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“The Lockerbie Principal Town Centre will be the highest order of 
the proposed town centres in Melbourne’s northern growth corridor, 
supported by two Major Town Centres located at Merrifield and 
Beveridge…

...Given its strategic location within the northern growth corridor and 
its connectivity both locally and regionally, the Lockerbie Principal 
Town Centre will be more than just a retail destination. The Lockerbie 
Principal Town centre will be a regional destination for a number of 
activities such as retail, employment, education, entertainment, health, 
civic, dining and socialising.” 

Lockerbie Precinct Structure Plan (2012), page 18.  

Cloverton Town Centre

Cloverton Station

Cloverton urban community

Donnybrook urban community
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01. INTRODUCTION

The Cloverton Town Centre (formerly known as Lockerbie) presents a rare opportunity to create 
a new metropolitan-scale town centre on a train station, in a location which is central to a future 
population of over 330,000 people, and readily accessible by multiple modes of public and 
private transport.  

It is essential that Victorian Government establishes a strong and unambiguous policy position in 
support of the Cloverton Town Centre being a primary focus for jobs an investment in Melbourne 
north.  Plan Melbourne should clearly identify to the market that that the government supports 
investment in regionally significant business, infrastructure and services at Cloverton. 

Stockland urges the Victorian Government to reconfirm the Cloverton Town Centre as an 
emerging metropolitan activity centre in Plan Melbourne 2016. 

This opportunity for a rail based greenfield town centre is an opportunity of national significance.
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Cloverton will be one of the largest and best 
designed town centres in Australia.  

It will be an exemplar of State and local 
government aspirations for metropolitan 
activity centres.  It will grow to meet the higher 
order needs of the wider community as these 
communities grow over time.

Stockland has an ambitious program to deliver 
large-scale public infrastructure at Cloverton 
over the next 10-30 years. Construction of 
the first stages of the Cloverton Town Centre 
will begin in 2020 and the subsequent 
development program is structured around 
the staged delivery of regional-scale transport 
and community facilities as the regional 
population grows.  

This investment will enable Cloverton to 
achieve the shared vison for it to be a town 
centre of metropolitan significance.  

Achieving this vision will require strong policy 
support from government. It is therefore 
critical that the Cloverton Town Centre 
maintain its status as a metropolitan activity 
centre within Plan Melbourne and State 
planning policy.  

Cloverton is Victoria’s largest 
masterplanned community.  When fully 
developed, it will become home to some 
11,000 homes and 30,000 residents.  

The Cloverton Town Centre will be a 
metropolitan-scale town centre which meets 
the needs of communities across the entire 
northern growth corridor.  

The northern growth corridor is forecast to 
grow to 330,000 people and 110,000 workers, 
and the Cloverton Town Centre is located 
centrally to these communities.  This makes 
the Cloverton Town Centre ideally located to 
be a town centre of metropolitan significance, 
catering for the widest range of employment, 
shopping, education, health, recreation and 
community services.

The Cloverton Town Centre will: 

• Be a major business centre for the 
northern metropolitan region.  

• Be the base for regional health and 
education facilities.  

• Provide all of the facilities that enable 
communities across the northern 
Metropolitan region to access 
community, cultural and recreational 
pursuit.  

02. THE FUTURE CENTRE OF 
MELBOURNE’S NORTHERN 
GROWTH AREA
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Cloverton is a place where the community 
will enjoy a high quality lifestyle defined 
by unparalleled access to transport, 
employment, commercial, shopping, 
health, education and leisure facilities.  

Cloverton will offer the community a level 
of amenity and community services not 
previously seen in Melbourne’s northern 
region.  Cloverton will deliver five new 
neighbourhoods, each with its own distinct 
character, and serviced by local town centres, 
schools, active open spaces and community 
facilities.  Each new neighbourhood will be 
based around walkable streets and open 
space networks, with easy access to public 
transport, housing, shopping, school, health 
and recreational facilities.

Cloverton will be well connected to both 
regional Victoria and metropolitan Melbourne 
- our first residents will settle at Cloverton in 
spring 2016.

With ready access to nearby employment 
precincts and rest of Melbourne via a planned 
train station, Cloverton will be Victoria’s 
most accessible and connected new urban 
community.

03. A THRIVING NEW CITY

The Cloverton community will grow over 
35 years and it’s neighbourhoods will offer 
residents, workers and visitor a vast variety of 
open spaces, services and facilities, including:  

•  130 hectares of conservation area along 
the Merri Creek

•  80 hectares of active and passive open 
space, including 5 major outdoor sporting 
precincts together with extensive walking 
and cycling trails.

