victoria, 2013 

 

Interstate and international visitors comprise 20% of all overnight visitors to the region but account for 44% of 

visitor nights.  This reflects the position of the region on the fringes of the large Melbourne market; most 

visitors are day trippers. 

Over the period from 2000 to 2012, the number of domestic visitor nights in the Yarra Valley and Dandenong 

Ranges has grown by 1.0% per year on average
2
.  However, that growth was dramatically affected by the 

recent slow-down in consumer spending and the high Australian dollar, which made overseas destinations 

more attractive.  These factors have seen a decline in domestic visitor nights by 14.4% between 2011 and 

2012.  The number of international overnight visitors has declined steadily since 2008 by 6.1% per year on 

average as a result of the global financial crisis and the high value of the Australian currency.  The Yarra Valley 

and Dandenong Ranges region has experienced a higher rate of decline in international visitors than regional 

Victoria as a whole, which declined by 0.4% over the period from 2008 to 2012. 

Nevertheless, whilst overnight visits have declined over the last year, domestic day trips have grown by 11.8% 

from 3.29 million to 3.67 million between 2011 and 2012.  Clearly, there is still a strong and growing interest in 

the offerings of the region.  The economic development task is to translate this interest into overnight stays 

and tourism expenditure growth. 

In general, the region attracts a high proportion of couples seeking short romantic breaks, food and wine 

experiences, and people looking to experience nature as well as people visiting friends and relatives.  Around 

                                                                 
2
 Figures from Yarra Valley and Dandenong Ranges, Market Profile: Year ending December 2012 prepared by Tourism 

Victoria 

Figure 2:  Overnight visitor origins, Yarra Valley and Dandenong Ranges, 2012 
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50% of all overnight visitors stayed with friends and relatives which was higher than the average for regional 

Victoria as shown in the table below. 

Table 1:   Domestic Overnight Accommodation in the YVDR Region (% of visitor nights) 

Accommodation type 

Yarra Valley and 
Dandenong Ranges 

Tourism Region Regional Victoria 

Friends or relatives property 50% 38% 

Caravan Park / camping (commercial) 14% 16% 

Hotel, motel or serviced apartment 10% 15% 

Guest house or B&B 6% 2% 

Rented house, apartment, flat or unit 5% 9% 

Own property (eg holiday house) 5% 9% 

Other 5% 11% 

Source:  Tourism Victoria, 2013 

 

More detailed data from Tourism Research Australia (TRA, 2013) shows 

that the Healesville-Yarra Glen Statistical Area 2 (SA2) (see adjacent 

figure) had an estimated 312,000 domestic visitor nights and 10,000 

international visitor nights in 2011/12.  Given the location of 

accommodation within this area, most of these visitor nights would 

have been in Healesville. 

 

2.3 Accommodation 

The following table provides an estimate of the number of rooms in commercial accommodation in Healesville 

and surrounds. 

Table 2:   Estimate of commercial accommodation in Healesville and surrounds 

Accommodation type Total rooms 

Hotel, motel or serviced apartment 151 

Guest house or B&B 66 

Cabins 38 

Total 255 
Source:  Tim Nott (web search, October 2013) 
Note:  In addition to these rooms there are approximately 79 holiday homes for rent in the township 

 

Given this figure and the broad estimate of visitor nights above, the occupancy rate of commercial built 

accommodation in Healesville and surrounds is likely to be in the range 40%-50%.  This is low for national 

chains but understandable as an average given the large number of small establishments, some of which are 

likely to be part-time.  In addition, because of the proximity of Healesville to its main tourism market (“30 

minutes from the end of the Eastern Freeway”) it can be difficult to persuade visitors to stay.  Despite this 

average occupancy rate, accommodation can be sold out when particular events are on such as Rochford 

Winery concerts.  (This is, reportedly, especially true since the 2009 bushfires destroyed much of the 

accommodation in Marysville, which was often used as overflow for Yarra Valley events.)  

Figure 3:  Healesville-Yarra Glen Statistical 
Area 2 

Source:  ABS online 
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2.4 Opportunities for New Accommodation 

Opportunities for new accommodation in Healesville depend on perceived gaps in the market and the capacity 

of Healesville to provide a location. 

Presently Healesville caters for: 

 romantic and relaxing weekend getaways through B&Bs and guest houses 

 foodie weekends in hotels such as the Healesville Hotel with its award-winning restaurant 

 family holidays in caravan parks and resorts 

 golf breaks at the RACV Country Club (catering mainly for an older group of clients who are members 
of the RACV Club) 

 business meetings, conferences and weddings at the RACV Country Club and other venues 

Competition for accommodation in Healesville comes from the wide variety of destinations within 1.5 hours 

from Melbourne including the Mornington Peninsula, Bellarine Peninsula and Surf Coast, Ballarat, and the 

Macedon Ranges and Spa Country.  In addition, strong competition is provided from elsewhere in the Yarra 

Valley and Dandenong Ranges region in many segments.  The following table provides a review of the various 

common accommodation segments, their presence in Healesville, likely competition and opportunities to 

meet demand in the town. 

 

Table 3:   Accommodation opportunities in Healesville 

Accommodation 
type 

Presence in Healesville Competition Opportunities 

Backpackers/ 
youth hostel 

Not specifically 
although could stay at 
pubs and in cabins 

Closest dedicated backpackers are in 
Melbourne urban area (mainly the 
CBD and St Kilda) 

Potential although demand is highest in 
places with strong provision of beach, 
adventure or related activities.  Would 
need to be packaged with strong 
activity base – long distance walks, 
forest zip-lines, Australian animals etc.  
Given the low room rates, likely to be 
developed in existing building 

Conference hotel RACV Country Club has 
80 rooms and can 
cater for conferences 
of up to 300 

The Yarra Valley Lodge (formerly the 
Sebel Heritage Yarra Valley) at 
Chirnside Park, with 96 guest rooms 
and conference facilities for up to 
400 delegates as well as two 18 hole 
golf courses 
The 4.5 star Balgownie Vineyard 
Resort and Spa (Accor) at Yarra Glen, 
with 69 guest rooms and conference 
venue capable of seating 120 
(banquet style) 
Chateau Yering at Yarra Glen has 32 
rooms and conference facilities for 
up to 150 people 
 

Always potential for a new conference 
centre that can meet market demand 
and is well connected to Melbourne’s 
conference and incentives market.  
Would need to have plenary halls and 
break-out rooms, extensive audio-
visual provisions, on-site 
accommodation and catering.  
Requires large site with a natural 
outlook, or could be developed as part 
of a winery business.  Unlikely to be 
accommodated in the town centre but 
consideration could be given to , for 
example, the former strawberry farm 
at the southern entry to town 

Eco-lodges None in Healesville but 
Amarant Eco-lodge (5 
rooms) is nearby  

Limited availability in Victoria but 
includes properties on Great Ocean 
Road, Grampians, Bright and East 
Gippsland 

Potential for eco-lodges set in forests 
and hills close to Healesville; potential 
for both luxury lodges and backpacker 
style accommodation; needs to be 
linked with strong activity offering 
(major walks, canoeing, horse-riding 
etc) 
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Accommodation 
type 

Presence in Healesville Competition Opportunities 

Family getaways Houses and cottages to 
rent (self-catering);  
Camping and caravan 
parks 

Beach-side holidays, alpine areas, 
major camping locations (Grampians, 
Murray, etc) 

Continued growth of Melbourne 
population will grow demand for 
weekend and holiday lets; this could 
inflate residential demand in 
Healesville 

Luxury lodges  
(5/6 star) 

None Global competition; only 1-2 
properties in regional Victoria (Lake 
House Daylesford, Chateau Yering, 
Yarra Glen) 

Always potential for a new luxury 
Lodge but would require world class 
views and would therefore likely be in 
the hills around Healesville (Mt Rael 
Retreat may have potential but is 
closing.) 

Motel Local motels, RACV 
country club (for 
members) 

Motels in Lilydale, Eltham and 
throughout the Melbourne urban 
area (including the central city) 

Local motels have occupancy rate of 
50%-70%.  Relatively small business 
sector in Healesville and surrounds but 
would be demand from events such as 
the Rochford Winery concerts for 
relatively inexpensive accommodation 
(needs to be inexpensive to overcome 
the tendency for Melbourne visitors to 
simply go home).  

