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2.0 BACKGROUND  

Over the last 18 months, the BBP project has 
sought to validate, prioritise and implement the 
key initiatives and actions that have been identified 
in relation to the BBP. 

It has become increasingly clear that many of the 
key initiatives and actions required to deliver the 
desired outcomes for the Precinct are not within 
the control or resource capability of the partner 
Councils.  In fact, the BBP project as it is currently 
defined and resourced is not positioned to deliver 
the scale of intervention required to realise the 
Councils’ long-term vision for the Precinct. 

The BBP project has identified a range of activities 
to improve the Precinct which are appropriately 
governed by and within the current structures and 
resourcing of the partner Councils.  These activities 
include, planning and development controls, business 
development, infrastructure and asset maintenance, 
open space and public domain maintenance.  

The future competitiveness and sustainability of 
the Precinct also requires economic regeneration 
underpinned by strategic investment in critical 
infrastructure, such as public mobility and access, 
information and communications technology, utilities, 
business accommodation and Precinct amenity. 

Regeneration interventions require an 
implementation and governance framework 
underpinned by a range of strategic partnerships 
comprising business, land and asset owners, 
community, government and investor stakeholders. 
A clear road map is also required which defines, 
prioritises, coordinates and appropriately 
resources the desired ambition.

Moving forward, it is clear that the BBP Transformation 
Program should not be defined as a single project, but 
rather a suite of strategically directed interventions, 
each with its own unique set of project, capital and 
governance requirements.

1.0 INTRODUCTION

This is a summary of the extensive research, analysis 
and consultation that has occurred in relation to 
the Bayswater Business Precinct (BBP). The report 
will be used as a key reference document for future 
planning and advocacy for the BBP.

The report acknowledges and recognises the 
significant amount of information and insight that 
has been generated over the past decade, the vast 
majority by the partner Councils comprising Knox, 
Maroondah, and Yarra Ranges.
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3.0 PRECINCT ECONOMIC PROFILE

The Bayswater Business Precinct (BBP) has been 
a thriving business, innovation and employment 
hub for many years.  It generates $14.1bn in output 
revenue (representing 12.5% of Melbourne East’s 
total revenue), supports 4,900 businesses and 
employs over 30,000 local people. The BBP is the 
second largest employment precinct in the eastern 
region (after the Monash National Employment and 
Innovation Cluster) and is critical to the economies 
of Knox, Maroondah, and Yarra Ranges. 

In terms of productivity the BBP can be 
described as an economic powerhouse. With 
90% of businesses employing 20 people or less, 
the average revenue generated per business is 
$2.88m compared with businesses in the Eastern 
Region which generate $1.11m. The average output 
generated per employee is $470K compared with 
Melbourne East’s $310K.

The economic profile and regional capabilities 
index of the Precinct would suggest that with the 
appropriate level of investment, the BBP has the 
capacity to support the creation of an additional 
20,000 jobs over the next 30 years.

Key drivers of the local economy in terms of export, 
employment, value added and local expenditure are 
the propulsive sectors of advanced manufacturing, 
construction, wholesale trade and retail trade.  
Much of the wholesale trade sector is closely 
connected to the manufacturing sector through 
well-developed local supply chains which deliver 
significant broad-based economic benefits for the 
region. In terms of export value, the BBP is the 
dominant player in the region, exporting $8bn or 
31% of Melbourne East’s total exports.

Manufacturing, construction and wholesale trade 
account for 80% of Precinct revenue and include 
the government identified future growth industries 
of high-tech manufacturing, IT, medical technology, 
science and technical services. The BBP has a 
strong core of innovative and technology-based 
businesses which position it well for the next 
industrial revolution 4.0, digitalisation and the 
internet of things. 

clear strategy for 
regeneration and 
value proposition 
for investment

There are several significant economic assets which 
underpin the local economy and reinforce the 
Precinct’s comparative advantages including key 
educational and research institutions (Swinburne 
and Monash universities), medical and health 
facilities (Knox Private Hospital and Wantirna Health 
Precinct), and major retail and activity precincts 
(the Ringwood, Croydon, Bayswater, Boronia and 
Chirnside Park Major Activity Centres).

The Precinct possesses a strong core of anchor 
institutions and global corporates including 
Siemens, Glaxo Smith Kline and Kenworth Paccar. 
These anchor institutions are important to assist 
with advocating for positive change in the BBP. 

The BBP is rated very highly in terms of human 
capital and labour market efficiency as defined 
by the Regional Capabilities index. Workers in the 
precinct have a clear specialisation in a diverse 
range of manufacturing activities.  
The local workforce has a high level of education 
attainment and therefore a relative high capability 
with respect to participation in the knowledge 
economy. There is a high prevalence of science and 
technology related skills and therefore significant 
capability with respect to leveraging technology.