•  8 private and government schools

•  A variety of childcare centres

•  Tertiary education facilities

•  Medical facilities & a regional hospital

•  Retirement living options

•  A 60 ha Metropolitan Activity Centre

•  Four local town centres

All of this is possible by virtue of Stockland’s 
scale and capability, combined with 
Cloverton’s location, size and positioning 
within Melbourne’s northern growth corridor.
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Cloverton will be a model of the ‘20 minute neighbourhood’. Residents at Cloverton will be able to access a wide 
range of services and facilities within a 20 minute walk or bike ride form their home. Each neighbourhood within 
Cloverton will have ready access to shops, cafes, restaurants, early-years centres, schools, parks, medical centres 
and public transport. Residents will also enjoy excellent access to a wide range of local employment opportunities 
within the town centre itself and in the nearby employment and industrial parks.

Cloverton will be the first large-scale greenfield development in Victoria (and possibly even Australia) that will 
genuinely deliver on the 20 minute neighbourhood vision.
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The Cloverton Town Centre will be a metropolitan-scale town centre for the entire 
northern growth corridor.  

It was first designated as a Principal Activity Centre by the State government in the Northern 
Growth Corridor Plan (2012).  The Minister for Planning approved the Precinct Structure Plan for 
Cloverton (known as the Lockerbie PSP) in June 2012.  

Stockland has an extensive history in the creation of high quality retail centres. Development 
of the Cloverton community has begun, with the first residents scheduled to move in to the 
community in spring 2016.

Since that time, Stockland has now launched the Cloverton project and development has 
now commenced. The approved masterplan provide for the following range of facilities to be 
delivered within the Cloverton Town Centre:

• A town centre core (comprising a range 
of retail, entertainment and leisure 
facilities);

• A commercial precinct (comprising a mix 
of office health and community facilities);

• A mixed use precinct (comprising a mix 
of offices, retail and restaurants and 
accommodation);

•  A range of civic & community facilities, 
including:

•  Council and stat government 
facilities;

•  Emergency services;

•  Health services;

•  Law courts;

•  Tertiary and life-long learning 
facilities;

•  Art galleries and museums;

•  Convention and exhibition facilities;

•  Education facilities; 

•  High density residential precincts;

•  Land to be set aside for future 
regional-scale facilities;

•  A new train station of transport 
interchange;

• A variety of town squares and public 
spaces.

04. A NEW METROPOLITAN 
HUB
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05. THE MOST ACCESSIBLE 
TOWN CENTRE IN 
THE NORTHERN 
METROPOLITAN REGION 

• Cloverton is centrally located within 
a future community of up to 330,000 
people and 110,000 workers.

• The town centre will be only 40 minutes 
to Melbourne’s CBD via the Hume 
freeway and Sydney-Melbourne rail 
line.  Residents and workers will have 
direct access to a new train station, 
freeway interchange and a high capacity 
public transport corridor that will link 
it to the communities as far as Wallan, 
Craigieburn and Wollert.  

• Cloverton will be the closest 
metropolitan-scale town centre for 
the wider northern region of Victoria, 
including townships such as Wallan, 
Kilmore, Seymour, Benalla, Shepparton, 

Wangaratta and Wodonga.  These 
residents will have direct access to the 
town centre via both road and rail.

• The town centre will not only provide 
opportunities to create substantial 
employment in its own right, but it 
has direct road and public transport 
access to state-significant employment 
precincts at Merrifield, Beveridge, 
Craigieburn North and Beveridge.

• In the future, Cloverton will be connected 
to the wider eastern and Western 
metropolitan areas (including Melbourne 
Airport) via the Outer Metropolitan Ring 
transport corridor. 

The Cloverton Town Centre was selected as the preferred location for a metropolitan-
scale town centre by the State Government in 2012 because it has the following unique 
locational characteristics:

These characteristics make the Cloverton Town Centre ideally located to be a town centre of 
metropolitan significance, catering for the widest range of employment, shopping, education, 
entertainment, health, recreation and community services.
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‘The location of the Lockerbie [Cloverton] Principal Town Centre allows for future 
access to and from the town centre via the rail network and the potential future 
Lockerbie station. In addition, the Lockerbie [Cloverton] Principal Town Centre 
and the potential future Lockerbie station will be supported by the PPTN, higher 
capacity public transport options and by local bus networks.’

Lockerbie Precinct Structure Plan (2012), page 18) 
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06. ACHIEVING 
TRANSIT ORIENTED 
DEVELOPMENT.

The Cloverton town centre presents a rare 
opportunity to create a new metropolitan-
scale town centre designed around public 
transport infrastructure.  It will be supported 
by:

• A rapid and frequent transit service

• High accessibility to the transit station

• A mix of residential, retail, commercial 
and community uses

• High quality public spaces and streets, 
which are pedestrian and cyclist friendly

• Medium- to high-density development 
within 800 metres of the transit station 
(i.e. the TOD precinct)

• Private car parking that is carefully 
designed so as to not adversely impact 
on streets and accessibility.

The proposed Cloverton train station will 
connect Melbourne’s northern suburbs to 
central Melbourne and a network of regional 
towns and  cities.   A primary bus network will 
connect the train station and town centre to 
the wider northern growth area.  This public 
transport  infrastructure will make Cloverton 
an attractive location for a wide range of 
regionally significant businesses and services.  