Pub 
accommodation 

Three pubs with 
accommodation 

Pubs in region – Yarra Glen, Lilydale, 
Warburton 

Existing pubs may expand their 
accommodation for particular markets 
(gourmet breaks, backpackers etc); 
new town centre hotel an outside 
chance (unless supported by strong 
new revenue stream such as railway 
patrons) 

Resorts RACV Country Club 
(golf); Sanctuary House 
Resort Motel 
(bush/playgrounds) 

Yarra Valley Lodge (96 rooms and 2 
golf courses); many other golf resorts 
throughout Victoria as well as many 
beach resorts along the coast and ski 
resorts in alpine areas 

Always potential for a new resort with 
an innovative mix of activities and level 
of service; likely to be on the outskirts 
of town with space to provide an 
immersive experience 

Romantic 
getaways 

66 rooms in guest 
houses and B&Bs 

Many B&Bs in the Dandenong Ranges 
as well as in the regional areas within 
1.5 hours of Melbourne 

Incremental expansion of this sector to 
cater for growing Melbourne market; 
mainly in existing housing away from 
the main commercial precinct 

Rooms for grey 
nomads 

Motels, caravan parks, 
guest houses 

Motels and regional caravan parks 
(Warburton Valley and Black Spur) 

Any growth will support the occupancy 
rates of existing facilities 

Servicing key 
attractions 

None directly servicing 
the Sanctuary, 
although some in close 
proximity 

 Healesville Sanctuary is considering 
high end tree top accommodation 
within the park in the medium term; 
May also be potential for school-camp 
accommodation within walking 
distance of the Sanctuary and to 
further showcase aboriginal heritage. 
May need to consider additional 
accommodation to service the railway 
when it opens 7 days per week 

 

Within the town, the hotel and motel accommodation offering appears to be pitched at the mid-to-low end of 

the market and in some cases is a secondary consideration to the food and beverage offerings.  There are no 

major hotels except for the RACV Country Club and this exists for the benefit of its members (the general 

public may be excluded).  Looking at market niches in the immediate locality, then, there may be opportunities 

for: 

 an upmarket hotel or resort where the accommodation is the prime consideration 
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 a larger hotel/motel which can provide mid-range accommodation that will persuade Melbournians 
to stay for Yarra Valley events; this will be particularly viable when (if) the railway line to Yarra Glen 
opens seven days per week and a location in the town centre close to the station would be 
preferable 

 a backpacker-style lodge linked to a strong set of well-organised adventure activities and iconic 
Australian experiences 

 overnight camps for school groups visiting the sanctuary and surrounds 
 

In planning for land-use through the structure plan, the development of a resort style hotel on the outskirts of 

the township and for a new or greatly expanded town centre hotel, likely to be in proximity to the railway 

station could be considered. 

 

2.5 Railway Station Precinct 

The Healesville Station precinct is illustrated below. 

Source:  base map from Google Maps 

The Yarra Valley Tourist Railway operates a once per week service on a relatively short stretch of track 

between Healesville Station and Tarrawarra.  The Railway now has funding to complete track works through to 

Yarra Glen and to redevelop the station there.  The Railway also has resources to provide a steam train and 

carriages to operate on this route (which are presently operated with a diesel engine).  Once the railway is 

opened to Yarra Glen, the organisation anticipates being able to operate seven days per week, taking the 

service from 20,000 users per year currently to 200,000 per year
3
.   The works could be finished within three 

years, with the new service opened thereafter. 

                                                                 
3
 By comparison, Puffing Billy Railway in the Dandenongs has 270,000 passengers per year (2011) and the Bellarine Railway 

has 60,000 passengers (2009). 

Industrial Precinct 

Station Precinct 

Terminus Hotel 

Visitor 
Information 
Centre 

Council-owned 
land 

Hardware site 

Town Centre 

Figure 4:  Healesville Station Precinct 
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If the railway successfully achieves a significant boost to its patronage, this will generate additional demand for 

a range of other services, including food and beverages, accommodation, gifts and souvenirs, visitor car-

parking, improved toilet facilities and so on.  The railway station precinct has the space to accommodate some 

of these additional demands although the precinct is largely undeveloped at present apart from the heritage 

station buildings and some formal open space, including a labyrinth and children’s playground.  Of note, the 

part of the Station precinct north of the railway line is subject to flooding and could not be developed easily.   

Source:  Google Maps 

 

If the precinct is to accommodate the numbers of people anticipated then a development plan would be 

required that shows what facilities need to be accommodated on the site. 

Of particular importance for the township will be how the precinct connects to the town centre.  There is 

currently a footpath but no signage.  This will be a crucial track for visitors, many of whom will park in the 

station car-park and access services in town; many will park at Yarra Glen and explore Healesville on foot from 

the station.  Any redevelopment of the Hardware site at the western end of the town centre, for example, will 

need to take into account the growth of visitor traffic from the station and allow safe and attractive pedestrian 

access. 

Car parking at the station precinct will need to be made more efficient through line marking (at least); turning 

areas, drop-off bays and coach stops will need to be indicated. 

 

2.6 Other Opportunities 

The Visitor Information Centre (VIC) is currently located in the former court house building opposite the entry 

to the station car park.  Visitor Information Centres are experiencing a decline in patronage as more and more 

people access tourism information online. Yarra Ranges Tourism, which operates the VIC, is considering 

options to relocate the facility to a more visible main street location and/or to a location where facilities can 

be shared.  No decision has yet been made on the location although it does appear likely to change in the 

longer term.  It would be appropriate to locate some visitor information services within the station to promote 

local attractions to passengers.  It does seem likely that an alternative use will need to be found for the 

heritage court house building. 

 

Figure 5:  Healesville Station 
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The Bicentennial National Trail, at 5,330 km, is the longest trail in Australia and one of the longest in the 

world.  Designed as a horse trail and now a multi-use track (for horse-riders, cyclists and walkers), the trail is 

not well promoted.  However, it could form a more prominent part of the adventure activity-package needed 

to attract the backpacker market to the town.  An official starting point within the town centre could help in 

promoting the trail (at Queens Park, Coronation Park or the Station precinct, for example). 
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3   Retail Opportunities in Healesville 

This section of the report provides an assessment of retail 

supply and demand in Healesville.  It looks at the existing 

supply of shops and gives an estimate of current retail 

sales.  The assessment then looks at the Healesville trade 

area and the retail spending of residents and visitors both 

now and in the future.  A comparison of supply and 

demand is made to highlight any potential for growth in 

shops.  Council is especially keen to understand the 

potential for expanded supermarket facilities in the centre. 

 

3.1 Retail Floorspace 

A survey of activity was undertaken for this project in 

September 2013.   The results of this are provided below. 

Table 4:   Estimated floorspace of activities in 
Healesville Town Centre, September 2013 

Activity Floorspace 

  sq m share of total 

Food and groceries 5,172 13% 

Non-food goods 3,385 9% 

Food service 4,008 10% 

Retail services 901 2% 

Total retail 13,466 34% 

Manufacturing 5,301 13% 

Wholesale 1,860 5% 

Hotels and clubs 3,949 10% 

Financial services 1,032 3% 

Property services 435 1% 

Professional services 866 2% 

Government services 1,065 3% 

Education, health and community services 1,574 4% 

Automotive sales and service 3,872 10% 

Other services 1,264 3% 

Community buildings 2,870 7% 

Vacant office 1,220 3% 

Vacant shop 591 2% 

Total floorspace 39,365 100% 

Source:  Survey by Tim Nott, September 2013 

Note:  This estimate of floorspace is around 20% more than estimated in the Activity Centre Profile prepared by Essential 

Economics for Council in 2012.  This may be because of differences in classification; this report uses Gross Leasable Floor 

Area (GLFA), that is, the area for which tenants pay rent.  The Essential Economics report may have used selling area which 

is generally smaller. 

For the purposes of this report, retail activity comprises the following 

categories: 

Food and groceries – supermarkets, general stores, liquor outlets, 

specialty food outlets (butchers, bakers, greengrocers etc) 

Non-food goods, comprising 

 Clothing – clothes, shoes, manchester 

 Household goods – homeware, hardware, furniture, floor 
coverings, curtains and blinds, electronic goods etc 

 Recreational goods - sporting goods, toys, bookshops, 
newsagents 

 Other goods –, chemists, florists, jewellers, second hand goods 
etc 

Food service – cafes, restaurants and take-away food outlets 

Retail services – hairdressers, beauty parlours, video rental, 

clothing and household goods repairs 

 

For the purposes of the analysis presented here, retailing 

excludes selling of motor vehicles, auto accessories and fuel.  It 

also excludes outlets which are mainly engaged in wholesale 

sales (that is, sales of goods to other businesses).  This includes 

some hardware outlets. 
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3.2 Retail Sales 

By estimating the average sales per square metre of retail floorspace in different categories, and knowing the 

total floorspace in each category, it is possible to make an estimate of retail sales at the centre.  These 

estimates are provided in the following table.  The retail turnover density, that is, sales per square metre, has 

been estimated from a variety of statistical and industry sources.  These figures take into account the location 

of the centre and the nature of the shops in each category.   

