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Under section 80C of the Local Government Act 1989 officers and persons engaged 
under a contract providing advice to Council must disclose any conflicts of interests, 
including the type and nature of interest. 

No Council officers or contractors who have provided advice in relation to this report 
have declared a conflict of interest regarding the matter under consideration.

The purposes of this report are to:
Provide the background and current status of the GV Link project so the Councillors 
have a clear understanding of the project. 
Enable Councillors to make informed decisions regarding the next steps associated 
with the project.
Provide councillors with an update on grant funding associated with the project. 

That Council instruct officers to:

1. continue advocacy for the Shepparton Bypass

2. abandon further investment in development of the site until investment on the 
bypass is announced or an investor is secured

3. report back to Council on next steps associated with the GV Link project if an 
investor is secured or bypass funding is announced 

4. develop a Marketing Strategy for the site 

5. make contact with Federal and State Governments and advise them that Council 
has been unable to meet the requirements of the funding agreements to secure an 
investor and commence discussions regarding reallocation of the remaining $2.25M 
of Federal Government Funds and $1.5M of State Government Funds previously 
allocated to GV Link. The funds would be reallocated to Greater Shepparton 
projects.  
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That Council instruct officers to:

1. continue advocacy for the Shepparton Bypass

2. abandon further investment in development of the site until investment on the 
bypass is announced or an investor is secured

3. report back to Council on next steps associated with the GV Link project if an 
investor is secured or bypass funding is announced 

4. develop a Marketing Strategy for the site 

5. make contact with Federal and State Governments and advise them that Council 
has been unable to meet the requirements of the funding agreements to secure an 
investor and commence discussions regarding reallocation of the remaining $2.25M 
of Federal Government Funds and $1.5M of State Government Funds previously 
allocated to GV Link. The funds would be reallocated to Greater Shepparton 
projects.  

The Greater Shepparton City Council commenced investigation of the feasibility of 
developing an intermodal terminal or inland port in the region in 1997. Initial feasibility 
studies indicated that some businesses had immediate needs for increased warehouse 
and transport services. 

Between 2001 and 2003 several reports were commissioned further assessing feasibility 
with the support of both the State and Federal Governments of the time. This culminated 
in 2004 with the commencement of the planning process, Planning Scheme Amendment 
C34, which sought to re-zone the preferred site and begin the process of public 
acquisition of the required properties. In the same year, a delegation of local industry, 
council and government officials visited Canberra to seek Federal support for GV Link. 

By 2005 planning scheme amendment C34 had been finalised and was now part of the 
scheme.  In that same year Council commenced an ‘Expression of Interest’ process 
aimed at securing a preferred developer for the site. While two responses were received, 
none of the respondents wanted to develop the entire site. It is unclear as to whether this 
process was formally abandoned. There is no Council resolution to this effect.

In 2007 an economic review of the feasibility of developing the site was undertaken. The 
review indicated that GV Link would not be feasible without significant subsidy from all 
tiers of government. 

In 2008 the project received renewed interest as Council commissioned Coomes 
Planning to prepare a development plan and planning application in relation to the 
subdivision and development of the land.  The development plan included landscape 
guidelines, a design framework, infrastructure provision plan and noise assessments. A 
planning permit was subsequently issued on 12 December 2008. The planning permit is 
valid until 12 December 2014 and can be acted on or extended should Council wish to do 
so.
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Also in 2008, Council undertook another ‘Expression of Interest’ for the detailed design of
the infrastructure/subdivision plan of the site. This later translated into a tender being 
awarded to GHD for the design and engineering drawings for the site in 2009. 

Since 2009 officers have broadly pursued three objectives.  Firstly, ongoing work has
been undertaken with GHD to finalise design work associated with the site. Secondly, 
officers have been attempting to secure an investor for the land now available for 
industrial use.  Finally, Council secured the land acquisition component of the site in
2011. 

In summary, Council has all land associated with the site secured.  The land has been 
rezoned and all planning matters associated with the subdivision of the land are 
resolved.  

The outstanding issues are as follows:
The finalisation and construction of infrastructure associated with the site;
Securing a suitable developer/tenants/investor;  
The economic feasibility of Council acting as developer in relation to the project. 
Advising the State and Federal Government of the grant funding that was provided 
for the development of the site

In light of the investment required to develop the site and the apparent lack of interest, in 
2013, officers commissioned Essential Economics to undertake a review of the economic 
feasibility of the GV Link project.