The Cloverton Town Centre will build on 
successful examples of transit-oriented 
development in places like the Pearl District 
(US), Canary Wharf (UK) and Subiaco (Perth). 
It will have a mix density and intensity of urban 
activities that is only possible to realise in 
places well served by public transport, waking 
and cycling infrastructure.
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Cloverton Train station
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07. A PLACE FOR BUSINESS

The Cloverton town centre will be a major business centre for the northern metropolitan 
region.  It will offer all of the access, amenity and infrastructure that contemporary 
businesses need to thrive.  

Cloverton will be a base for a wide range of businesses across multiple sectors, including retail, 
commercial health, education culture, leisure, etc.  

The town centre has been planned to accommodate around 80,000 square metres of retail 
floorspace, making it the largest retail centre in the northern growth corridor. 

It will ultimately accommodate a mix of medium and high density commercial and other 
facilities, and around 7,000 people will work in the centre when it is fully developed.

Sector Jobs

Town Centre 2,400-2,700

Local Town Centres 350-450

Leisure and entertainment 350-400 

Commercial 1,800-2,000 

Education 1,600-2,000

Health 300-500 

Community services 80-120 

Total 6,700-7,000
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Cloverton Urban Plaza / The heart of the Metropolitan Activity Centre
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08. A PLACE FOR REGIONAL 
SCALE HEALTH AND 
EDUCATION FACILITIES

Cloverton will be the base for regional 
health and education facilities.  

With a forecast population of around 300,000 
people, new communities in the northern 
growth corridor will need new regional health 
and education facilities.   

In the short term, the community will rely on 
access to Northern Hospital (Epping) and 
the Broadmeadows and Craigieburn health 
services.  

New TAFE and even university facilities will be 
required in Melbourne’s northern corridor in 
the medium-longer term as the population 
rapidly grows.

These types of health and education facilities 
need to be located central to communities 
and they need to be accessed by public 
transport.  

The Cloverton Town Centre masterplan has 
set aside land for future hospital and health 

facilities.  It also identifies land for education 
facilities such as a TAFE, University or private 
education and training facilities.  

These planned health and education facilities 
will be readily accessible to residents in the 
northern growth corridor and even regional 
Victoria, via both rail and the planned high 
capacity public transport services which 
provide access right to core of the Cloverton 
Town Centre.
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09. A PLACE FOR 
REGIONAL SCALE 
COMMUNITY FACILITIES

Metropolitan Activity Centres are more than just shopping centres.  They are the 
places that communities come together to participate in public life, engage in arts, 
culture and entertainment, and access services.

The Cloverton Town Centre will provide all of the facilities that enable communities across the 
northern Metropolitan region to access community, cultural and recreational pursuit.  It will 
provide facilities such as civic centre, library, arts and culture centre, recreation centre, and 
regional sports and recreation facilities.
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10. A TOWN CENTRE THAT 
WILL GROW WITH THE 
WIDER COMMUNITY

Because Cloverton is so central and 
accessible to all of the emerging 
communities across wider northern growth 
corridor, it will grow to meet the higher 
order needs of the wider community as 
they grow over time.

Work will commence on constructing the 
first stages of the Cloverton Town Centre in 
2020.  Initially, the town centre will cater for 
the growing needs of communities living in 
Cloverton and adjoining estates.  However, 
the population of the planned communities 
to the west, east, south and are expected to 
grow relatively quickly in the coming decade, 
and this creates opportunities for Cloverton 
to deliver regional scale services and facilities 
earlier than might otherwise be the case. 
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11. A STATE OF THE ART 
TOWN CENTRE 
OF NATIONAL 
SIGNIFICANCE

The State Government has approved a 
detailed urban design framework to guide 
the future development of the centre which 
addresses issues such as:

• Attracting investment and supporting the 
community

• Fostering employment

• Connecting to the region

• Creating valued destinations

• Delivering housing options

• Respecting the environment

• Promoting sustainability and adaptability.

Stockland has a proud history of creating town 
centres. The Cloverton Town Centre centre will 

offer exceptional amenity - with its location 
on the Merri Creek and at the base of the 
striking Bald Hill, Cloverton is uniquely placed 
to create a character and identity that stands 
apart from any other metropolitan-scale town 
centre in Victoria.  

It will include a major new central town 
square, and it will be flanked by a network 
of sporting field and passive open space 
networks.  Within this natural landscaped 
setting, the Cloverton Town Centre will be 
truly urban, with a medium-high density 
mix of retail, commercial, housing, health, 
education and community facilities laid out 
over a traditional urban grid.  

The centre will be designed with 
pedestrian and cyclists as a priority, and 
a primary bus network will deliver visitors 
from across the entire corridor to the core 
of the town centre and train station. 

Cloverton will be one of the largest and best designed town centres is Australia.  

With a focus on quality public spaces, mixed use and environmental sustainability, it will set a 
new benchmark for the design and delivery of town centres.  It will be well integrated with public 
transport, and it will provide a diversity of medium and high density housing options catering for 
the widest possible range of residents.
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12. MOVING FROM ‘PLANNING’
       TO ‘DELIVERY’.