[The sales estimates are based on average figures for their category and for the types of shops involved; it may 

be that some shops are trading well above the average for their category.  If this were true of the supermarket, 

for example, the sales for the food and groceries category and for the centre as a whole would be under-

estimated.  Nevertheless, it is important for the subsequent analysis that average figures are used in order to 

understand the potential for growth.  Using higher figures would under-estimate the development potential 

and could entrench a situation in which one retailer was able to derive higher than average returns at the 

expense of competition in the centre.]  

 

Table 5:   Estimate of retail sales, Healesville town centre, 2012 

Activity Floorspace 

Retail 
turnover 
density Retail sales 

 
Sq m $/sq m $m 

Food and groceries 5,172 $8,100 $41.9 

Non-food retail 3,385 $4,900 $16.6 

Food service 4,008 $4,700 $18.8 

Retail services 901 $4,000 $3.6 

Total Retail 13,466 $6,000 $80.9 
Source:  Tim Nott 

 

In total, the retail sales at the centre are approximately $81 million in 2012.  

These sales are derived from residents of the trade area and visitors to the district.  This trade area is 

examined in the following section. 

 

3.3 The Healesville Trade Area 

The trade area of an activity centre is the area from which it gets most of its sales; the area from which 

residents naturally visit the centre to obtain particular goods and services.  At the boundary of the trade area, 

residents may choose from two or more centres that provide equivalent services.  The extent of a trade area is 

influenced mainly by the location of competing centres and the travel patterns of residents.  The precise 

boundaries are usually set by the analyst to coincide with convenient statistical areas. 

In this case, the trade area has been set with reference to the location of surrounding centres that have 

significant supermarkets and the boundaries of relevant Statistical Area 1s.  The trade area is illustrated in the 

following Figure. 
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Source:  base map from Google Maps 

 

Surrounding centres that define the boundaries of the Healesville trade area include: 

 Alexandra (not shown on the map) 

 Lilydale 

 Marysville 

 Seville 

 Yarra Glen 

 Yarra Junction 

Healesville contains food and some non-food goods retailing.  For more comprehensive shopping 

requirements, most residents of the trade area would travel to Lilydale and Chirnside Park or to the closest 

regional centres at Ringwood and Eastland. 

 

 

Figure 6:  Trade area of Healesville town centre (showing surrounding supermarket centres) 

http://www.abs.gov.au/
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3.4 Trade Area Population 

The estimated resident population of the trade area population is approximately 10,216 in 2012. 

This figure is based on work by.id consulting (2013) in small area population forecasts undertaken for Council, 

with the addition of the Toolangi area, just outside Yarra Ranges, where residents also look to Healesville for 

many services.   

The trade area makes up the majority of the Healesville-Yarra Glen Statistical Area 2 (SA2).  Selected 

characteristics of this local population are provided in the table below as well as comparisons with other areas. 

 

Table 6:   Selected population characteristics, Healesville-Yarra Glen and comparison areas, 2011 

Area 
Census 

Population 
Occupied 
dwellings 

Unoccupied 
dwellings 

Share of 
unoccupied 
dwellings 

Persons 
per 

household 

Median 
Age 

Median 
weekly 

household 
income 

Median 
weekly 

household 
income 

compared 
with 

Victoria 

  no. no. no. % no. years $ % 

Healesville-Yarra Glen 12,844 4,759 532 10% 2.5 40 $1,069 88% 

Yarra Ranges 144,541 50,682 4,195 8% 2.7 38 $1,281 105% 

Victoria 5,354,042 1,944,960 246,742 11% 2.6 37 $1,216 100% 

Source:  ABS, Census of Population and Housing, 2011 

 

On average, Healesville-Yarra Glen is slightly older, with fewer people per household and with lower 

household incomes than for Yarra Ranges or Victoria as a whole.    The area has a slightly higher share of 

unoccupied dwellings than the rest of the municipality, indicating that the area has some holiday homes. 

The population of the Healesville-Yarra Glen SA2 grew at an average of 1.0% per year, over the period from 

2001 to 2011.  Census figures show that the population of the Healesville urban centre grew at 0.9% per year 

over the same period but that the rate of growth accelerated to 1.6% per year between 2006 and 2011 

(although this growth spurt is likely to have been a result of relocation of families affected by the 2009 

bushfires). 

 

3.5 Retail Spending by Residents 

Retail spending per person has been estimated here with reference to a variety of sources including: 

 Market Info, a proprietary data-base that estimates retail spending by the population of small areas 
using a wide variety of socio-economic variables from the Census of Population and Housing applied 
to data from the Household Expenditure Survey and National Accounts figures (MDS Market Data 
Systems, various dates) 

 Retail Trade Australia, produced by the ABS to track, amongst other things, retail turnover (ABS, 
2012b) 

 Household income data from the Census of Population and Housing, 2011 (ABS, 2012a) 
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The estimate of spending per person is shown in the table below, along with the total spending by trade area 

residents (using the trade area population figure estimated earlier – 10,216).  An allowance has been made for 

online spending of around 6% of the total to arrive at the figure for spending in bricks and mortar shops. 

 

Table 7:   Estimate of annual retail spending, Healesville trade area, 2012 

Retail activity 

Average 
annual retail 
spending per 

person, 
Victoria 

Average annual 
spending per 

person by trade 
area residents 

Total annual 
retail spending by 

trade area 
residents 

Retail spending in shops 
by trade area residents 

 $ $ $m % $m 

Food and groceries $5,400 $5,400 $55.2 98% $54.1 

Non-food retail $5,200 $4,700 $48.0 92% $44.2 

Food service $1,500 $1,400 $14.3 99% $14.2 

Retail services $500 $500 $5.1 60% $3.1 

Total Retail $12,600 $12,000 $122.6 94% $115.5 
Source:  Tim Nott ($2012) 

Total retail spending by trade area residents is estimated at $123 million in 2012.  Taking account of online 

spending (6% in total at present), retail spending in shops is estimated at $115 million. 

 

3.6 Retail Spending by Visitors 

Local shops also benefit from spending by visitors to the area, including: 

 People who live just outside the trade area but regularly use Healesville as one of their shopping 
options, including, for example, people in Marysville, Narbethong and the Warburton Highway 
settlements 

 People staying with friends and relatives 

 People staying in holiday homes 

 People staying in commercial accommodation such as the hotel and bed and breakfast establishments 

 Campers and caravanners 

 Day trippers 

 People travelling through on their way to Marysville or the snowfields, for example 

I estimate that retail spending by visitors in the Healesville town centre is in the range $25-$35 million, and this 

is based on estimates of visitation and spending per person found in the work of Tourism Research Australia 

(TRA, 2013). 

 

3.7 Balance of Retail Supply and Demand 

The following table provides an estimate of the balance between supply and demand in the Healesville trade 

area and the consequent escape spending. 
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Table 8:   Retail Escape Spending, Healesville trade area, 2012 

Retail activity 
Retail 
sales 

Share of 
sales to 
visitors 

Spending by 
visitors 

Sales to 
residents 

Spending in 
shops by 
residents Escape spending 

 
$m % $m $m $m $m % 

Food and groceries $41.9 25% $10.5 $31.4 $54.1 $22.6 42% 

Non-food goods $16.6 35% $5.8 $10.8 $44.2 $33.4 76% 

Food service $18.8 50% $9.4 $9.4 $14.2 $4.7 33% 

Retail services $3.6 20% $0.7 $2.9 $3.1 $0.2 6% 

Total  $80.9 33% $26.4 $54.5 $115.5 $61.0 53% 

Source:  Tim Nott 

 

This table provides an estimate of escape spending of 53%; that is, the shops in the Healesville trade area 

capture 47% of the spending of residents in their trade area.  This is a reasonable share given that: 

 Healesville provides a single full-scale supermarket and a limited range of other retail goods and 
services 

 Residents need to travel into Lilydale and beyond to access a full range of clothes, furniture and other 
non-food goods 

I would expect that a town centre the size of Healesville to account for 45% to 55% of resident spending given 

its retail offering and the distance to alternative centres.  The centre is towards the lower end of this range.  

