Submission to Maribyrnong City Council by Permaculture Out West
(POW) regarding proposed sale of Maidstone Community Hall, 16
Thomson St, Maidstone
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Please note we wish to be heard in support of our submission.

Who Are We?

Permaculture Out West (POW) is the western branch of Permaculture Melbourne Incorporated. Permaculture
Melbourne Inc has been operating for 28 years and has 420 members. POW is one of nine local groups operating from
Cardinia Baw Baw in the east, to Ballarat and the Otways in the West. Community activities run by the local groups
include:

e Community Harvest Project in the Shire of Yarra Ranges
e Organic Farmers Market at Healesville

e All Seasons Permaculture Design Course at Ballarat

e Transition Training at Apollo Bay

e Upper Yarra Community Environment Park at Wesburn.

Our members and associates have been involved in many successful community projects and enterprises including, but
not limited to:

e Solar Neighbourhood, which placed 1kwh photovoltaic systems on 68 roofs within 3 months

e Western, Seddon, Newport and Yarraville Organic Collectives, which supply over 100 families with fruit,
vegetables, bread & dry goods all year round

e Western Harvest Urban Swap-meet, meeting monthly to swap garden produce and ideas
e Very Edible Gardens

e Permablitz

e Ethical Consumer Group

e  Cultivating Community

e Living Museum West

As a local group of Permaculture Melbourne Inc, and as local members active in local community projects, we have a
web, a network of people who we support and in return support us, sharing our knowledge and experience.

We are a Not for Profit Organisation run by community members for the community. We believe in seeding and
nurturing sustainable businesses using an enterprise based model, rather than relying on the instability of grants and
handouts. We aim to run this as a profitable community focussed business. We'll register an incorporated business or
create a co-operative that will be responsible for the administration and running of the site.

Our plan is to replicate this business model at multiple sites in the municipality, helping to rejuvenate local communities,
economically and socially. A spin off benefit from our proposed business model is the dramatic increase in recycling
efficiency for the local area.

Proposed Use of Site

We propose that Council keeps Maidstone Public Hall and its land. We propose that the Maidstone Public Hall become a
Hub showcasing sustainable, practical design based on Permaculture Principles of Care for the Earth and Care of the
People by helping to build a resilient community. Our objective is to improve the social, economic and environmental
health of the community for the long term, and to help communities be better equipped to deal with the challenges of
Peak Oil and Climate Change in the future.

We aim to establish an urban food production on a scale that that makes a genuine difference to fresh food accessibility
in our municipality and thereby keeps jobs and dollars in the community.




If we are unable to prove viability of this project within 5 years, Council will still be able to sell the land at an even
greater profit. Council can call us to account at any time during this period.

By adopting our proposal, Council would better meet policy positions of council, something acknowledged by Council in
its ordinary meeting of 15 September 2009 as relevant to the sale of this land. Moreover, the current and future benefits
to Maribyrnong of keeping the land in community hands and using it productively far outweigh the monetary value of
selling it.

Under the auspices of POW, we will establish a co-operative or incorporated business to create an urban community
market garden. We plan to be ready to start planting in Autumn 2010.

Produce from the garden would be used to supply local families with food, through a home-delivered box scheme. We’'d
also source supplementary produce from external sources, such as Second Bite (an NPO that sources food that would
otherwise go to waste and redistributes it to people experiencing food security issues in the community).

Households within Maidstone serviced by the garden would include those already in organic collectives as well as
underprivileged households, some from migrant and refugee communities. Particular effort will be made to grow fruit
and vegetables appropriate to the various cultures within our community.

Other services we intend to offer include:

e demonstration days covering all aspects of the preserving garden produce and other permaculture activities

e an organic waste collection from local households, which we would use to make compost for the garden.

As well as fresh fruit and vegetables, we would supply the local community with bulk dry goods, which can be ordered
by those receiving regular orders or simply bought on a call in basis.

Whilst it will not be a certified organic garden, organic principles will be followed as well as permaculture principles that
will regenerate the land and capture carbon.

At the centre of this market garden will be the Maidstone Public Hall. It’ll be re-born as a dynamic and vibrant
Community Hub. We plan to run Courses and Event Day, including the following:

e Gardening — emphasis on small garden design
e Composting
e Sustainable Design
e Water systems
e Food preserving
e Community Days
e Arts and Media
e Environment and Heritage
Financial Viability of Project
Appendix 1 details how the market garden project will operate. It includes our calculated costs and income.