The government’s vision for the Cloverton Town Centre has now begun.  

Stockland launched Cloverton in early 2015, and development has now commenced.  Work 
will begin on the town centre in 2020.

The  approved urban design framework for the Cloverton Town Centre sets aside 80ha of 
land to facilitate the delivery of a metropolitan-scale activity centre.  This framework sets 
aside strategically located land parcels for longer term regional scale infrastrucutre such as a 
hospital, university/TAFE facilities, and a rage of State and Local government services such as 
emergency services, law courts, libraries, etc.

Stockland’s development vision is to deliver a metropolitan-scale activity centre at Cloverton, 
in accordance with current state policy and the urban design framework approved for the 
precinct.  The development program is structured around the staged delivery of all of the 
above facilities within a high quality, nationally significant town centre. 
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13. CREATING PARTNERSHIPS
      FOR SUCCESS

The Cloverton Town Centre will be an exemplar of State and local government aspirations 
for metropolitan activity centres. Delivering it will require strong leadership from 
Stockland and policy support from government. 

Designation of Cloverton as a Metropolitan Activity Centre in Plan Melbourne and state policy 
make it clear to investors and government agencies alike that this centre will be a priority 
location for delivery of government and community facilities, services and investments.  It also 
provides a policy basis on which to prioritise public and private investment in particular regional 
scale transport infrastructure projects that will be critical to the future success of the centre.

Stockland has an ambitious program to deliver large-scale public infrastructure at Cloverton 
overt the next 10-30years.  This investment will enable Cloverton to achieve the shared vison for 
it to be a town centre of metropolitan significance.

It is critical that Cloverton maintain its status as a Metropolitan Activity Centre in Plan 
Melbourne and the associated state planning policy framework.



 PAGE 25

Blank



Cloverton
My place to 
call home



Lockerbie Activity Centre 

Assessment 

December 2015 



© Urbis Pty Ltd 
ABN 50 105 256 228 

All Rights Reserved. No material may be reproduced without prior permission. 

You must read the important disclaimer appearing within the body of this report. 

URBIS 
Australia  Asia  Middle East 
urbis.com.au 

URBIS STAFF RESPONSIBLE FOR THIS REPORT WERE: 

Director  

  

  



TABLE OF CONTENTS 

URBIS 
URBIS_LOCKERBIE ACTIVITY CENTRE ASSESSMENT_DRAFT_20151218 

Introduction .................................................................................................................................................. 1 

1 Previous Findings............................................................................................................................ 2 

2 Locational Characteristics .............................................................................................................. 4 

3 Population Forecasts ...................................................................................................................... 7 

3.1 Capacity Population Forecasts .......................................................................................................... 7 

3.2 Population Growth Timing ................................................................................................................. 8 

4 Potential Land Use & Employment ................................................................................................ 9 

4.1 North Growth Corridor – Retail Context ............................................................................................ 9 

4.2 Retail .................................................................................................................................................. 9 

4.3 Complementary Uses ........................................................................................................................ 9 

5 Conclusions ................................................................................................................................... 11 

Disclaimer .................................................................................................................................................. 13 

Tables: 

Table 3.1 7 

Table 4.1 10 



URBIS 
URBIS_LOCKERBIE ACTIVITY CENTRE ASSESSMENT_DRAFT_20151218 



URBIS 
URBIS_LOCKERBIE ACTIVITY CENTRE ASSESSMENT_DRAFT_20151218 INTRODUCTION 1 

Introduction 

Urbis has been commissioned by Stockland to provide an assessment of the proposed Cloverton town 
centre, which is a designated Metropolitan Activity Centre (MAC). The centre falls within the Lockerbie 
Precinct Structure Plan (PSP), which was approved in June 2012 by the Growth Area Authority (GAA; 
now part of the Metropolitan Planning Authority [MPA]). 

The activity centre within the Lockerbie PSP was originally designated by the MPA as a future 
Metropolitan Activity Centre, identified as providing a strategically important role within the northern 
subregion. This designation was based on Lockerbie’s location in proximity to key infrastructure such as 
the Hume Freeway and the Melbourne-Sydney railway line. The MPA estimated employment of 16,000 at 
the centre. 

In response to the Plan Melbourne 2015 Ministerial Advisory Committee report, published June 2015, the 
Plan Melbourne Refresh discussion paper was released in October 2015. This paper proposed revisiting 
the classification of the Lockerbie Future Emerging MAC, and the potential to downgrade it to a Future 
Emerging Activity Centre. While a MAC is deemed to have state-significant elements, an Activity Centre 
is deemed to have only local significance elements. The reasoning given for this was that Lockerbie is yet 
to establish, and does not exhibit the same characteristics as the established MACs elsewhere in 
Melbourne. 