There may therefore be some scope to reduce resident escape spending through the provision of particular 

retail goods and services that are presently missing.  In this instance, there may be some potential to increase 

food and grocery provision, with operators often working on the assumption that neighbourhood centres can 

capture 70% of resident spending in this category (with Healesville capturing only 58% of resident spending 

presently).  If the town centre was able to capture 70% of the spending in this category, that would be 

sufficient to support an additional 1,100 sq m of retail floorspace. 

 

3.8 Retail Development Potential in Healesville Town Centre 

The future retail demand in Healesville town centre will depend on a variety of factors including: 

 Population growth  

 Changes in spending per person 

 General economic conditions (that is, retail demand will vary according to the business cycle) 

 Changes in the role that Healesville town centre plays in the local activity centre network 

 Changes in retail industry organisation such as the growth of internet shopping 

 Competition from other centres in the surrounding activity centre network 

 Policy requirements of Council and State Government 

 Capacity of the town centre to accommodate growth and change 

For the purposes of this report, general economic conditions are assumed to remain stable, with growth in 

GDP averaging 2% to 3% per year.  In addition, whilst there have been zoning policy changes introduced by 

State Government that affect retailing, none of these are especially relevant for Healesville.  The other factors 

are examined briefly here. 
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3.8.1 Future Population Growth 

A population forecast for the Healesville trade area is shown in the figure below. 

Source:  .id consulting, 2013; Tim Nott 
Note:  forecast by .id consulting for Healesville and surrounds and includes Toolangi which is assumed to grow at the same 
rate as the rest of the trade area. 

 

The forecast shows that by 2021, the population of the trade area will be 10,692 and by 2036 will be 11,549.  

The average annual growth rate over the period from 2011 to 2036 is forecast to be 0.5%. 

 

3.8.2 Activity Centre Hierarchy 

The Yarra Ranges Activity Centre Network Strategy (Essential Economics, 2013) identifies a hierarchy of centres 

mainly based on the metropolitan planning definitions as set out in Melbourne 2030 and its successors.  

Within Yarra Ranges, the following centres are evident: 

 Major Activity Areas – Chirnside Park and Lilydale town centre 

 Large neighbourhood/town centre – including Healesville 

 Small neighbourhood/town centre – such as Coldstream, Warburton and Woori Yallock 

Figure 7:  Population forecast, Healesville trade area, 2011 to 2036 
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The activity centre network is set out in the figure below. 

Source:  Essential Economics, 2012 

 

The role and function of the centres in the hierarchy is shown in the table below (and has been adapted from 

the Yarra Ranges Activity Centre Network Strategy). 

  

Figure 8:  Yarra Ranges activity centre network 



 Healesville Structure Plan – Economic Inputs 

 Page 19 

Table 9:   Activity Centre Hierarchy in Yarra Ranges 

Level in the 
hierarchy 

Role Examples Share of retail 
floorspace in 

the 
municipality 

Typical 
catchment 
population 

Major Provide a large, diverse and 
intensive mix of retail, 
commercial, entertainment, 
cultural and other uses 
Retail role includes discount 
department store, supermarkets 
and wide variety of specialty 
stores 

Lilydale, Chirnside 
Park 

31% 35,000 to 
70,000 

Large 
Neighbourhood/ 
Town centre 

Perform a significant role in the 
provision of community and  
civic services to the surrounding 
community, and often provide a 
range of visitor activities and  
services  
Retail role focussed on 
convenience and grocery 
shopping but with a limited 
range of comparison goods 
traders; at least one large 
supermarket 

Healesville, 
Mooroolbark, Mt 
Evelyn, Yarra Glen 

33% 8,000 to 20,000 

Small 
Neighbourhood/ 
Town Centre 

Perform a limited role in 
providing convenience retailing 
and services for a relatively 
small catchment; usually 
anchored by a small 
supermarket 

Coldstream, 
Warburton, 
Woori Yallock 

15% 2,000 to 7,000 

Local Small group of shops providing 
services to a walk-in catchment 
and to passing motorists 

Colby Drive, 
Cardigan Road 

Not measured 1,000 

Homemaker 
Precinct 

Large format stores providing 
bulky and lifestyle goods 

Chirnside Park, 
Lilydale 

21%  

Source:  Essential Economics, 2012; Tim Nott 

 

Healesville is a large town centre in this hierarchy.  Given the population growth in its catchment and 

surrounding areas, it is very unlikely to be able to support a step up in its retail role over the forecast period; 

that is, it has no prospects of becoming a Major Activity Centre (at least from a retail perspective) because the 

catchment population will not reach the level required to support a discount department store (around 35,000 

people given present retail formats).   
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3.8.3 The Internet 

Various pundits, including the founder of 

Amazon.com, have suggested that online retailing in 

mature economies will gradually achieve 15% of all 

retail sales.  However, other commentators have 

suggested that, with mass customisation in fashion, 

improvements in online food ordering, and more 

widespread adoption of online technology, online 

retailing could approach 50% of total sales.  For the 

moment this seems unlikely; nevertheless, online 

retail sales appear set to grow substantially (see 

graphic). 

It is increasingly likely that retailers will have an 

online presence so that the distinction between real 

and virtual shops will become blurred.  This may 

mean that chain stores take up less shop space and 

more space in industrial areas for packing and 

distribution.  Independent stores with an online 

presence may use more of their store space for 

fulfilling orders and less for display purposes. 

In centres such as Healesville, the impact of online 

shopping will depend on the efficiency and competitiveness of the distribution system as well as on the ability 

of the broadband network to provide an effective online retail experience.   It is likely that convenience and 

tourist retailing will not be greatly affected, at least in the medium term, although residents will spend more 

online over time.  This report assumes that by 2036, 15% of resident spending will be spent online. 

 

3.8.4 Future Retail Spending by Residents 

The calculation in the following table assumes that retail spending per person will grow by 1% per year on 

average in real terms over the period to 2031.  This reflects past growth trends in retail spending over several 

economic cycles as real wages have grown and new products have been introduced.  The estimates in the 

following table are based on the trade area population forecast outlined above. 

Table 10:   Estimate of annual retail spending by trade area residents, 2031 

Retail activity 
Retail  spending per 

person 

Total retail 
spending by trade 

area residents Retail spending in shops 

Growth in retail 
spending in 

shops 2012 to 
2036 

 
$/person $m % $m $m 

Food and groceries $6,900 $80 90% $72 $18 

Non-food retail $6,000 $69 80% $55 $11 

Food service $1,800 $21 95% $20 $6 

Retail services $600 $7 60% $4 $1 

Total Retail $15,200 $177 85% $151 $36 

Source:  Tim Nott 
Note:  figures in 2012 dollars (that is, no allowance has been made for inflation) 

Source:  PWC/Frost & Sullivan, 2012 (excludes cafes and restuarants) 

Figure 9: Forecast of online retail expenditure 
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This calculation provides an estimate of annual spending in shops by trade area residents of $151 million by 

2036.  This represents growth of $36 million in retail spending over the period between 2012 and 2036. 

[This estimate of future retail spending assumes that the share of spending on each category will remain the 

same over the period to 2036.  Whether this assumption holds true should be monitored from time to time.] 

 

3.8.5 Competition from Other Centres 

The potential for Healesville town centre to grow will depend in part on competition from surrounding 

centres.  Such competition will come from several centres including: 

 Seville – where a major new supermarket has been approved and will serve much of the Warburton 
corridor (from where Healesville captures some expenditure) 

 Chirnside Park – which will continue to capture significant food and non-food spending from across 
the northern parts of the Yarra Ranges 

 Lilydale – where further expansion and improvements to the town centre are proposed over time 

Otherwise, the nearest centres serving the edges of the Healesville trade area such as Yarra Glen, Marysville 

and Yarra Junction will provide the most significant competition. 

 

3.8.6 Summary of Assumptions Affecting Retail Development 

Following the previous discussion, the analysis here makes the following assumptions: 

 General economic conditions will remain moderately positive over the study period. That is, while 
there may be some periods of recession, economic growth will average 2-3% per year in Australia. 

 Healesville town centre will continue to perform the role of a large town centre throughout the study 
period for the trade area defined in this report. 

 By 2036, the population of the catchment will be approximately 11,550 people with a total retail 
spending of around $177 million per year. 

 Approximately 15% of this spending will be undertaken via the internet by 2036. 

 No substantial new competitor to the town centre will emerge. 