The BBP has the economic profile and capability 
to become a thriving, productive city that attracts 
significant investment, fosters innovation, and 
creates jobs.  Driving investment into the Precinct’s 
key propulsive sectors which have the potential to 
foster innovation and growth of knowledge based 
industries will help sustain an increase in jobs that 
will keep pace with the region’s population growth.
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4.0 PRECINCT CHALLENGES

Over the past decade, the Councils of Knox, 
Maroondah and Yarra Ranges have been 
increasingly concerned about the Precinct’s ability 
to attract the level of investment required to grow 
employment and to sustain the region’s economic 
prosperity into the future.

Significant challenges arising from population 
growth and urbanisation, global economic and 
social changes, and industrial pressures and 
transitions, are all placing unprecedented pressure 
on local economies and employment precincts 
such as the BBP.  

There is increasing pressure on local economies and 
cities to be globally connected, distinctly branded 
and a great place to live and work. To remain 
competitive they must be innovative, develop 
high quality business environments, and improve 
amenity and identity to attract investment. 

5.0 PRECINCT RESEARCH AND ANALYSIS

Over the past decade extensive research has been undertaken in relation to the economic and land use 
profile of the BBP, its strengths and capabilities, its weaknesses and barriers to investment. 

The relevant reports produced to date are listed below. 

Similar to many mature industrial precincts 
across Australia, the BBP is now facing significant 
challenges which will inhibit its ability to prosper 
and remain competitive in the long term.  

Ageing buildings, inadequate business and 
employment accommodation, poor transport 
access, traffic and parking congestion, inadequate 
IT infrastructure, rising cost of utilities, inadequate 
amenity and an ageing workforce are significant 
barriers to investment and employment growth.

Without a clear strategy for regeneration and 
value proposition for investment, the Precinct’s 
capacity to retain and attract key propulsive 
sector industries to sustain the local economy 
and to create local jobs is at considerable risk. It 
is estimated that the Precinct will need to create 
approximately 350 jobs per annum to keep pace 
with population growth.

1. Bayswater Industrial Precinct Review 
Background Report June 2014 -  
Prepared by AEC for the Department 
of State Development, Business and 
Innovation (DSDBI) 

2. Bayswater Industrial Precinct Review 
Final Report October 2014 –  
Prepared by AEC for the Department 
of State Development, Business and 
Innovation (DSDBI) 

3. Melbourne East Investment Attraction 
Strategy August 2015 –  
Prepared by Dench, McClean Carlson for 
Melbourne East RDA

4. Bayswater Business Precinct Economic 
Profile July 2016 – Prepared by REMPLAN 
for the Melbourne East RDA

5. Planning Policy and Controls for the 
Bayswater Business Precinct June 2016 -  
Prepared by City Futures, Knox City Council

6. Knox Land for Business Future Directions 
Plan May 2017 – Prepared by Urban 
Enterprises for Knox City Council

The key economic, land use and built form 
characteristics that have been investigated and 
analysed are summarised below. It is not intended 
that this report re-examine or reproduce the 
analysis.  The detailed information can be obtained 
by referring to the individual reports. 

There has been extensive analysis of the Precinct’s 
economic profile, including:

• Output, value added, local expenditure, 
regional trade (imports and exports), GRP

• Employment, work force profile, wages and 
salaries, labour force requirements, regional 
skill base

• Business profile, size, capability

• Key propulsive sectors and subsectors

• Local supply chain

• Economic assets

• Regional Capabilities Index

• Prosperity, local liveability and lifestyle

There has been extensive analysis of the Precinct’s 
land use and built form profile, including:

• Land size and allotments

• Built form typology

• Land utilisation

• Business land supply audit

• Property market

• Local land use and planning framework

It should be noted that a survey of 200 businesses 
conducted as part of the AEC report in 2016 
prioritised the top 3 infrastructure projects as:

• Access to high speed internet (67%)

• Improved transport/road conditions  
and configuration (65%)

• Improvements to overall look  
and amenity (55%) 

The strengths, capabilities, weaknesses, and 
barriers to investment identified in the referenced 
reports can be summarised as follows.

Precinct Strengths  
and Capabilities
• Robust economic profile (output, value added, 

export, employment)    

• High capability and diversity of businesses 
(key propulsive sectors, future growth 
industries and anchor institutions)

• Widely recognised reputation for 
entrepreneurship and innovation 

• Well-developed local supply chains, with 
good access to local customers, suppliers and 
export markets 

• Highly skilled local employment base 

• Good proximity to major transport gateways 

• Significant economic assets (prevalence of key 
educational and research institutions, medical 
and health facilities, retail and activity centres) 

• High levels of local liveability and lifestyle 

Precinct Weaknesses  
and Barriers to investment
• Lack of precinct identity, branding  

and promotion

• Poor public transport access 

• High levels of traffic (car and freight)  
and parking congestion 

• Inadequate IT infrastructure and poor  
digital connectivity

• Inadequate business and employee amenity 

• Ageing and built up nature of the precinct 

• Fragmented land ownership  

• Inadequate business accommodation for 
growing professional services sector

• Capacity of existing land use policy to 
accommodate changing business land use, 
increased densities and intensification

