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1.0  Executive Summary 

1.1   This Demand and Supply Analysis has been reviewed and updated having regard to the 

most recently available census and other data available.  Overall the assessment has not 

significantly changed from the previous analysis titled, Proposed Rural Living Development, 

Tarran Valley Estate, Demand and Supply Analysis, dated September 2008 prepared by 

Foresite Pty Ltd.   

1.2   The Tarran Valley Estate is proposed on a 125 hectare vacant parcel of land situated 

immediately south-east of the township of Maldon.  Amendment C36 proposes to rezone the 

subject land from a Farming Zone to a Rural Living Zone to facilitate rural living 

development.  It also seeks as considered by the C36 Panel, to amend the Schedule to the 

RLZ to provide a 1.0 ha minimum lot size for subdivision and apply a Development Plan 

Overlay and Schedule 8 – Tarran Valley, Castlemaine- Maldon Road, Maldon (DPO8) and 

Environmental Significance Overlay and Schedule 8 – Tarran Valley – Biodiversity Protection 

and Enhancement(ESO8) to the subject land.  All other existing overlays remain unchanged. 

1.3   The proposed development plan, dated May 2014 (Version 30) provides for the subdivision 

of the land into 42 lots ranging in size from 1.2 hectares on cleared areas of the site to 

approximately 22.8 hectares on heavily vegetated areas of the site depending upon site 

conditions and service capability within the development area.   

1.4   Following a review of referral authority comments relating to domestic wastewater disposal, 

the proposal will now provide reticulated sewer to all lots in the subdivision excluding 

proposed lots 34-36 and 42 (Lots 34 and 36 will be connected to sewer by grinder and Lots 

35 and 42 exceed 20ha and will be able to dispose of waste on-site).  The connection of the 

lots to reticulated sewerage in our view will make the lots similar in appeal to smaller 

serviced general residential lots offered to the market. 

1.5   Conclusions of Demand and Supply Assessment 

1.6   In line with the Planning Practice Note 37: Rural Residential Development (June 2012) 

guideline “to identify projected population and household increases and housing needs over 

a 10 year period for the area” this Demand and Supply Analysis has established that 50 

additional dwellings will be required in the form of Rural Living over the next 10 years for 

Maldon or 5 dwellings per annum.  The total number of lots to be released as part of the 

Tarran Valley development is 42 – comprising 8.4 years of supply at this rate of demand, 

less than 10 years supply in line with the PPN37, Rural Residential Development, June 2015. 

1.7   The assessment further concluded that 5 additional dwellings is the minimum projected 

requirement for rural living dwellings per annum.  A range of other likely drivers could lead 

to a greater demand for dwellings including: 

 The lack of alternate consolidated, good quality supply of vacant rural residential lots 

within 5 kilometres of Maldon (refer section 5.13 of this report). 
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 The continued growth in the population of Castlemaine as a key place of work for 

Maldon residents and lack of residential and rural residential land supply in 

Castlemaine. 

 The Tarran Valley estate rural living development in Maldon is of a scale that is different 

to other small lots being developed for rural living in Maldon and will therefore generate 

a demand of its own. 

1.8   Given the continued growth in population in Castlemaine and a lack of supply of residential 

and rural residential land to service the Castlemaine area it is conceivable that a portion of 

demand for residential land in Castlemaine will be taken up by available supply in nearby 

Maldon.  Castlemaine is also a significant place of employment for the workforce residing in 

Maldon with 21.8% of Maldon’s workforce working in Castlemaine.  

1.9   On the basis of a similar projection of demand for residential dwellings in Castlemaine, in 

the order of 60 dwellings per annum is required to meet demand.  Even if 10% of the 

Castlemaine projected demand for dwellings was taken up by available supply in nearby 

Maldon due to constraints in supply on Castlemaine this would comprise 6 dwellings per 

annum taken up in Maldon.  Assuming Tarran Valley Estate absorbed say 30% of this 

overflow (i.e. 2 lots per annum). This further analysis therefore concludes the order of 

project demand could be 7 lots per annum or 70 lots over a 10 year period. The total 

number of lots to be released as part of the Tarran Valley development of 42 could 

therefore comprise 6 years of supply under this scenario. 