 The centre will increase its retention of resident spending by providing more food and grocery 
shopping, taking the local capture of resident spending to 70% in this category.  

 Shop sales to visitors from outside the catchment area will constitute the same percentage of total 
sales as at present (that is, around 32% of the total). 

 Retailers will become more competitive and efficient over the period, with sales per sq m of 
floorspace increasing by 0.5% per year. 

These assumptions are relatively conservative; that is, they anticipate little change from established trends.  

The real unfolding picture will undoubtedly be different in subtle and, possibly, substantial ways.  Monitoring 

and review of these assumptions is required to keep the analysis up to date. 
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3.9 Future Retail Sales and Floorspace 

3.9.1 Retail Sales, 2036 

The following table uses the assumptions above to predict the retail sales at Healesville town centre in 2036.  

 

Table 11:   Forecast annual retail sales, Healesville Town Centre, 2036 

Retail activity 

Total retail 
spending by 
trade area 
population 

Spending captured by 
Healesville TC 

Sales to visitors 
Total sales at 
Healesville TC 

  $m % $m % $m $m 

Food and groceries $71.7 70% $50.2 25% $16.7 $66.9 

Non-food goods $55.4 24% $13.5 35% $7.3 $20.8 

Food service $19.7 67% $13.1 50% $13.1 $26.3 

Retail services $4.2 94% $3.9 20% $1.0 $4.9 

Total $151.1 53% $80.8 32% $38.1 $118.9 

Source:  Tim Nott 
Note:  figures in 2012 dollars (that is, no allowance has been made for inflation) 
 

Total retail sales at Healesville town centre are forecast to be $119 million per year in 2031.   

 

3.9.2 Retail Floorspace, 2036 

The table below forecasts how this will be translated into the amount of retail floorspace that can be 

supported by that volume of sales. 

 

Table 12:   Medium Growth Scenario - forecast retail floorspace supported, Healesville town centre, 2036 

Retail activity Total sales 
at 

Healesville 
TC 

Retail 
turnover 
density 

Retail 
floorspace 
supported 

Current 
retail 

floorspace 

Additional 
floorspace 
supported 
compared 
with 2012 

  

  $m $/sq m sq m sq m sq m 

Food and groceries $66.9 $9,100 7,356 5,172 2,184 

Non-food goods $20.8 $5,500 3,785 3,385 400 

Food service $26.3 $5,300 4,958 4,008 950 

Retail services $4.9 $4,500 1,087 901 186 

Total $118.9  17,185 13,466 3,719 

Source:  Tim Nott 
Notes:  Figures in 2012 dollars, that is, no allowance has been made for inflation; Retail Turnover Density is assumed to 
grow at 0.5% per year over the period as retailers become more efficient. 
 

By 2036, the level of retail floorspace supported is forecast to be 17,200 sq m – 3,700 sq m more than at 

present.     
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3.9.3 An Additional Supermarket 

A requirement for approximately 2,200 sq m is identified above for the provision of additional food and 

groceries to service residents of the Healesville trade area by 2036.  This could notionally support a medium-

sized supermarket (such as a large IGA, a Leo’s or small Coles/Woolworths store).   However, with some 

reorganisation of existing food and grocery provision, a larger store could be provided.  If, for example, a 3,000 

sq m store were provided within the study period, this could cause the closure of other food stores in the 

centre (or alternatively could cause stores in this category to operate on lower turnover levels).  This can be 

seen as a natural consequence of growth in an established centre.  Stores vacated by grocery businesses are 

usually taken over by other types of business for which there is growing demand.  However, this is only true up 

to a point. 

At present, the notional demand for additional food and grocery provision is for 1,100 sq m.  If a new 

supermarket of, say, 3,000 sq m were to be provided now, then there would likely be a significant disruption to 

existing food and grocery provision in the centre, resulting in shop closures and/or much lower average retail 

turnover per sq m.   

The present unmet demand could be satisfied by a new small-medium supermarket such as an Aldi, IGA or 

Leo’s and/or an expansion of the existing supermarket.  In order to encourage competition, a new 

supermarket would be preferred.  As an alternative, there may be potential for an expansion of the specialist 

food and grocery provision to capitalise on the food and wine reputation of the town.  This could involve a 

range of smaller outlets providing regional produce in the form of small shops or even a permanent market. 

 

3.9.4 Potential Locations for New Supermarket 

A new supermarket operator will be looking for a low cost location within the town centre.  This is likely to 

mean a large site with the minimum need for expensive site consolidation.  The figure below identifies the 

main potential development sites in the town centre. 

Source:  base map from Google maps 

Former French’s laundry site 

Existing hardware site 

Former McKenzie’s Bus depot 

Former car yards 

Figure 10:  Significant development sites in Healesville town centre 
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An expansion of the existing Coles supermarket could take place on the former French’s laundry site – either 

as car park or building area.  

The options for a small/medium sized supermarket are: 

 Hardware site, although the western part of the site may need to be rezoned 

 Former French’s laundry site, although there would need to be on-street parking and possibly sharing 
of the loading dock with the existing Coles supermarket 

 Former McKenzie’s bus depot, although this site is removed from the main town centre and would 
likely require the acquisition of several further properties 

 Former car yards on the eastern edge of the town centre would be large enough but the site is quite 
removed from the rest of the town centre retailing and development here would not be conducive to 
a walkable centre 

The Hardware site is really the only option for a full scale supermarket of 3,000 sq m or more.  The entire site 

would need rezoning to accommodate a large supermarket use (from Commercial 2/Public Use to Commercial 

1).  However, as indicated previously, care needs to be taken to preserve an attractive pedestrian track 

through/around this site between the town centre and the railway station.  Alternative uses for this site could 

include a hotel to service the expanding railway and the Yarra Valley events market. 

Given the potential difficulties and expense of developing a supermarket in the town centre, there may be 

pressure to develop outside the town centre.  However, any out-of-centre development would likely have a 

significant adverse impact on the sustainability of the township, generating more car trips and reducing the 

social and commercial benefits of clustering activities together. 

 

3.10 Non-Retail Development 

Whilst retailing in the town centre may be the most dynamic activity, about 64% of the activity space (26,600 

sq m) is taken up by non-retail activities (as defined earlier in this report).  This space provides manufacturing 

(brewery, winery etc), hotel accommodation, wholesaling, real estate offices, professional services and Council 

and community facilities, which are all important to the level of service for residents and visitors to the area.   

The demand for these services does not depend solely on the size of the local population but on a variety of 

factors including local skill and occupational levels, the business mix in the wider area, proximity to clients, 

transport access, availability of space, and the ability of local property developers.  As a result the chance of 

accurately predicting the demand for these types of activities over a long period is low.  However, in order to 

provide a useful guide for the planning process, it is possible to provide some indication about the potential for 

non-retail space using information from similar centres elsewhere. 

The following chart shows the range of non-retail space in a selection of other small-medium sized town 

centres in country Victoria. 
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Figure 11:  Non-retail space in selected town centres, Country Victoria 

Source:  Tim Nott 
Note:  non-retail space excludes dwellings and schools 

 

The average proportion of non-retail space in these 17 country town centres is 55%, although the range is wide 

– between 30% and 80%.  Healesville has a higher than average provision of non-retail space at around 64%.  

This is boosted by substantial manufacturing enterprises – the brewery and winery – as well as the large hotels 

and major pieces of community infrastructure such as the memorial hall.   

There are conflicting trends in the share of non-retail space in the town centre.  In general, as centres become 

more constrained, retailing out-competes other activities for ground-floor space.  In Healesville, this could lead 

to the relocation of some wholesale and automotive activities to industrial land, for example, making way for 

retail expansion.  On the other hand, there is potential for expanded accommodation and offices for the 

growing number of professional service providers. 

In planning for the development of the centre, it would be prudent to allow net growth in non-retail space 

equivalent to 30% of the growth in total space over the study period; that is, to allow net growth of 

approximately 1,600 sq m in non-retail space in the town centre between 2013 and 2036 (this is calculated 

using growth in retail space of 3,719 over the period – see previous section). 