We estimate that using the water from the existing roofs and planting the existing land applying permaculture design
principles and small plot intensive (SPIN) farming, we can generate sufficient revenue to become profitable in the 2™
year of operation. We would be producing nearly 12,000 units of produce over a 40 week growing season in the first
year.




Our income would derive mainly from boxes of fruit and vegetables sold to members under a mixture of 2 models:
boxes ordered on a weekly basis such as those currently supplied by existing collectives in Seddon, Newport, Yarraville
and Footscray; and boxes supplied under a community supported agriculture (CSA) model.

Under the CSA model members pledge support to a farm operation sharing the risks and benefits of food production. In
this case, members would pay an upfront fee annually or six monthly in return for weekly boxes. Since the income from
the CSA model is paid up front, it provides cash flow to purchase items needed at the start of each season, when costs
will be highest.

We have received $10,000 in up front pledges. We also have access to over 100 families currently paying a weekly
amount for boxes of fruit and vegetables from the Footscray wholesale markets. With the closure of the Footscray
Wholesale Markets, the existing co-operatives will need to source fresh produce from a new source. Since one of the key
tenets of these existing cooperatives is to buy locally, the Maidstone site would be a demonstration of the potential.

We estimate start up costs to be $12,000. Refurbishment of the existing building to make it safe and secure will be an
additional cost. We are also currently in the process of negotiating with possible co-investors of this project, such as City
West Water, AGL, Jemena, Wesfarmers, Coles, Hume Pipemakers and local nurseries.

Ongoing costs would mainly be in regular management and maintenance of the site. We propose to have a paid
manager of the site, and up to two additional workers. These additional workers could be either people on traineeships,
organised through WPC or “‘WOOFers’ (Workers On Organic Farms). WOOFers volunteer part time in exchange for
training in permaculture techniques as well as weekly groceries. Any additional work will be done on a voluntary basis by
our members. Other costs will include utilities and insurance. In total, we estimate annual variable costs to be
approximately $5000.

Once established, the Maidstone Market Garden is expected to make an annual profit 0f$21,000 as per the Financial
Analysis in Appendix 1. This would be used to re-invest into the Maidstone Public Hall to create a new Community Hub.

Benefits to Maribyrnong

These benefits include:

Oasis in food desert; affordable, quality food for disadvantaged families

According the Victorian Government report, Food For All: How Local Government is Improving Access to Nutritious
Food, Maidstone Public Hall is located is in a recognized food desert, with no fruit and vegetable outlet within 500m.
Food deserts are recognized as particularly affecting families from disadvantaged backgrounds. Both local and state
governments recognise the need to address the issue of access to fresh fruit and vegetables in such areas, particularly by
disadvantaged households. This project would provide a direct solution to this issue within the area.

Promotion of healthy eating by establishing Local connection with food

According to Maribyrnong City Council Food Security Policy, the

“recent Burden of Disease Estimates (1996) for Victoria indicated that the impact of low fruit and
vegetable intake alone was greater than that of illicit drugs and more than 50% the impact of alcohol.
Poor diet is considered responsible for approximately one third of premature deaths from cancer and
heart disease.”

By connecting local residents with their food source, the garden provides an opportunity to encourage healthier eating
amongst residents. This can be supported by associated activities, such as workshops and demonstrations held at the
site.

Local access to culturally appropriate food

Another factor sited by the Council’s Food Security Policy contributing to food insecurity in Australia is lack of access to
culturally appropriate food. This issue is particularly relevant in the Maidstone area, given the wide variety of cultures in
the area. Growing culturally appropriate produce will be an important element of our proposal. Not only will this reduce




food insecurity, but it will allow new connections to be made between communities from different cultures and
agricultural knowledge to be passed between them, thereby encouraging greater integration of all cultures in our
community.

In keeping with Council’s Food Security Policy

Amongst other key principles also relevant to this proposal, Maribyrnong City Council’s Food Security Plan states:

Council will encourage the local production of fruit and vegetables through its promotion and support for
community gardens, school gardens and home based gardens.

Given its direct relevance to our proposal, we have included the Food Security Policy as Appendix 2 to this
submission. In particular, we draw Council’s attention to the following directives, which are directly relevant to
our submission: 1, 4,5,6,7,9, 13 & 15.

Reduction in fuel consumption — in keeping with Council Peak Oil Contingency Plan and its Carbon Neutral Target

By providing fruit and vegetables from a local source, the transport normally associated with accessing produce by
participating households will be greatly reduced. If replicated on other sites, this model will have a significant impact
on carbon emissions associated with provision of food in the municipality, helping council reach its target of carbon
neutrality in the wider community by 2020.