1.10   In conclusion the minimum projected requirement for rural living dwellings per annum in 

Maldon is 5 new dwellings per annum or 50 over a 10 year period.  Given a range of other 

factors will likely lead to a greater demand for dwellings including constraints in rural living 

lot supply in Maldon, Castlemaine and the Calder Freeway corridor, and the scale and fully 

serviced nature of the Tarran Valley proposal, further analysis has confirmed that demand 

could be 7 lots per annum or 70 lots over a 10 year period.  The 42 lots proposed in Tarran 

Valley development could therefore comprise between 6 and 8.4 years of supply under this 

analysis. 

1.11   Our assessments of alternate supply of vacant rural landholdings within 5 kilometres of 

Maldon has concluded that rural residential development in Maldon is severely constrained 

due to lack of consolidated landownership, fire hazard and interface and amenity issues 

including the adjacent State Parks and historic reserves that form an edge to the urban area 

as well as wastewater management, land capability constraints and the heritage overlays 

effecting the central township area.  Urban expansion is also further limited by the planning 

objectives of the Maldon Framework Plan, which aims to protect the views and vistas to 

Mount Tarrengower and the views of the historic reserves and mining landscapes adjacent 

to the township.  These constraints will therefore significantly limit the number of 

opportunities in and around Maldon to create further residential lots to cater for market 

demand.   

1.12   It is therefore submitted that the Tarran Valley proposal would provide a very different 

product to the Maldon property market in the form of a well-planned, environmentally 

sensitive, high quality Rural Living development. 
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1.13   Summary of Findings 

1.14   In summarising the findings of the Demand and Supply Analysis report, key findings are 

noted as follows: 

 There is an increasing demand for rural living within the Mount Alexander Shire with 

key influencing factors including: 

o The natural heritage and town character of Maldon provide an attractive option for 

people looking to move to a rural area who are specifically seeking out a rural living 

lifestyle. 

o Demographic trends such as the ageing nature of Maldon’s population, increase in 

tourism, decrease in average household size, large percentage of in-migration in 

the last 5 years and increase in the number of unoccupied dwellings, all lead to an 

increase in demand for residential housing options in Maldon. 

o The population of Maldon is forecast to increase at an average rate of 1.2% per 

annum over the next 10 years, providing an additional 147 people or 74 new 

households to the town. 

o Added to the assessed dwelling numbers from population growth forecasts, our 

assessment has further included additional dwelling requirements not directly 

associated with population growth.  Associated factors of note therefore include: 

 The high proportion of unoccupied dwellings in the area reflecting a significant 

growth in demand for holiday homes or homes for semi-permanent residents in 

Maldon; and 

 The relative affordability of homes in regional Victoria compared to 

metropolitan Melbourne and coastal areas of Victoria.  

 Our assessment therefore concluded that the number of additional Rural Living 

dwellings required in Maldon over the next 10 year period is 50, or 5 per annum. The 

Tarran Valley Estate of 42 lots therefore equates to 8.4 years of supply. This is the 

minimum projected requirement for rural living dwellings per annum.  A range of 

other likely drivers will likely lead to a greater demand for dwellings.  

 Given the continued growth in population in Castlemaine and a lack of supply of 

residential and rural residential land to service the Castlemaine area it is very 

conceivable that a portion of demand for residential land in Castlemaine will be taken 

up by available supply in nearby Maldon.  Assuming Tarran Valley Estate absorbed say 

30% of demand from Castlemaine, due to constraints in supply (i.e. 2 lots per annum) 

this would increase the likely order of demand to around 7 lots per annum. The lots to 

be released as part of the Tarran Valley development of 42 could therefore comprise 6 

years of supply under this scenario. 
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 On this basis, a master planned, larger scale rural living development will provide the 

best outcome for both providing new housing to meet demand, but also to meet the 

demand more specifically for rural living. 