 

3.11 Requirement for Space in the Town Centre 

The following table provides an estimate of the requirement for additional space in the town centre to 

accommodate retailing and non-retail activities over the period to 2036. The table takes into account the usual 

car-parking requirement of retail and non-retail uses. 
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Table 13:   Estimated requirement for additional space in Healesville Town Centre, 2013 to 2036 

 

Share of 
total 

Building 
floorspace 

Car parking 
rate Car parks 

Car parking 
area 

Total area 
required for 

growth 

 
% sq m 

Spaces per 
100 sq m no sq m sq m 

Retail space 70% 3,719 4 149 4,909 8,628 

non-retail space 30% 1,594 3 64 2,104 3,698 

Total growth 100% 5,313 
 

213 7,013 12,326 

Source:  Tim Nott 
Note: car parks are assumed to average 33 sq m per space 

 

This calculation provides an estimate of 12,300 sq m in additional space required, comprising 5,300 sq m in 

additional building area and 7,000 sq m for car-parking. 

This space could be found in the following ways: 

 Take up of existing vacant space, including 1,200 sq m of vacant office space and 600 sq m of vacant 
shop space 

 Development of vacant sites, including:  
o Former French’s laundry (265-Maroondah Hwy) – 1,924m2 
o former bus depot (285-291 Maroondah Hwy) – 1,188m2 
o car yard site (370-374 Maroondah Highway) -  3,074m2 

 Redevelopment of existing buildings to create first floor uses 

 Redevelopment of existing sites to generate higher site coverage (including, for example, the 
Hardware site at 175 Maroondah Highway, which has an area of 3,409 sq m but building coverage of 
only 10%-20%) 

 Improvement of the efficiency of car-parking, particularly in the River Street precinct 

 Potential expansion of the town centre commercial zone to include land currently zoned for public 
purposes between Tevlin Place and Glenfern Road (the western end of the existing Hardware site), 
although part of this site presently accommodates attractive parkland  

 Potential development of structures that make use of the slope of the land to the north for buildings 
over undercroft parking 

 Satisfaction of the appropriate commercial demand – cafes, accommodation etc - on the railway 
station precinct 

In addition, the recently approved development at the southern gateway to the town (17-25 Maroondah 

Highway) – comprising restaurants and food outlets – although not widely supported within the Healesville 

community, will relieve some pressure for development within the town centre itself. 

A combination of these various means should be sufficient to accommodate the expected demand over the 

study period although, in part, the expansion will depend on the capacity of local industrial precincts to 

accommodate businesses relocated from the town centre.  The capacity of Healesville’s industrial precincts is 

examined in the following section. 
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4 Industrial Land 

4.1 Existing Supply of Industrial Land in Healesville 

The following zoning map identifies the three main existing industrial precincts within the township at present. 

Source:  base map from Yarra Ranges Planning Scheme 

 

Presently, the Brewery/Winery precinct is fully occupied with three relatively new businesses – Innocent 

Bystander winery, White Rabbit Brewery and the Beechworth Bakery.  The precinct has a prominent position 

in the town centre on the Maroondah Highway and has substantial visitor infrastructure as well as the 

manufacturing enterprises.  If manufacturing were ever to cease on this site, it would naturally form part of 

the commercial land of the town centre; it would not be suitable for general industrial purposes. 

In the Heritage Lane precinct, VCAT has recently allowed a new development on the eastern half of the area 

fronting onto the Maroondah Highway (17-25 Maroondah Highway – an old sawmill site) comprising a 

Figure 12:  Industrial precincts in Healesville 

Hunter Road Precinct Brewery/Winery Precinct 

Heritage Lane Precinct 
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substantial tourism and highway service centre including an “Epicurean centre”, petrol station, two 

convenience restaurants, a take away food outlet and a self-storage facility.  This development, if constructed 

will take up all the vacant land in this precinct. The remainder of the precinct is occupied by a number of low 

intensity land-extensive activities including a VicRoads/SES depot and the office and depot of a civil 

engineering contractor.  Of note, this precinct is bounded on three sides by the Urban Growth Boundary.  This 

places an additional hurdle to any expansion of the precinct to the north, west or south.  

The Hunter Road precinct has been the main location for industrial development in the township.  This 

precinct comprises lots that are mostly in the 0.1 to 0.25 ha size range.  The precinct is made up of an 

Industrial 1 Zone and a Commercial 2 Zone.  The Industrial 1 Zone contains small auto servicing, construction 

and engineering firms.   The Commercial 2 Zone contains wholesaling, auto sales and services (on the 

Maroondah Highway) and the Terminus Hotel, opposite the railway station.  The precinct is bounded on its 

western side be the Urban Growth Boundary. 

At the time of inspection (October 2013) the precinct had one small factory for sale.  Several allotments 

appeared to be under-utilised – mainly used for low level parking – but were not overtly for sale.  Whilst the 

area is generally fully developed it does contain one significant parcel of vacant land bounded by Ardill Street, 

Crisp Street, Old Lilydale Road and the Healesville Kinglake Road (see figure below).  The site is approximately 

1.8 ha.  Warragul Bus Lines, the operator of McKenzie Buses, has bought the site and will use around 0.7 ha for 

a new bus depot (relocating from the Maroondah Highway in the town centre).  The company intends to sell 

the remainder of the land.   A previous scheme to subdivide the remainder of the site into eight lots has been 

abandoned, partly because of the cost of creating safe and effective access from the Healesville-Kinglake Road. 

Source:  base map from Google maps 

Figure 13:  Hunter St Industrial Precinct 

Urb

an 

Gro

wth 

Bou

nda

ry 

Bus depot 

Vacant land 



 Healesville Structure Plan – Economic Inputs 

 Page 29 

The 1.1 ha parcel of land owned by Warragul Bus Lines represents the only available vacant industrial site in 

the township. 

 

4.2 Industrial Demand in Healesville 

Future demand for industrial land in any location depends on a range of factors many of which are difficult to 

predict.  In addition, take-up of land can be “lumpy”; that is, investment by a single firm can make a substantial 

difference to the overall outcome and the average annual consumption of industrial land.  In assessing the 

future demand for industrial land and whether a particular location has an adequate supply, it is prudent to 

review several different sources of evidence.  In this case, the following data have been reviewed to provide 

different perspectives: 

 Past demand for land, based on industrial building permit data 

 Employment of people who might reasonably be expected to work in premises on industrial land 

 Identification of industries for which Healesville is likely to be a prospective location 

 

4.2.1 Projection of Past Demand 

The following table shows the number of building permits for factories, warehouses and other industrial 

buildings in Healesville over the period from 2003 to 2013.  It includes alterations and additions to existing 

premises, but two thirds are for new buildings. 

Table 14:   Industrial building permits, Healesville, 2003 to 2013 

Year 
Hunter St 
Precinct 

Heritage Lane 
Precinct 

Not industrial 
land Total 

2003 1 
  

1 

2004 1 1 
 

2 

2005 1 1 
 

2 

2006 3 
 

1 4 

2007 2 
  

2 

2008 1 
 

2 3 

2009 
   

0 

2010 1 
  

1 

2011 2 
 

1 3 

2012 
 

2 
 

2 

2013 1 
  

1 

Total 13 4 4 21 

Annual 
average 1.2 0.4 0.4 1.9 

Source:  Yarra Ranges Council records 

 

There has been an average of 1.9 industrial building permits per year in Healesville over the last 11 years, with 

the Hunter Street precinct the most significant location of industrial activity.  Accounting for permits that were 

extensions to existing buildings and new buildings at existing business premises, there were 11 new buildings 

on what are likely to have been greenfield or redeveloped sites.  That is, demand for industrial land appears to 



 Healesville Structure Plan – Economic Inputs 

 Page 30 

have been one lot per year over the period.  The existing industrial lots in the Hunter Street precinct are in the 

range 0.1 to 0.2 ha, with most at the lower end of the range. 

If development continues at the rate of the past 11 years, there will be demand for 23 industrial lots over the 

period from 2013 to 2036.  Using an average of 0.12 ha per lot, this equates to 2.76 ha over the period. 

 

4.2.2 Recent Employment Trends 

The following table shows the number of jobs in Healesville-Yarra Glen SA2 at the last Census of Population 

and Housing.  Those industries highlighted in the table have a substantial proportion of workers located in 

premises on industrial land. 