Council’s Peak Qil Contingency Plan recognizes that:

The significant oil inputs involved in the production and transport of food is likely to result in higher
priced, less plentiful and varied food supplies. This will impact negatively on Maribyrnong’s vulnerable
populations in particular.

And that:

Multiple service areas responded to the prospect of a short term oil supply crisis with the need for the
storage of essential goods, such as food for vulnerable populations.

POW'’s proposal provides a direct solution to these issues.

Reduces local residential waste

Currently in Victoria, we recycle only 41 percent of our organic waste; Maribynong recycles only 21%. The
greenhouse gas emissions created by landfill are mainly the result of this organic waste. In total, it accounts for 2.8
percent of our emissions in Victoria. Improving the rate of recovery of organic material to 80 percent would help us
reduce our greenhouse gas by 4.8 percent.

Many of the houses surrounding the site are high density, including those directly opposite, making it difficult for
residents to compost organic waste on site. By providing a local organic waste collection facility, our project will
reduce local waste, reducing the amount of rubbish Council must collect. When replicated on various sites, this
could make a significant difference to Council waste collection, not only reducing Council’s costs associated with
waste management, reducing methane production in landfill but also addressing a key issue identified in Council’s
Peak Oil Contingency Plan

Why the Maidstone Site?

When floating our idea around the community, we were asked a number of times why this site, when there are many
other sites around Maribyrnong that are suitable. Our answer is threefold:

1) Our business model has already been successfully implemented elsewhere (Community Harvest in the Shire
of Yarra Ranges, Organic Farmers market at Healesville). Maidstone is a community in dire need of our
model of re-invigorating local business and local self reliance.

2) our mission is not only to establish a market garden, but also to keep the Maidstone Public Hall site in
community hands. The market garden provides a way of doing so that not only relieves the burden from
council, but also creates great benefit.




3) There are a number of reasons why this particular site is uniquely suitable as a pilot site.

e large enough to show how much food can be generated using the world renown Permaculture design
approach; it has enough existing roof to harvest most of the water needed to maintain the garden; it has
an existing kitchen and cool room for preserving produce and running workshops/demonstrations; the
tennis courts are already raised, minimizing the run off of rainwater from the site

e itis the site of the Maidstone Public Hall, a place that we hope can become a pivot point again for people

to congregate and get to know one another, helping to reduce the isolation of some and for all to be a
community.

Supporting Organisations

As can be seen from the Appendices to this document, there is considerable support within the local and extended

community for a) keeping Maidstone Public Hall in community hands and b) creating a productive market garden on the
site.

Appendix 2 contains a sample of the emails and letters of support we’ve received from local Maidstone residents.

We have Letters of Support from a number of Co-operatives, Collectives and Community Groups. We will provide the
Letters of Support to the Council on Wednesday 4™ November. Below is a list of the supporting organisations

0 Seddon Organic Collective
Western Organic Collective
Newport Organic Collective

Yarraville Organic Collective

© O O O

Living Museum of the West
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Appendix 11 Financial Analysis

As this analysis shows, a profitable business can be successfully established by year 3. The benefits generated, both
monetary and social, serve as a positive example of a solution for multiple problems. This practical solution provides:

e Social benefit, helping people to re-connect to their neighbourhood;

e A home delivery service of fresh vegetables to people unable to leave their home easily for shopping;

e Provides fresh food in a food desert;

e Addresses the growing concern of peak oil. As current industrial agricultural practices are reliant on petroleum
based products for fertiliser, harvesting, storage and transport, a shift to urban food production can effectively
address this concern;

e Reduces the carbon footprint by improving soil quality, helping it to store carbon rather than produce it. Current
industrial agricultural practices cause bacterial and fungal depletion in the soil; bacteria and fungi are carbon
sinks. A 2002 CSIRO meta-analysis titled (authors L. B. Guo and R. M. Gifford )“Soil carbon stocks and land use
change: a meta analysis” showed that soil carbon stocks decline after land use changes from pasture to
plantation (-10%), native forest to plantation (-13%), native forest to crop (-42%), and pasture to crop (-59%).

e Highlights Maribyrnong City Council progressive policies.

A single site scenario will be calculated first. This limits the available land to one site, using 1200m2. Profits are
generated by Year 3.

A second, more realistic, scenario is then presented, where additional local sites will be cultivated. This is the normal
implementation of the SPIN methodology of multiple small plot sites in the same local area. The goal is to increase land
under cultivation to 2000m2 initially, starting from Year 2.