The aim of this report is to assess the merits of the Cloverton town centre based on its location, 
surrounding population growth, potential retail and complementary land uses and employment capacity. 
The report is structured as follows: 

 Previous Findings. A summary of Urbis’ previous findings from the 2012 assessment of the
Cloverton town centre.

 Locational Characteristics. An assessment of the surrounding infrastructure and locational features
of the proposed site for the centre.

 Population & Retail Forecasts. Forecasts for population growth and eventual population at capacity
for the North Growth Corridor, in the context of growth in the Outer North and across Greater
Melbourne. Current forecasts will be compared to previous forecasts made by Urbis in previous
assessments of the centre. These forecasts feed into retail floorspace and employment potential
forecasts.

 Potential Complementary Uses & Employment Potential. Assess the suitability of the Lockerbie
MAC for other potential uses, such as health, education and community facilities. Estimates of
employment at the town centre have been calculated based on the assessments of supportable land
uses.

 Conclusions.
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MELBOURNE REGIONS – CLOVERTON CONTEXT MAP 1.1 
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1 Previous Findings 

Urbis was commissioned by Stockland in 2012 to undertaken an assessment of the proposed major 
estate at what is now Cloverton, in the Lockerbie PSP. The purpose of the original report was as follows: 

 To review the macroeconomic trends and change Melbourne has undergone over the past, and
forecast trends for the future;

 To review geographic and market context in which the Lockerbie PSP and town centre is set;

 To review experience from other town centres and masterplanned communities;

 Determine the extent, mix and timing of land uses supportable at Lockerbie.

The key findings of the report are summarised below: 

POPULATION & DEMOGRAPHICS 

 The outer ring of Melbourne is expected to account for the majority of population growth, growing at
an average of around 40,000 residents per annum through to 2026.

 The Lockerbie PSP, located in the Hume-Craigieburn growth corridor, or the North Growth Corridor,
is well situated to take advantage of the strengthening population growth in the Outer North. As
available land in the outer south is located over 50km south-east of the CBD in a congested corridor,
the relative proximity of Lockerbie being 35km from the CBD and good transport infrastructure will
draw residents choosing to live in a greenfield area.

 Households in growth areas are typically younger and at an earlier stage of family development than
more established households. These households are likely to have children, and be paying off a
mortgage. This leads to household sizes typically larger than average in the outer ring.

 With respect to migration, Lockerbie needs to provide affordable housing for people moving locally
within Melbourne and attract a diverse mix of land uses that generate jobs to appeal to interstate and
overseas migrants.

 Employment in all industries across Melbourne is expected to increase in future, except for
manufacturing. Services industries such as education and training, retail, and accommodation and
food services should have a strong future in growth suburbs such as Lockerbie given their strong
population growth.

 Locating the region’s only MAC in Lockerbie brings benefits for employment and job creation.
Employment tends to be denser around activity centres. This is a logical place for new employment
generators to situate, in order to serve the largest possible catchment of residents.

OPPORTUNITIES 

 Case studies of other town centres conclude above all that Stockland needs to clearly articulate the
vision and masterplan of Lockerbie to the market. Diversity of land uses and co-location of different
land uses reinforces demand for each use. Lockerbie needs to use its location attributes to capitalise
on its accessibility to the surrounding region, and the MAC designation to build critical mass.

 The Lockerbie development and catchment has the potential to support the following uses:

 Regional shopping centre (77,000 sq.m).

 Two local supermarket-based shopping centres serving more local catchments (9,300 sq.m).

 A leisure and entertainment precinct, including cinema, bowling, gym and restaurants (10,000
sq.m). 
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 Commercial offices, which could be either one or two level campus-style developments or six to 
eight storey more traditional office developments (39,500 sq.m). 

 Early childhood (three child care and three kindergartens), primary schools (three government, 
one private) and secondary schools (one government, two private), and two district TAFE 
campuses. 

 Community health centre, three medical centres, two community care hubs and four hospitals 
(primary services). 

 Other arts and recreation facilities such as a library, art gallery and four community/civic centres. 

 At capacity, the mix of land uses supportable in Lockerbie has the potential to generate a substantial 
6,900 full-time, part-time and casual ongoing jobs. 

 Lockerbie is strongly positioned vis-à-vis other estates in the region to capture growth in population, 
demand for services and facilities and employment which will only strengthen with time, particularly 
being designated as the only MAC in the north growth corridor. 
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2 Locational Characteristics 

There are a number of locational attributes that make Cloverton a suitable location for a MAC. These 
were established in Urbis’ initial findings and remain relevant, and have only been strengthened as plans 
for the Outer Metropolitan Ring Road and Beveridge Interstate Freight Terminal have progressed. 

Cloverton and the Lockerbie PSP’s locational strengths are summarised as follows: 

 Cloverton, located in the North Growth Corridor, is well situated to take advantage of the 
strengthening population growth in Melbourne’s Outer North region. Available land in the south-east 
is located over 50km from the CBD in a congested corridor, while transport infrastructure in the south-
west growth areas is inferior to that of the north. The proximity of Cloverton, being 35 km from the 
CBD, and the strong network of established transport infrastructure will support demand for housing. 