 

Table 15:   Industry of people at work in Healesville-Yarra Glen SA2, 2011 

Industry Workers Share of total 

Agriculture, forestry and fishing 194 5.6% 

Mining 5 0.1% 

Manufacturing 344 9.9% 

Electricity, gas, water and waste services 32 0.9% 

Construction 299 8.6% 

Wholesale trade 60 1.7% 

Retail trade 424 12.2% 

Accommodation and food services 565 16.2% 

Transport, postal and warehousing 129 3.7% 

Information media and telecommunications 23 0.7% 

Financial and insurance services 45 1.3% 

Rental, hiring and real estate services 41 1.2% 

Professional, scientific and technical services 156 4.5% 

Administrative and support services 82 2.4% 

Public administration and safety 29 0.8% 

Education and training 292 8.4% 

Health care and social assistance 363 10.4% 

Arts and recreation services 170 4.9% 

Other services 188 5.4% 

Inadequately described/Not stated 36 1.0% 

Total 3,477 100.0% 

Source:  ABS, 2012a 

 

Altogether, the highlighted industries have approximately 1,050 workers in 2011.  Not all these work on 

industrial land – for example, manufacturing occurs in wineries on rural land, many construction workers work 

on-site and from home, “other services” includes hairdressing as well as automotive repairs, and so on.  The 

proportion of people working on industrial land is likely to be in the range of 40% to 50% of all workers in 

these categories, or broadly 420 to 530 people.    Given that the only other industrial land in the SA2 is a small 



 Healesville Structure Plan – Economic Inputs 

 Page 31 

parcel at Yarra Glen, the great majority of local industrial jobs are in Healesville.  For the purposes of this 

report, the estimate of workers on industrial land in Healesville is 450 in 2011. 

Time series data for jobs in the Healesville-Yarra Glen SA2 is not readily available.  However, such trend data is 

available for the industry of working residents of Healesville-Yarra Glen.  This showed that, between 2001 and 

2011, the industries most likely to be located on industrial land grew by an average of 1.4% per year.  At the 

same time, the employed labourforce grew by 1.6% per year.  Therefore, whilst the share of jobs on industrial 

land is declining, there has been, nevertheless, absolute growth in the number of jobs on industrial land over 

the 10 years to 2011. 

If industrial employment growth in Healesville were to continue at 1.4% per year, then, allowing for the typical 

80 sq m of industrial building area per worker and building site coverage of 50%, the area of land required by 

2036 would be an additional 2.7 ha 

 

4.2.3 Forecast Employment Trends 

The Commonwealth Department of Employment makes regional employment forecasts (projections) for up to 

five years into the future.  The latest forecast for Outer Eastern Melbourne, including Yarra Ranges, is 

presented in the table below. 

Table 16:   Regional employment projection, 2012 to 2017 

Industry Outer Eastern Melbourne Melbourne 
SD 

Victoria 

 
Nov 2012 Nov 2017 Average annual growth 

 
,000 workers ,000 workers % per year 2012 to 2017 

Agriculture, forestry and fishing 2.4 2.4 0.0% 1.7% -0.9% 

Mining 0.5 0.4 -4.4% -2.6% -2.4% 

Manufacturing 26.7 25.1 -1.2% 0.1% -0.1% 

Electricity, gas, water and waste services 2.5 2.6 0.8% 1.8% 0.7% 

Construction 27.2 29.5 1.6% 2.4% 2.1% 

Wholesale trade 12.7 13.3 0.9% 0.4% 0.6% 

Retail trade 28.0 31.0 2.1% 2.2% 2.1% 

Accommodation and food services 11.8 11.9 0.2% 1.2% 1.3% 

Transport, postal and warehousing 7.2 6.7 -1.4% 0.6% 0.8% 

Information media and telecommunications 3.8 3.3 -2.8% -0.6% -0.4% 

Financial and insurance services 7.4 7.2 -0.5% 0.4% 0.6% 

Rental, hiring and real estate services 3.4 3.3 -0.6% 1.1% 1.3% 

Professional, scientific and technical services 16.0 16.6 0.7% 1.1% 1.2% 

Administrative and support services 8.5 8.6 0.2% 0.4% 0.2% 

Public administration and safety 10.4 10.0 -0.8% -0.3% 0.7% 

Education and training 16.2 16.5 0.4% 0.9% 0.8% 

Health care and social assistance 24.9 25.8 0.7% 1.7% 1.8% 

Arts and recreation services 3.6 4.3 3.6% 1.7% 1.5% 

Other services 10.9 11.0 0.2% 0.8% 1.1% 

Total 233.9 239.4 0.5% 1.1% 1.1% 

Source:  DEEWR, 2013 



 Healesville Structure Plan – Economic Inputs 

 Page 32 

The outer eastern metropolitan region of Melbourne is projected to have only a small net growth in 

employment over the five years to 2017 compared with Melbourne and Victoria as a whole.  Together, the key 

activities on industrial land are projected to grow by only 0.2% per year over the period. 

If the rates of job growth predicted for individual industries over the next five years in outer eastern 

Melbourne hold true for the long term and are applied to Healesville-Yarra Glen, then the overall job numbers 

will remain around the same as at present. That is, there will be no demand for additional workplaces and little 

demand for net growth in industrial land. 

However, this should be seen as a lower end forecast since the Healesville result may be different to that in 

the wider region and there may be other industries that come to make more extensive use of industrial land. 

 

4.2.4 Prospective Industries on Industrial Land in Healesville 

Activities Relocated from the Town Centre 

There is a range of potential activities that are presently located in the town centre which may find a more 

appropriate location in an industrial precinct, thereby freeing up land for more intensive activities.  These 

include hardware wholesaling, bathroom supplies, automotive sales and services.  These activities currently 

take up around 0.6 ha of space in the town centre. 

Food Processing 

Food and wine is a mainstay of the Yarra Valley and, whilst most of the manufacturing and storage for these 

industries occurs on farms and in vineyards zoned for rural purposes, some has taken place on land zoned for 

urban commercial purposes as the recent developments for Innocent Bystander and White Rabbit 

demonstrate.  Food and beverage production is one of Australia’s manufacturing industries in which 

employment is expected to grow over the next five years, according to DEEWR (2013).  There may be demand 

for small scale food and beverage production to occur off-farm but close to primary producers and with 

potential for tourism spin-offs.  A location on the main Healesville-Yarra Glen Road opposite the train station 

could have potential for a development requiring access to tourist traffic. 

Repair and Maintenance 

Repair and maintenance, mainly automotive servicing and repairs, is driven largely by population growth 

(especially in a town such as Healesville, where public transport does not provide a strong alternative mode of 

transport).  Growth in the population, as outlined above, will tend to generate demand for more automotive 

and other maintenance and repair services which will generally require industrial land.  There may also be 

growth in recycling activities as sustainability becomes more and more important.  This could include 

refurbishment of furniture and household goods as well as innovative use of already-used materials.  

Construction 

Construction has been one of the fastest growing employment sectors in the local area.  It is predicted by 

DEEWR to continue to be one of the fastest growing industries in the outer eastern metropolitan region over 

the five years to November 2017.  Whilst many construction workers and small businesses are based at home, 

larger firms require their own premises and storage areas.  Construction firms also need wholesale outlets – 

steel, timber, plumbing and electrical supplies, and so on – all of which may prefer a location in an industrial 

precinct. 
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Transport and Storage 

Transport is another growing industry, especially the road freight transport, storage and postal components, 

which may be prospective for Healesville.  Warragul Bus Lines has recently secured a position in the Hunter 

Road industrial precinct.  There may be some potential for co-location of other transport activities, although 

major freight operations are unlikely. 

Retail  

The move to online shopping means that order fulfilment processes (picking, packing and despatch) will 

require more space.  Some of this will be done in existing shops but some retailers will take up cheaper 

industrial land for this purpose.  This could apply to any retailers in Healesville which have a significant share of 

their sales via the internet. 

Recreation 

Healesville’s Hunter Road industrial area already hosts two recreational activities (fitness centre and Lions club 

house).  This is a rapidly growing industry, with health and fitness becoming a larger part of many people’s 

lives.  Industrial zoned land provides a relatively inexpensive location option for gyms and health clubs that 

would otherwise need to be in the commercial centre. 

 

Given the nature of the existing industrial activity – small scale automotive repairs, construction, transport and 

engineering facilities – there appears little likelihood of major closures that would free up significant parcels of 

land in the Hunter Road precinct.  The storage depots in the Heritage Lane precinct are relatively low intensity 

but these activities require a site in industrial zoning and seem unlikely to move in the short term. 

The potential demand from growth industries coupled with the lack of additional substantial land parcels likely 

to fall vacant suggests that there will be a net growth in demand for industrial land over coming years. 

 

4.3 Forecast Demand for Industrial Land 

The following chart plots the supply of vacant industrial land in Healesville under several different demand 

scenarios over the period to 2036 based on the discussion above: 

 Demand based on past growth of 0.12 ha (1 lot) per year (and this is similar to a scenario based on the 
continuation of recent employment growth) 

 Demand based on the steady relocation of town centre activities to the industrial precinct over the 
study period (0.6 ha in total) 

 Demand based on past growth and relocation of town centre activities combined  

The starting point is the existing supply of 1.1 ha of vacant industrial land in the Hunter Road precinct.  
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Source:  Tim Nott 

 

The demand scenario based on the past rate of growth has the available industrial land running out by 2023.  