 Alternative areas for the supply of a Rural Living zone were considered as part of the 

analysis.  It was determined that whilst there are other vacant lots available in Maldon, 

significant constraints limit their suitability for a rural living development, including: –  

o The sites cannot provide the scale and opportunity of a well-planned rural living 

development.  Use of such lots encourages ad hoc, unplanned infill development. 

o The sites identified are mostly in-fill sites or are currently in use for operational 

farms and existing dwellings.   

o There are interface issues with the forest and adjoining land uses (i.e. industrial, 

refuse station, fire hazard buffers) as well as native vegetation and topographical 

constraints. 

o Most of these areas require significant upgrade to existing gravel roads and 

services including due to waste water land capability, services and infrastructure 

with significant costs limiting viable development outcomes. 

o Maldon and the surrounding hinterland areas (i.e. within approximately a 12km 

radius) are within the Cairn Curran Water Supply Catchment and subdivision below 

40ha will not be approved by Goulbourn Murray Water without provision of a 

reticulated sewerage connection.  This significantly restricts further residential 

subdivision and supply in rural areas surrounding Maldon (refer 5.37 of this report 

for further detailed explanation). 

o Many of the land titles are not consolidated in single ownerships.  Therefore, whilst 

on a plan there appears the opportunity to construct dwellings on each of these 

lots, the current ownership patterns limit rural living development. 

o The majority of the identified areas would require a re-zoning and/ or planning 

permit to allow for rural living development.  This process is lengthy and any 

application and approval for rezoning land to Rural Living Zone in alternative areas 

of Maldon would see a significant lead time to the release of lots to the market.   

o In addition State Government planning policy to retain high quality agricultural land 

discourages approvals for residential dwellings on farm zoned land which are not 

required to support agricultural uses undertaken on the land. 

o The lack of supply is further reflected in low building approval numbers and lots 

being offered for sale. 

 Of those areas identified where rural living could potentially be supported, the overall 

size of these landholdings would not allow for such a well planned development as 

Tarran Valley will be able to provide. All of these alternative areas would also require 

re-zoning like Tarran Valley, and hence, would also need to go through the same 

Planning Scheme amendment process and be able to respond to the same Rural Living 

policies. 

 The development of Tarran Valley will also help to ease the current lack of available 

residential vacant lot supply in Maldon and provide a wider range of housing options for 

those looking to enter the housing market.   
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 It is submitted that the Tarran Valley estate rural living development in Maldon is of a 

scale that is different to other small lots being developed for rural living in Maldon and 

will therefore generate a demand of its own and will assist in Council’s management of 

small rural lots within the Farming zone areas.   

1.15   The analysis also specifically responds to the queries raised by the Advisory Committee in 

relation to: 

 The extent of demand for lots that are likely to result from rezoning the land to the 

Rural Living Zone. 

1.16   Response:  

 The 10 year supply required to meet rural residential demand is at a minimum 50 new 

dwellings in the Rural Living zone. Tarran Valley Estate is to provide for 42 dwellings, 

comprising 8.4 years of supply at this rate of demand, less than 10 years supply in line 

with the PPN37, Rural Residential Development, June 2015.  

 Further analysis has concluded that this is the minimum projected requirement for rural 

living dwellings per annum. Having regard to a range of further influencing factors 

including the lack of supply in the Castlemaine area, the project demand could be 7 lots 

per annum or 70 lots over a 10 year period. The total number of lots to be released as 

part of the Tarran Valley development of 42 could therefore comprise 6 years of supply 

under this scenario. 