• Delays in approval of planning permits and 
complexity of planning permit documentation

• Rising cost of utilities

• Ageing workforce 
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economic and employment 
generator of massive 

significance for local business 
and the eastern region 

6.0 HISTORY OF THE 
BBP PROJECT

In 2015, each of the partner Councils formally 
adopted the findings and recommendations of 
the Bayswater Industrial Precinct Review Final 
Report (2014).  An MOU was established between 
the partner Councils and Melbourne East RDA 
(Regional Development Australia) to action the 
recommendations arising from the report. The 
partner councils together with the RDA established 
the BBP Project.

In 2017, a BBP Coordinator was appointed to 
oversee the implementation, monitoring and 
reporting of the BBP Project. The BBP Coordinator 
undertook an extensive review of the BBP 
Project, and revealed that the project scope and 
framework for delivery (including the governance 
and resourcing  requirements) was inadequately 
defined, and that the recommended actions may 
not achieve the desired outcomes for the Precinct. 

The BBP project team recognised that in order 
to succeed, the actions and interventions 
identified for the Precinct needed to be validated 
and redefined within the context of a much 
larger and strategic program of work, which in 
turn has informed the next phase of the BBP 
Transformation Program.  

The key focus areas have been identified as;

•  Setting the future direction  
for the Precinct

•  Improving Precinct capability  
and competitiveness

•  Generating Precinct investment  
and partnerships

The strategic focus areas and recommended 
actions will inform the development of the next 
phase of the Precinct Transformation Program.
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In terms of next steps, the priority for the BBP 
Transformation Program is the development of the 
BBP Transformation Strategy to assist in delivering 
the focus areas.  The BBP Transformation 
Strategy will provide the overarching renewal 
and revitalisation framework for the Precinct and 
incorporate a strategic directions plan focusing on:

• Mobility and access 

• Digital infrastructure and connectivity 

• Accommodation, built form and land use

• Amenity and open space

• Activity Centres

7.0 NEXT STEPS

Planning for the BBP Transformation Program has now reached a critical point. It is clear that the program 
of work must be defined within the context of a Precinct wide program of regeneration and investment, 
differentiating between those activities required to “service” the precinct and the interventions required 
to “strengthen” the Precinct.  Within this context, a clear road map which defines, prioritises, coordinates 
and appropriately resources the actions and interventions must be developed.

2.  Improving precinct capability & competitiveness

Improving Precinct infrastructure, collaboration and knowledge is required 
to support the economic growth of the Precinct and its businesses into the 
future. This will include the identification of a range of projects/actions which 
will build the competitive capability of the Precinct. These may be identified 
and funded within Councils’ existing service delivery plans and annual budget 
program or through strategic cross sectoral partnerships with business, 
community, government, and investor stakeholders.

3.  Generating Precinct Investment

Attracting the public and private investment required to deliver 
Precinct regeneration and growth is essential to identify, fund and 
implement key shared value investment projects required to deliver 
Precinct Transformation.

4.  Establishing investment & development 
partnerships and governance

This includes identifying the interests/organisations/people with the agency to 
realise the Precinct Transformation and then building the strategic partnerships 
and governance structures to facilitate and activate the investment required to 
deliver the desired ambitions. 

There are 4 strategic focus areas required to underpin the Precinct 
Transformation Program:

1.  Setting the future direction for the precinct

This includes establishing a unique identity and spatial brand strategy 
for the Precinct supported by a place-based program of renewal.  
This will be guided by the development of a Precinct Transformation 
Strategy which will incorporate a vision and strategic directions plan.  
The strategy will describe the expected benefits of the future state, 
including the Precinct characteristics and attributes which will create 
value for the Precinct and the local community into the future.

8.0 CONCLUSION

The BBP is an economic and employment generator of massive significance, not only for the local 
communities of Knox, Maroondah, and Yarra Ranges but also the broader eastern region.  With the 
appropriate planning and investment, the Bayswater Business Precinct has the capacity to sustainably 
grow employment and to continue to drive the region’s economic transition towards future industries and 
to thereby guarantee its competitiveness and influence in perpetuity.

Once established, the Precinct Transformation 
Strategy will provide the framework for 
developing a:

• Precinct Work Program - identification 
of those activities and projects which are 
critical to the future pf the BBP and which 
fall within the scope of each Council’s work 
plan. This work program may include the 
development of a tightly focused structure 
plan which will address statutory land use/
zoning within the Precinct.

• Precinct Investment Program – 
identification of those high impact projects or 
interventions that are necessary for Precinct 
development and investment as identified in 
the Precinct Transformation Strategy.

BBP is an economic  
& employment generator 
of massive significance
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