 The North Growth Corridor, with the Lockerbie MAC at its heart, will represent a regional focal point 
for economic development, allowing developers and government to create a positive image of the 
region to attract future residents, businesses and workers. The North Growth Corridor does not suffer 
from the same negative social stigma that hinders the more established activity areas in the north, 
such as Broadmeadows. The development of the North Growth Corridor has the potential to act as a 
catalyst in reinvigorating the Outer North. 

 Infrastructure in the area is established and extensive. The Hume Freeway, Hume Highway and the 
Melbourne-Sydney railway line are all easily accessible from the North Growth Corridor, as is access 
to the Melbourne CBD and Melbourne Airport. This has driven the strong presence of distribution 
centres in the northern industrial zones. 

 The MPA’s North Growth Corridor Plan states that the corridor is one of the most important industrial 
precincts in the city. Crucial to this is its position in proximity to the rail network and alongside the 
Hume Freeway, providing access to Melbourne’s highway network. Demand for goods, services and 
community facilities will only increase with time, as population increases and additional infrastructure 
is added. 

 Future infrastructure planning would further enhance the Lockerbie MAC proposition. The Outer 
Metropolitan Ring Road will further improve the area’s infrastructure network and place the North 
Growth Corridor among the strongest positioned growth areas with regards to transport infrastructure. 
The Beveridge Interstate Freight Terminal is currently in the early planning stages. If the project 
proceeds it will support local industrial businesses by providing a key interstate transport node within 
the corridor. 

 Being located in a PSP that is being developed by a national public company with a track history in 
the development of master planned estates is a benefit. Planning and implementing strategy for a 
MAC is a complex process best undertaken by an experienced developer with a core competency in 
such projects. 
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OUTER NORTH REGION MAP 2.1 
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LCOKERBIE PSP MAP 2.2 
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3 Population Forecasts 

Previous population forecasts undertaken by Urbis during 2012 projected growth for Greater Melbourne 
by region and subregion. Within the Outer North region, this was further broken down into the North 
Growth Corridor and then Lockerbie PSP. The share of the Outer North growth likely to be captured by 
the North Growth Corridor was forecast, as was Lockerbie’s share of the North Growth Corridor. 

3.1 CAPACITY POPULATION FORECASTS 

 Numbers at capacity have not changed materially for the overall Outer North region between 2012 
and 2015 forecasts. At capacity, the Outer North is forecast to have a population of approximately 
625,000. 

 Capacity in the North Growth Corridor (the “Hume” corridor) is lower than previously estimated. The 
corridor was forecast to hold 42% of the Outer North, or 302,000 at capacity. As PSPs have been 
progressed and Plans for the North Growth Corridor refined, estimates have been lowered based on 
assumed PSP lot yields. 

 An allowance has been made for elevated lot densities in PSPs that are yet to be drafted. This is 
based on the Plan Melbourne Refresh document, in which the Ministerial Advisory Committee put 
forward for discussion the potential to increase minimum lot densities from 15 lots per hectare to 
between 20 and 25 lots per hectare. Despite this being highly uncertain and likely still quite a way 
from being implemented, a small allowance has been made. The North Growth Corridor is now 
expected to have a capacity of 265,000, which is 12% below previous forecasts. 

 The Lockerbie PSP capacity population was previously estimated at 34,050, equating to 
approximately 11% of total residents in the North Growth Corridor. The 2015 forecasts now indicate a 
capacity at Lockerbie of 28,600, which keeps it in line at 11% of total population in the North Growth 
Corridor. The Lockerbie and Lockerbie North PSPs have a combined population capacity estimated 
at 41,500. Some 30,000 of these residents will fall within Stockland’s Cloverton estate, which covers 
portions of both PSPs. 

Population Forecasts – Big Picture Comparison, 2012 vs. 2015 
LOCKERBIE, 2001-2026 & CAPACITY TABLE 3.1 

 

 

 

 

Forecast Growth At

2001-06 2006-11 2011-16 2016-21 2021-26 2026-31 2031-36 Capacity

Region

Outer North Growth 5,640 9,920 11,440 10,760 10,280 11,580 10,160 626,100

NGC Share of Outer 

North Growth
18% 16% 31% 46% 53% 51% 56% 42%

North Growth Corridor 998 1,620 3,547 4,949 5,448 5,902 5,661 264,577

Lockerbie Share of NGC 2% 13% 18% 21% 22% 11.3%

Lockerbie 57 640 994 1,268 1,268 30,000

Source : ABS, Urbis

Actual Growth
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3.2 POPULATION GROWTH TIMING 

While ultimate capacity forecasts have remained in line between the 2012 and 2015, the timing of growth 
in the Outer North region and in the North Growth Corridor has changed: 

 The Outer North is expected to grow faster than previously forecast. Between 2011 and 2031, the 
Outer North is forecast to add an additional 30,000 residents on top of what was projected in 2012, 
with the timing of this growth slightly higher in earlier years and peaking in the early 2020s. 