 In conclusion the minimum projected requirement for rural living dwellings per annum 

in Maldon is 5 new dwellings per annum or 50 over a 10 year period.  Given a range of 

other factors will likely lead to a greater demand for dwellings including constraints in 

rural living lot supply in Maldon, Castlemaine and the Calder Freeway corridor, and the 

scale and fully serviced nature of the Tarran Valley proposal, further analysis has 

confirmed that demand could be 7 lots per annum or 70 lots over a 10 year period.  The 

42 lots proposed in Tarran Valley development could therefore comprise between 6 and 

8.4 years of supply under this analysis. 

1.17   It is therefore submitted that the development of Tarran Valley Estate will not provide an 

oversupply of housing to the market of Maldon and surrounding region, and is in fact 

required to meet the future demand for housing required to support employment and 

population growth the Maldon and Castlemaine areas. 
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2.0  Introduction and Background 

2.1   Instructions  

2.2   This demand and supply analysis of rural living and low density residential property within 

and around the Maldon Township formed part of the request for an Amendment C36 to the 

Mount Alexander Planning Scheme to rezone the Tarran Valley land from a Farming Zone to 

a Rural Living Zone to facilitate rural living development. 

2.3   Ministerial Direction No.6 referred to ‘Guidelines for Rural Residential Development’ and 

specifies the categories of land which should not be developed for rural residential use.  

Ministerial Direction No. 6 required that: 

2.4   “In preparing an amendment which would have the effect of allowing (whether or not 

subject to the grant of a permit) rural residential development, a planning authority must: 

Comply with Guidelines for Rural Residential Development October 1997 and October 2006, 

prepared by the Department of Infrastructure. The October 2006 Guidelines indicate that a 

local housing analysis should: 

 Identify demographic trends, including changes in household structure and composition. 

 Identify housing market trends, including dwelling type. 

 Identify projected population and household increases and housing needs over a 10 

year period for the area. 

 Identify the number and types of additional houses required including the proportion of 

new housing that would be in the form of rural residential development”. 

2.5   These Guidelines further noted that an amendment must not provide for rural residential 

use or development of land which would increase the supply of rural residential land to 

more than required to meet a 10 year demand for rural residential lots (including vacant 

lots in the existing supply), based on annual building approvals over at least the past five 

years or other suitable basis. 

2.6   These Ministerial Guidelines have since been revoked and replaced by guidelines articulated 

in Planning Practice Note 37: Rural Residential Development (June 2012) which provide 

strategic planning direction for rural living land use.  Relevant requirements with regard to 

“Housing need” require a local housing analysis which should: 

 Identify demographic trends, including changes in household structure and composition. 

 Identify housing market trends, including dwelling type. 

 Identify projected population and household increases and housing needs over a 10 

year period for the area. 
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 Identify the number and types of additional houses required including the proportion of 

new housing that would be in the form of rural residential development. 

 What is council’s projected population for the next 10 years?  

 How many new households will be required? 

 Given the existing number of dwellings, how many additional dwellings will be required 

to meet population and household projections? 

 How many of these additional dwellings will be in the form of rural residential? 

(PPN37, Rural Residential Development, June 2015, pp. 3-4) 

2.7   This Demand and Supply assessment has identified the need for rural residential dwellings 

in Maldon over a 10 year period in line with the requirements of these Guidelines. 

2.8   I have further been instructed that this Demand and Supply Analysis should also address 

the requirements of the Department of Environment, Land, Water and Planning, letter dated 

29 September 2015 and signed by Con Tsotsoros, Advisory Committee.  The letter specifies 

that the following must be addressed as part of the submission: 

 The extent of demand for lots that are likely to result from rezoning the land to the 

Rural Living Zone. 

2.9   The preparation of this assessment has involved the following key tasks: 

 Review of previous Demand and Supply Analysis titled, Proposed Rural Living 

Development, Tarran Valley Estate, Demand and Supply Analysis, dated 28 November 

2008, prepared by Foresite Pty Ltd 

 Desktop review of the Mount Alexander Planning Scheme and other relevant 

documentation which impacts on the planning, development, supply and demand of 

Maldon and surrounds. 