This would be two years earlier under the scenario that combines past growth with the relocation of town 

centre activities. 

It would be prudent to plan for past growth continued (at least).  It would also be preferable to have available 

land in several ownerships in order to engender competition in the land market.  The past growth continued 

scenario requires an extra 1.7 ha of industrial land by 2036, over and above the supply that presently exists. 

Options for providing this additional land include: 

 Extending the Hunter Road industrial precinct to the west, pushing out the urban growth boundary; 
this could possibly involve the creation of a new street parallel to Hunter Road, connecting Railway 
Parade to McGrettons Road.  This would create up to 5 ha of additional allotments - sufficient 
industrial land for the foreseeable future.  However, parts of this land may be subject to inundation 
and could require extensive remedial works.  Any such development would be expensive to service 
and would have high holding costs.  Given the likely slow take-up it would be difficult for the private 
sector to finance.  This may be a project for Council to undertake (and this would also have the 
benefit of ensuring price competitiveness in the market). 

 A more limited expansion of the Hunter Road industrial precinct could involve the extension of 
Railway parade and the creation of an industrial court.  This could be incrementally extended south 
as demand warrants.  Such a scheme would also breach the existing urban growth boundary and the 
land may be subject to inundation, requiring expensive remedial works. 

 Extending the Heritage Lane Precinct to the allotments on the west side of Argoon Road, opposite 
the existing depots, pushing out the urban growth boundary; this could create approximately 2.7 ha 
of additional industrial land.   This has not been the preferred industrial location but may prove 
popular given appropriate lot sizes and adequate industrial access arrangements. 

Figure 14:  Scenarios for supply and demand of industrial land, Healesville, 2013 to 2036 
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 Promote locations outside Healesville for industrial development, including Lilydale, Montrose, or 
appropriate towns on the Warburton Highway. 

None of the options to create new industrial land in Healesville are easy from a planning viewpoint since all 

involve extending the urban growth boundary.  In addition, none of the scenarios presented here allow for 

demand by a substantial industrial enterprise.  Any such enterprise would need to be accommodated through 

a separate planning exercise. 
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5 Summary 

Tourism 
1. Looking at potential market niches for accommodation in and around Healesville, there may be 

opportunities for: 

 an upmarket hotel or resort where the accommodation is the prime consideration 

 a larger hotel/motel which can provide mid-range accommodation that will persuade 
Melbournians to stay for Yarra Valley events; this will be particularly viable when (if) the railway 
line to Yarra Glen opens seven days per week and a location in the town centre close to the 
station would be preferable 

 a backpacker-style lodge linked to a strong set of well-organised adventure activities and iconic 
Australian experiences 

 overnight camps for school groups visiting the sanctuary and surrounds 
 

2. In planning for land-use through the structure plan, the development of a resort style hotel on the 
outskirts of the township and for a new or greatly expanded town centre hotel, likely to be in 
proximity to the railway station could be considered. 
 

3. As the Yarra Valley Railway moves to a 7 day timetable, visitors will increase substantially, with the 
growth in demand for accommodation, food and beverages and visitor services (car-parking, toilets 
etc).  The Station precinct will require a plan to accommodate the growth in visitors.  Of particular 
importance, an attractive and well-signed pedestrian track between the station and the town centre 
will need to be developed and maintained.  Any redevelopment of the hardware site in the town 
centre will need to take this into account. 
 

Retailing and other town centre activities 
4. By 2036, the level of retail floorspace supported by the Healesville trade area is estimated to be 

17,200 sq m, which is 3,700 sq m more than at present.    This includes 2,200 sq m of food and grocery 
space.  The growth is a result of population growth, some increase in real spending per person in 
shops (even after taking account of growth in on-line spending) and an improved capture of resident 
spending in this category.  
 

5. This level of growth could support a medium sized supermarket – or a full-sized supermarket if there 
was some reorganisation of existing food and grocery shops.  However, the earlier in the study period 
that a new full-scale supermarket was developed, the more disruptive it would be to existing food and 
grocery shops. The present unmet demand of around 1,100 sq m could be satisfied by a new small-
medium supermarket such as an Aldi or IGA and/or an expansion of the existing supermarket.  In 
order to encourage competition, a new supermarket would be preferred. 
 

6. A new supermarket operator will be looking for a low cost location within the town centre.  This is 
likely to mean a large site with the minimum need for expensive site consolidation.  The most suitable 
sites within the main town centre (between the Grace Burn and the Healesville-Kinglake Road) are the 
former Frenchs Laundry site, which could accommodate a small supermarket or an expansion of the 
existing Coles supermarket, or the site of the present hardware store bounded by Rivers St, Church St 
and the Maroondah Highway, which could accommodate a full-sized supermarket with some 
encroachment onto the adjacent public use zone.  Any redevelopment of this latter site would need 
to ensure the preservation of an attractive walking track from the town centre to the railway station 
precinct. 
 

7. Non-retail development – hotels, professional and community services etc – is forecast here to 
generate 30% of the total net growth in the town centre floorspace over the period to 2036, or 
around 1,600 sq m.  This is despite the potential for retailing to push some activities out of the centre 
(particularly wholesaling and automotive servicing). 
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8. Altogether, the town centre will need to accommodate an extra 12,300 sq m of activity space by 
2036, comprising 5,300 sq m in additional building area and 7,000 sq m for car-parking.  This space 
could be found in the following ways: 

 Take up of existing vacant space, including 1,200 sq m of vacant office space and 600 sq m of 
vacant shop space 

 Development of vacant sites, including:  
o Former French’s laundry (265-Maroondah Hwy) – 1,924m2                                    
o former bus depot (285-291 Maroondah Hwy) – 1,188m2 
o car yard site (370-374 Maroondah Highway) -  3,074m2 

 Redevelopment of existing buildings to create first floor uses 

 Redevelopment of existing sites to generate higher site coverage (including, for example, the 
Hardware site at 175 Maroondah Highway, which has an area of 3,409 sq m but building 
coverage of only 10%-20%) 

 Improvement of the efficiency of car-parking, particularly in the River Street precinct 

 Potential expansion of the town centre commercial zone to include land currently zoned for 
public purposes between Tevlin Place and Glenfern Road (the western end of the existing 
Hardware site), although part of this site presently accommodates attractive parkland  

 Potential development of structures that make use of the slope of the land to the north for 
buildings over undercroft parking 

 Satisfaction of the appropriate commercial demand – cafes, accommodation etc - on the railway 
station precinct 

In addition, the recently approved development at the southern gateway to the town (17-25 

Maroondah Highway) – comprising restaurants and food outlets - will relieve some pressure for 

development within the town centre itself. 

 
Industrial land 
9. Industrial activities are concentrated in three precincts within the town.  Two of these – Hunter Road 

and Heritage Lane – are mainly industrial land; the third – the Brewery/Winery precinct on the 
Maroondah Highway – is in commercial zoning and forms part of the town centre.  The Hunter Road 
precinct is the main precinct and has experienced the most development.  Hunter Road is largely 
developed except for one parcel of 1.1 ha that is owned by Warragul Bus Lines.  This parcel is one the 
market but may prove expensive to service – particularly the requirement to provide an adequate 
road connection to Healesville-Kinglake Road. 
 

10. Past demand for industrial land has averaged around one lot per year over the period from 2003 to 
2013.  The average allotment size has been approximately 0.12 ha. 
 

11. Several scenarios for future industrial demand have been prepared for this report.  These suggest a 
total demand for industrial land over the study period (2013 to 2036) of between 0.6 ha and 3.4 ha.  
For the scenario of past growth continued, a total of 2.8 would be required over the period, or 1.7 ha 
more than the existing supply of vacant land.  The existing supply of land appears likely to run out 
during the early 2020s (and this assumes that the vacant land is not held by speculators). 
 

12. Various options exist for the satisfaction of this demand within Healesville. The most obvious ones 
require extension of the existing industrial precincts at Hunter Road or Heritage Lane.  However, 
these could require expensive infrastructure works, particularly in the case of Hunter Road where the 
land may be flood prone.  In addition, expansion of either precinct would require an extension of the 
urban growth boundary which may be difficult to achieve.  Council intervention may be required to 
bring new land to market. 
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