Scenario 1

We are proposing to use the SPIN (Small Plot INtensive farming) methodology http://www.spinfarming.com. This uses a
multi-crop rotational bed system. For this analysis, the target gross return is $100 per bed per cycle, with total bed
revenue of $300 per growing season. This represents three crops per marketing season.

The return highlighted for each bed is based on high value crops that are consistently in demand at farmers markets.
These crops are often highly perishable and when produced locally with minimal transport and harvested close to the
time of sale are often keenly sought by farmers’ market patrons. Other crops grown for consistent revenue over longer
periods will have lower targeted revenue per season but form an important component of economic and biological
diversity for the urban farmer.

Some of the more suitable high value leafy greens include; immature or ‘baby’ spinach (Spinacia oleracea), lettuce mixes
(Lactuca sativa) and rocket (Eruca sativa). Other high value crops suitable to the small-scale market farmer include
spring onions (Allium fistulosum), and herbs such as coriander (Coriandrum sativum) and basil (Ocimum basilicum).
Other high demand but longer-seasoned crops include garlic (Allium sativum), carrots (Daucus carota), small cherry-
sized tomatoes (Lycopersicon esculentum) and potatoes (Solanum tuberosum).

Other longer growing summer crops such as pumpkins (Cucurbita spp.), watermelons (Citrullus vulgaris), beans
(Phaseolus spp.), or eggplant (Solanum melongena) can be grown and marketed during the summer period of December
to March. This would extend the marketing season and potentially increase revenue.

Establishing a diverse cropping system has a number of positive aspects that include: (i) a varied plant architecture that
may support populations of natural predators; (ii) enhanced soil protective capacity through sound crop rotations; (iii)
reduced dependence on soil ameliorations; and (iv) the stability of economic returns with crops producing over an
expanded period.




Using a Price targeting system for the purposes of this scenario, the price per unit will be set at $3 per unit and $5 for
two units of produce. Each unit of produce will be different. For example, a standard unit for bagged produce such as
leafy greens might be 120 grams and a standard unit for bunched produce such as spring onions, radishes or coriander
might be bunches of eight individual plants. The marketing norms of each farmers market will ultimately determine the
appropriate standard unit for each grower. These price-targeting formulas are important for the direct marketing of
produce so that the urban grower may achieve a balance between high returns and an adequate throughput of produce.

Gross margins analysis is a simple way to calculate the potential profitability of a low-input, small-scale agriculture
focussing on high-value crops for niche markets.

Assumption 1: A single site with 1200m2 available for growing.

Assumption 2: Access to water using the rain harvested from the building roofs. Assuming an average rainfall of 400 mm,
132,000 litres can be harvested from the roof. Cost of water is not accounted for in this scenario.

Other rainwater harvesting systems will be implemented, such as stormwater reclamation systems. Other practical
measures to reduce evaporative losses include: sub-surface irrigation, mulching, shadecloth and selecting crops that
require less water. However, assuming a requirement to buy potable water for a shortfall of 250,000 litres adds an
additional $3000 to the seasonal variable costs.

Assumption 3: The 1200m2 land base is assigned according to high-value and longer-season cropping. For this gross
margins analysis a land apportionment rule of two-third of the land to high-value crops and one-third towards longer
season crops will be implemented.

Assumption 4: Bed size is standardised to 10m long by 1m wide, a 30cm access path with 10 beds per plot gives 100
beds. Based on assumption 3, the high-value crops will occupy 8 plots with 80 beds and long-season crops will occupy 4
plots with 40 beds.

Assumption 5: Marketing period of 40 weeks from September to June. This timeframe targets the most appropriate
growing period for the high-value crops outlined earlier.

Assumption 6: Farm labour is based on a single person working full-time. Extra labour for harvesting and processing may
be required throughout the marketing period. Extra labour and calculations for labour costs have not been included in
the initial gross margins calculation.

Assumption 7: Capital equipment depreciation is not included in the calculation. Forward estimates of inflation on
variable costs are estimated at 2% and are based on the consumer price index (CPI) for June 2009 (ABS 2009). Business
enterprise taxation has also been excluded from the variable costs, as has associated tax deductable business costs. Any
loan repayment for capital equipment has been excluded.

Fixed and variable costs
Total fixed capital costs required to establish the enterprise ranges from $6950 to $24160 depending on the purchase of
used or new equipment.

Seasonal variable costs are contained below $5000.