 Site inspection of Maldon Township, including inspection and assessment of a range of 

vacant land based on 2 November 2015. 

 Preparation of a Demand and Supply Analysis report summarising the findings and 

analysis of the forecast demand and required supply of rural residential housing in 

Maldon. 

2.10   The Demand and Supply Analysis has been updated with the most recent census and other 

data available (refer to section 3). 
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2.11   Tarran Valley Estate Proposed Rural Living Development Overview 

2.12   The Tarran Valley Estate is a 125 hectare vacant parcel of land situated immediately south-

east of the township of Maldon.  The site lies on the north side of the Maldon-Castlemaine 

Road and consists of both vegetated and cleared areas.  The subject property consists of 

twenty-four separate Crown Allotments being: CA 1, 2, 3, 4, 5, 5A, 5B, 6, 6A, 7A, 13, 14, 

21, 22, 23, 24, 25, 26, 27, 28, 29, 30, 31 & 32 Section 1, Parish of Maldon. 

2.13   Approximately 32 ha of the subject land is cleared with 93 ha vegetated. The copses of 

native vegetation are unfenced from the cleared land and carry little understorey due 

mainly to the prolonged drought conditions and some grazing evident by pest animals. No 

stock grazing has been conducted on the land for some time and some coppice regrowth 

and natural regeneration has occurred. 

2.14   Amendment C36 proposes to rezone the subject land from a Farming Zone to a Rural Living 

Zone to facilitate rural living development.  It also seeks to as considered by the C36 Panel 

to amend the Schedule to the RLZ to provide a 1.0 ha minimum lot size for subdivision and 

apply a Development Plan Overlay and Schedule 8 – Tarran Valley, Castlemaine- Maldon 

Road, Maldon (DPO8) and Environmental Significance Overlay and Schedule 8 – Tarran 

Valley – Biodiversity Protection and Enhancement (ESO8) to the subject land.  All other 

existing overlays remain unchanged. 

2.15   The proposed development plan, dated May 2014 (Version 30) provides for the subdivision 

of the land into 42 lots ranging in size from 1.2 hectares on cleared areas of the site to 

approximately 22.8 hectares on heavily vegetated areas of the site depending upon site 

conditions and service capability within the development area.   

2.16   Following a review of referral authority comments relating to domestic wastewater disposal, 

the proposal will now provide reticulated sewer to all lots in the subdivision excluding 

proposed lots 34-36 and 42.  (Lots 34 and 36 will be connected to sewer by grinder and 

Lots 35 and 42 exceed 20ha and will be able to dispose of waste on-site).  The connection 

of the lots to reticulated sewerage in our view will make the lots similar in appeal to smaller 

serviced general residential lots offered to the market. 

2.17   Definition of Low Density Residential and Rural Living Allotments 

2.18   We have used the following definitions of Low Density Residential and Rural Living from the 

Mount Alexander Planning Scheme: 

2.19   Low Density Residential subdivision refers to sub-division or development of land for 

residential purposes, which in the absence of reticulated sewerage, can treat and retain all 

wastewater.  Lot sizes within Low Density Residential subdivisions must be a minimum of at 

least 0.4 hectares. 

2.20   Rural Living subdivision refers to subdivision of or development of land for residential use 

in a rural environment to: 

 Provide for residential use in a rural environment. 
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 Provide for agricultural land uses which do not adversely affect the amenity of 

surrounding land uses. 

 Protect and enhance the natural resources, biodiversity and landscape and heritage 

values of the area. 

 Encourage use and development of land based on comprehensive and sustainable land 

management practices and infrastructure provisions. 

2.21   Minimum lot sizes in Rural Living subdivisions can vary but if no area is specified in the 

schedule to the zone, as is the case for Maldon, then each lot must be at least 8 hectares.  