Essential Economics’ report highlights the following:
The full development cost of GV Link is estimated at $150 million (in constant 2013 
dollars) including the provision of all required infrastructure.
Costing of $44,117.65 per job.
Net returns to Council (after costs are removed) might generate between $27.4 
million and $61.4 million (in constant 2013 dollars) in land sales and rates revenue 
(depending on land sale prices attained).
Significant opportunities for the local construction sector (for both business and 
workers) during the development of GV Link, with the $130 million (approximate) in 
infrastructure projects representing a major stimulus for the local economy.
The project’s potential to accommodate 3,400 jobs at the site across a range of 
activities, thus playing an important role in supporting Shepparton’s long-term labour 
force growth. 
Opportunities for industry consolidation and clustering.
Productivity improvements in freight and associated industries. 
Additional value added economic output of $70 million pa (in constant 2013 dollars) 
at full development associated with new businesses attracted to the region.  

The thrust of the Essential Economics’ report can be summarised further as follows:   
Council will need to invest significantly more if it is to make the GV Link project a 
viable one.  
Returns will not be directly to Council but to the broader Greater Shepparton 
economy.  

Officer’s views, having regard to this advice, is outlined in greater detail in the ‘Options 
for Consideration’ section of this report.
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Greater Shepparton Council Plan 2013 - 2017: Goal 3 – Economic Prosperity – Objective 
1 – Continue to seek our business to establish at GV Link. 

Associated risks in relation to recommendations.

Risks Likelihood Consequence Rating Mitigation Action

Negative public 
perception 

Possible Moderate Medium Media Release 
regarding the 
benefits of the 
project.

Investor not secured Possible Moderate Medium Develop and 
implement a GV 
Link Marketing 
Strategy.

The project is strongly aligned with the Federal, State and Local Government 
policies as evidenced by the following:

Local Government
Greater Shepparton 2030 Strategy
Greater Shepparton Economic Development Action Plan 
Greater Shepparton City Council Plan 2013 – 2017 
Greater Shepparton Freight and Land Use Plan 2013
Industrial Land Review 2011

State Government

Growing Victoria Together 
Moving Forward in Provincial Victoria (2009)
Hume Region Planning for Freight Pilot – Strategy Report 2013
RDA Freight Directions in the HUME – Summary Report 2013
Victorian Freight and Logistic Plan 2013

Federal Government  
Melb-Bris Inland Rail Corridor Study by DoTARS 

National Land Freight Strategy
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Financial position as at 30 June 2013

Federal Grant to date (original grant $3M) 750,000

State Grant to date (original grant $2M) 500,000 

Dept. Innovation & Industry grant 25,000 

GV Freight Hub contributions 26,814 

Land Purchase (incl. legal costs) 5,273,542 

Total constructions costs (water) 8,271 

Total design costs 3,439,601 

Total operating costs 2,221,106 

Net cost as at 30 June 2013

The acquisition and rezoning of the subject land was carried out in accordance with the 
Planning and Environment Act 1987 and the Land Acquisition and Composition Act 1986. 

The delivery of the GV Link project will increase usage of rail and create a reduction in 
road movements. A reduction in road movements will reduce local air and noise pollution, 
on road accidents, greenhouse gas emissions and vehicle congestion.

GV Link will aid with regional job creation and encourage freight movements to outside 
Shepparton’s urban areas. Thus, this will likely result in reduced traffic noise, truck 
movements and truck accidents.

The relocation of distribution and manufacturing facilities from capital cities to purpose 
built logistic hubs leverages off strategic location, excellent infrastructure, labour markets 
of critical and cheaper property costs.

According to the GV Link Economic Assessment prepared by Essential Economics in 
2013, they suggested that GV Link has the potential to accommodate 3,400 jobs across 
the site and can create opportunities for construction sector with $130 million (or so) in 
infrastructure projects representing a major stimulus for the local economy. 

It will also reduce bottlenecks at the major ports and hence create greater import/export 
efficiencies. GV Link would lower capital and operating costs on road maintenance and 
reduce infrastructure maintenance.
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Internal consultation with the GV Link Board, relevant departments including Planning, 
Investment Attraction, Major Projects and Finance has occurred to develop this report. 
Officers believe appropriate consultation has occurred and is ready for consideration.  

Level of public 
participation

Promises to the 
public/stakeholders

Examples of techniques to use

Inform Continue to inform and provide 
updates on project

Social media, traditional media 
avenues and engage the 
community 

Consult Potential investors Meetings 
Involve Federal and State Government Regular Reporting

Officers believe that appropriate consultation has occurred and the matter is now ready 
for Council consideration. 

a) Greater Shepparton 2030 Strategy
Topic: Economic Development 
Theme – Industry 
Topic: Infrastructure
Theme – Traffic and transport system. 
b) Other strategic links
Council Plan 2013 -2017

On balance officers consider that there are a four key issues Council needs to consider 
and make decisions on. These are outlined in greater detail below.