 The 2015 forecasts show that the North Growth Corridor is forecast to add residents at a slightly 
greater pace than previously forecast between 2011 and 2021. In the, early 2020s new forecasts 
show a much higher growth rate in the corridor than previously estimated, but slightly lower growth in 
the late 2020s. A number of factors have contributed to this outcome, such as the progress of PSPs 
in the area. For example, the Donnybrook-Woodstock and Beveridge North West PSPs are both on 
track to be populated considerably earlier than was estimated in 2012. 

 The result of faster population growth is that the Lockerbie MAC will become viable earlier than under 
the previous forecasts, as more growth is occurring earlier in the forecasts. 

North Growth Corridor Population Growth 
2012 VS. 2015 FORECASTS CHART 3.1 

  Source: Urbis
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4 Potential Land Use & Employment 

Research undertaken previously by Urbis highlighted a range of potential land uses and the resultant 
employment that may be generated. The activity centre will be anchored by retail uses and accompanying 
services. Opportunities for a range of complementary land uses were also recommended based on the 
activity centre’s locational attributes and the strong population growth forecast in the catchment. This 
section provides an outline of the previous estimates compiled by Urbis. 

4.1 NORTH GROWTH CORRIDOR – RETAIL CONTEXT 

The North Growth Corridor is one of the fastest growing regions in Melbourne. The NGC is forecast to 
capture over half of all population growth in the Outer North region in the next 20 years, and eventually 
house some 265,000 residents at capacity. This will be driven by the corridor’s strong position with 
respect to transport infrastructure, and comparative proximity to the CBD compared to other growth 
areas. 

As the area develops, community facilities, infrastructure and jobs will grow in importance both in 
attracting more residents and ensuring liveability for residents. Population growth and the fact that an 
established highway and rail line are key drivers of the designation of the Cloverton town centre as a 
Metropolitan Activity Centre. This recognises the need for community facilities within growth areas and 
the benefits of relatively self-sufficient communities. 

As population establishes throughout the development stages of the North Growth Corridor, this will 
dictate the scale, timing and composition of retail space supportable, as well as the location. While the 
Lockerbie MAC will anchor the corridor’s retail, the potential may arise for a second DDS provision 
outside of the Lockerbie MAC to establish. A discount department store based centre typically has a 
floorspace allocation of 15,000-20,000 sq.m and services a population of 30,000-40,000. However, 
whether this would eventually be supported would depend on the timing and scale of eventual growth in 
the North Growth Corridor, as well as relevant planning provisions. 

In total, additional retail floorspace supported outside of the Lockerbie MAC could reach up to 30,000 
sq.m. This indicates that the floorspace supported at the Lockerbie MAC and the surrounding area 
represents about two thirds of the main catchment’s total retail space. 

4.2 RETAIL 

The proposed retail in and around the Lockerbie MAC at capacity is summarised below: 

 At capacity, a total of 70,000-80,000 sq.m of retail floorspace is supported at the activity centre. The 
centre has the potential to generate ongoing full time, part time and casual annual employment of 
approximately 2,500. 

 Anchoring the activity centre will be major retailers such as supermarkets and discount or department 
stores. In addition to these anchors, additional space is supported across speciality stores, mini 
majors, bulky goods stores and non-retail shops. 

 An estimated two neighbourhood centres will be supported within the Lockerbie PSP at capacity, 
complementing the main offering in the activity centre. These centres will generate employment of 
approximately 350-400. 

4.3 COMPLEMENTARY USES 

The opportunity for complementary uses within Lockerbie but outside the MAC at capacity are outlined 
below. These are only indicative and the eventual composition of space will depend heavily on the 
progress of development, the establishment of surrounding development areas and the requirements of 
the community. 
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 Some 35,000-40,000 sq.m of commercial floorspace is supported, with an employment potential of 
approximately 1,800-2,000. The strength of local industrial businesses in the Outer North and 
Lockerbie’s central location will support demand for office space. 

 Based on population growth and capacity in and around the main catchment, an indicative total of 
140,000-150,000 sq.m of education floorspace is proposed, which would include child care, 
preschools, primary and secondary schools (public and private) and district TAFE campuses. 

 Provision of space for healthcare providers is estimated at 25,000-30,000 sq.m. This would potentially 
include a community health centre, medical centres, community care facilities and hospitals. 

 Community facilities supported around the activity centre include a library, art gallery and several 
community centres, totalling approximately 5,000 sq.m in floorspace. 