Estimated fixed capital costs

Equipment Assumptions Price $
(used ¢ new)

Rotary hoe Petrol 5.5HP 600mm wide 1500 - 3500

Irrigation equipment Pump and hoses, fittings 1500

Farmers market display — Metal framed folding tables 1000

table, banner, information plus stand shelter.




sheets

All equipment purchased new

Garden seeder Average used and new price 150 -360
Post-harvest area Dedicated benches, sinks and 1500
storage room for equipment
e.g. digital scales.
Harvest & processing Salad spinner $350 plus 800
Equipment assorted bins for harvesting
and sorting.
Farming tools (hoes, shovel, Used or new garden equipment | 500
wheel barrow, soil blocker) plus soil blocker for seedling
propagation.
Vehicle Assumed available or purchase | Nil — 15000
of a used utility.
Water tank 20,000 litres 2600
Total fixed costs 9550 to 26760

Estimated average variable costs

Item

Assumptions

Cost per season

Public liability insurance

$10/week for $10,000,000
Farmers Market insurance

350

Transportation costs (Petrol) Petrol: 20ltr (for 150kim) x ~960
$1.20/Itr x 40 weeks.
Vehicle maintenance 2 services per year @ $250 500
Seeds & plant sets High value crop seeds of 1000
various amounts & lower value
plant sets — approximate
Soil amendment (purchased 5-10 tonnes compost applied 400
compost, rock phosphate, every year.
plus other organic additions) After year 1, composting and
the use of locally sourced
organic materials should
significantly reduce the cost of
soil amendments.
Cooler utility costs Electricity and maintenance 700
Irrigation costs: pump and Petrol and replacement parts 250
hoses maintenance and and servicing.
operation
Sales bags/containers ~ 9000 large zip lock bags @ 800
$80/1000; plus ties for
bunching crops.
Total variable costs $4960

Revenue and gross margin calculation

Each crop will yield differently according to management and the normal differential biomass produced by different
crops. However an average estimate of unit numbers can be given for a bed. An example such as loose leaf lettuce
grown at four rows per bed can expect to yield approximately 700 grams per linear metre (personal observation). This

type of yield would allow for 50, 120 gram bags of lettuce leaf.

Assumption 8: Conservatively target an average yield of 40 units per bed, three times per season across the range of
high-value produce. Based on assumptions 4 and 5, the high-value produce section of the farm should target 9600 units

per season across 80 beds




The longer-season produce will produce fewer crops per season but averaged out over the season and over the range of
produce types, can be estimated to produce 60 units per bed resulting in 2400 units per season.

Assumption 9: Market price has been targeted at $2.50 per standard unit of produce.

Total estimated units

Crop type Units Revenue
High Value 9600 24000
Longer season 2400 6000
Total 30000

Assumption 10: The first year will encounter operational and marketing problems unforeseen to the operator. To reflect
this, it is assumed that revenue scales up to 100% over a 3 year period. Revenue is scaled back in the first two years to
reflect the implied learning curve.

Gross Margins for Year 1to 3

Year 1 @ 75% capacity | Year 2 @ 90% capacity | Year 3 @ 100%
capacity
Total Revenue 22500 27000 30000
LESS
Total variable Costs 4960 5059 (2% CPI) 5160 (2% CPI)
Gross Margin 17540 21941 24840

The rate of pay for the Fruit and vegetable industry growing award wage in Victoria is $14.31. Based on a 40 hour week,
this equals $572.40 per week. Using Assumption 5, a 40 week season is gives a Wages cost of $22896.

Profit after accounting for wages

Year 1 Year 2 Year 3
Gross Margin 17540 21940 24840
Profit after Wages (5356) (956) 1944

By year 3 a profit is generated.

Scenario 2

The intention is to expand the land under cultivation to 2000m2, a 66% increase, after the first year of operation. This
would be achieved by leasing land from local neighbours for a nominal fee - $25 a year — in return for a landscaped
garden attended to on a daily basis.

Assuming such an increase after year 1 produces the following result (assuming an increase to 130 beds high value, and
70 beds long season).

Total estimated units

Crop type Units Revenue
High Value 15600 39000
Longer season 4200 10500
Total 49500

Assuming 8 neighbours have a spare 100m2 each, and agree to lease their land at $S25 a year per site, an additional cost
of $200 a year is incurred.
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Gross Margins for Year 1 to 3

Year 1 @ 75% capacity | Year 2 @ 90% capacity | Year 3 @ 100%
capacity
Total Revenue 22500 44550 49500
LESS
Total variable Costs 4960 5300 (2% CPI) 5406(2% CPI)
Gross Margin 17500 39250 44094
Profit after accounting for wages
Year 1 Year 2 Year 3
Gross Margin 17540 39250 44094
Profit after Wages (5356) 16534 21198
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