Shepparton bypass
Council’s options in relation to the bypass are as follows:

1. Advocate for Shepparton Bypass – Council is currently in the process of lobbying 
State and Federal Government regarding the construction of the bypass. There are 
costs associated with the continued lobbying efforts however Council may wish to 
have a specific lobbying strategy in place if it wishes to take a more proactive stance.  

2. Don’t advocate for Shepparton Bypass – This option will mean that Council ceases to 
take any proactive steps in relation to advocating for the bypass. Doing so may result 
in negative perceptions amongst the community, State Government and Federal 
Government.  It also limits the viability and outcomes of GV Link. 

Officers recommend option 1 in light of the significant benefits that will arise from putting 
in place a bypass for Shepparton over and above the ability to leverage it for the GV Link 
project. 
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Infrastructure investment
With respect to infrastructure, to date Council has invested significant resources in 
designing infrastructure to cater for the GV Link project. While no construction has 
occurred on site, further investment will be required in order to increase the viability of 
the land.  As such, Council needs to turn its mind to whether it wishes to bear the risk of 
investing further without a formal announcement or timing related to the bypass or a 
interested developer.  As such, officers consider that there are two options available to 
Council: 
1. Invest in infrastructure – The total cost of stage 1 construction is estimated at 

$17,575,000. While investing in infrastructure (prior to securing an investor) will 
require a significant funding allocation, this significantly increases the feasibility and 
marketability of the GV Link project for a private developer. Council wears a 
significant proportion of the risk associated with the project in this instance if no 
developer is secured. 

2. Do not invest in infrastructure – In effect, this amounts to the current ‘status quo’ 
approach until or unless a developer is secured.  If an investor is secured, officers will 
revisit Council’s position as outlined in the recommendations of the report.  The most 
significant costs associated with GV Link at present are water related charges 
(approximately $8,000 per annum) and operating costs (approximately $4,000 per 
annum). 

Officers recommend that no further investment in infrastructure occurs unless or until a 
suitable investor is secured or the government announces funding for the Shepparton 
Bypass.

Marketing of site
Currently, the site is not actively marketed for its intended purpose.  To date a reactive 
process of inquiry has been used to deal with and facilitate development of the land. In 
light of this, officers consider that there are two options available to Council: 
1. Development of a GV Link Marketing Strategy - An active campaign would bring 

greater attention to GV Link with the aim of increasing public awareness regarding 
the project and the availability of the site for investment. A GV Link Marketing 
Strategy can be developed internally by Council officers and costs associated with 
the implementation of the Marketing Strategy will be budgeted for in 2014/15 
Financial Year. 

2. Reactive marketing (status quo) – This option will mean that no active marketing 
occurs and that current practices are retained by officers. Costs associated with a 
reactive marketing approach would be absorbed into current Investment Attraction 
resources. 

Officers recommend that Council’s Marketing and Communications Department develop 
a GV Link Marketing Strategy which will be implemented by the Investment Attraction 
Department.  

Funding 
Council has received two grants for the development of the GV Link process.

The first grant was a Federal Government Grant of $3 Million.  The purpose of the grant 
was to assist with planning, consultation and project design. $750,000 of this grant has 
been used with $2.25M remaining.  One of the conditions associated with the grant were 
that Council was required to secure legal agreements relating to the sale or lease of two 
lots of the project.  This milestone has not been met. 
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Officers consider that Council is unlikely to satisfy the conditions of the grant within the 
stipulated timeframes.  As such, it is recommended that officers write to the Federal 
Government and commence negotiations on reallocating funds to an appropriate project 
that fits with the guidelines for the funding program.  

The second grant is a State Government Grant of $2M. The purpose of the grant was to 
develop Stage 1 of GV Link. $500,000 of this grant has been used with $1.5M remaining. 
One of the conditions associated with the grant were that Council was required to secure 
legal agreements relating to the sale or lease of two lots of the project.  This milestone 
has not been met.

Officers consider that GV Link has strategic merit however the financial commitment  
required and risk borne by Council to realise its potential is prohibitively high at this point 
in time.  

It is considered that taking a measured approach until the announcement of the bypass, 
or an investor is secured, is prudent at this time because it is the most cost effective way 
to move forward with the site.  

Officers will report back to Council on next steps associated with the GV Link project if an 
investor is secured or bypass funding is announced.  

Subsequent to Council’s resolution officers will make contact with Federal and State 
Governments and advise them of Council’s position in relation to funding and commence 
negotiation on how the remaining funding could be spent. 

1. GV Link - Economic Assessment - Prepared by Essential 
Economics 2013 

Page 99

2. GV Link History - Timeline Page 159
3. GV Link - Planning Permit 2008 - 2014 Page 163
4. GV Link- EOI Design Tender 2008 Page 180
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