Supportable Land Use & Employment 
LOCKERBIE, AT CAPACITY TABLE 4.1 

 

  

Floorspace (Sq.m)

 Employment 

Potential 

Town Centre 70,000 - 80,000 2,400 - 2,700

Local Town Centres 5,000 - 10,000 350 - 450

Leisure and Entertainment Precinct 9,000 - 11,000 350 - 400

Commercial 35,000 - 40,000 1,800 - 2,000

Education 140,000 - 150,000 1,600 - 2,000

Health 25,000 - 30,000 300 - 500

Community Services 3,000 - 6,000 80 - 120

Grand Total - Base Case 280,000 - 320,000 6,700 - 7,000

Source: Urbis
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5 Conclusions 

 The initial findings made by Urbis in 2012 are largely still applicable. Given stronger population 
growth in the Outer North, Lockerbie’s designation as a Metropolitan Activity Centre has been further 
justified. 

 Lockerbie is well positioned to take full advantage of population growth occurring in Melbourne’s 
Outer North. The North Growth Corridor provides a strong value proposition to new residents. It is 
approximately 35km from the CBD, which is directly accessible via the Hume Highway or Hume 
Freeway, and there is an established train station within the PSP that sits on the Melbourne-Sydney 
railway line. 

 Lockerbie’s locational attributes also make it an attractive location for businesses. The PSP has direct 
access to rail amenity as well as major roads, including the future Outer Metropolitan Ring Road. 
Furthermore, there is already an established industrial area in the Outer North, which has been driven 
in part by the ease with which the CBD, airport and Melbourne’s highway network can be accessed. 
The Cloverton town centre has the potential to become a commercial focal point of the north. 

 The timing of population growth and forecast capacity of Lockerbie and the surrounding area are 
supportive of an activity centre that is a focal point of activity and employment in the North Growth 
Corridor. Since initial conclusions to this effect were made in 2012, population growth forecasts for 
the Outer North as well as the North Growth Corridor have been lifted. 

 The amount of floorspace and mix of uses that are supported at the Cloverton town centre, in addition 
to its strong makes it consistent with the characteristics of the other Metropolitan Activity Centres 
across Melbourne. Fountain Gate, for example, developed much the same way and played a similar 
role to the Lockerbie MAC in providing a focal point for retail, services and economic activity in the 
south east. 

 The position of the site, on the main highway and rail arterial from Sydney to Melbourne, gives it state 
and interstate significance. There are a number of large population centres north along the Sydney-
Melbourne corridor, including Wallan, Seymour, Shepparton, Wangaratta and Albury-Wodonga. The 
Cloverton town centre has the potential to represent a regionally significant location to residents and 
businesses in this corridor as a first port of call for business and activity in Melbourne and a 
convenient location for employment, entertainment and amenity. 

 Cloverton’s suitability is a result of its central position in a high growth area, but also its proximity and 
accessibility to a strong network of established infrastructure, as well as future infrastructure (OMR, 
Beveridge Interstate Freight Terminal). 

 From a commercial development perspective, at capacity, estimated floorspace of 280,000-320,000 
is supported in and around the Lockerbie MAC. Total employment potential for this floorspace is 
estimated at up to 7,000 annual full time, part time and casual jobs. 

 Lockerbie MAC’s role in the north has the potential to be significant to the region. The significance of 
this role extends far beyond municipal boundaries and is based on its location in the context of 
Melbourne’s urban development. Keeping in mind that the Future Emerging MAC designation 
recognises the long-term potential of the Cloverton town centre to play the role of a MAC, as it 
establishes the centre’s role will share many characteristics with the established MACs around 
Melbourne. 
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Disclaimer 

This report is dated December 2015 and incorporates information and events up to that date only and excludes any information 
arising, or event occurring, after that date which may affect the validity of Urbis Pty Ltd’s (Urbis) opinion in this report.  Urbis 
prepared this report on the instructions, and for the benefit only, of Stockland (Instructing Party) for the purpose of assessing the 
suitability of the Lockerbie Activity Centre to retail and accompanying uses. (Purpose) and not for any other purpose or use. To the 
extent permitted by applicable law, Urbis expressly disclaims all liability, whether direct or indirect, to the Instructing Party which 
relies or purports to rely on this report for any purpose other than the Purpose, and to any other person which relies or purports to 
rely on this report for any purpose whatsoever (including the Purpose). 

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future events, the likelihood 
and effects of which are not capable of precise assessment. 

All surveys, forecasts, projections and recommendations contained in or associated with this report are made in good faith and on 
the basis of information supplied to Urbis at the date of this report, and upon which Urbis relied. Achievement of the projections and 
budgets set out in this report will depend, among other things, on the actions of others over which Urbis has no control. 

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which Urbis may arrange to be 
translated. Urbis is not responsible for the accuracy or completeness of such translations and disclaims any liability for any 
statement or opinion made in this report being inaccurate or incomplete arising from such translations. 

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not responsible for determining the 
completeness or accuracy of information provided to it. Urbis (including its officers and personnel) is not liable for any errors or 
omissions, including in information provided by the Instructing Party or another person or upon which Urbis relies, provided that 
such errors or omissions are not made by Urbis recklessly or in bad faith. 

This report has been prepared with due care and diligence by Urbis and the statements and opinions given by Urbis in this report 
are given in good faith and in the reasonable belief that they are correct and not misleading, subject to the limitations above. 
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