It is however noted that Amendment C36 proposes a Schedule to the Rural Living Zone to 

allow for lots smaller than 8 hectares. 

2.22   Allotments are new blocks of land that are created to be occupied by a new dwelling. 

2.23   Data Sources 

2.24   In order to prepare the report, the following data sources have been used to assess demand 

and supply for rural living and low density residential within and around the Maldon 

Township: 

 Australian Bureau of Statistics, Census of Housing and Population Data 1996, 2001, 

2006 and 2011, www.abs.gov.au. 

 Mount Alexander Planning Scheme, Mount Alexander Shire Council, 

www.mountalexander.vic.gov.au.  

 Mount Alexander Rural Living Strategy 2006, Mount Alexander Shire Council, 2006.  

 Mount Alexander Urban Living Strategy October 2004, Mount Alexander Shire Council 

www.mountalexander.vic.gov.au/Files/Mount_Alexander_Urban_Living_Study.pdf.  

 Urban Development Program, Regional Residential Report for the Shire of Mount 

Alexander, Department of Environment, Land, Water and Planning, 2012. 

 Residential Land Demand and Supply Analysis, Phillip DeAraugo Integrated Strategic 

Urban Planning for the Sustainable Development Unit, September 2010 

 Planning permit applications in open, potable water supply catchment areas, 

Department of Sustainability & Environment, November 2012. 

 Loddon Mallee South Regional Growth Plan – Southern Region” (2013).  

 Rural Residential development, Planning Practice Note 37, Department of Environment, 

Land, Water and Planning, June 2015. 

 Towns in Time 2011, Department of Sustainability & Environment, 

http://www.dse.vic.gov.au/DSE/dsenres.nsf/LinkView/E05D934749B13CE2CA256D3B0

005539F5D8F38B915AF5AA1CA256D1A0022BDE9.  

 ABS 2011 Census Journey to Work Data from TableBuilder 

 Estimated Residential Population (ERP) Regional Population Growth, Australia, 2011, 

ABS catalogue 3218.0, compiled by ID Consultants. 

 City of Greater Bendigo Population Projections, 2015, City of Greater Bendigo, 

www.id.com.au/bendigo/forecastid.  
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 Sponge Cities and Small Towns: a new economic partnership paper July 2005, Trevor 

Budge, http://www.latrobe.edu.au/csrc/fact2/refereed/budge.pdf.  

 Policy Implications of the development of teleworking in Victoria July 2006, Department 

of Infrastructure, http://www.grassroots.org.au/news/items/2006/08/94633-upload-

00001.pdf. 

 Tourism Profiles for Local Government Areas in Regional Australia, Tourism Australia 

www.tra.australia.com. 

 Victoria’s Regional Tourism Strategy 2013-2016, Tourism Victoria, December 2013. 

 Provincial Victoria – Emerging Trends in Jobs and Population, Victorian Government, 

2005. 

http://www.business.vic.gov.au/busvicwr/_assets/main/lib60018/provvic_trends_jobs_

population.pdf.  

 Moving Forward: Making Provincial Victoria the Best Place to Live, Work and Invest, 

Victorian Government 2005 

http://www.business.vic.gov.au/busvicwr/_assets/main/lib60139/pv-

movingforward.pdf.  

 Valuer-General Victoria, “A Guide to Property Values, 2014”. 

 Maldon Property Market Listings, www.realestate.com.au as of 4 Nov 2015. 

 Department of Transport, Planning and Local Infrastructure, Victoria in Future 2015 

population and household projections, 6 Aug 2015. 

 Mount Alexander Shire Building Department, Building permit data, 2008 

 Victorian Building Authority, Building Permit Activity Data, 2009 to Oct 2015. 

 Mount Alexander Planning Scheme Amendment C61. 

 Rural Land Study, EnPlan, dated 21 January 2014. 

 APM PriceFinder property sales database Nov 2015. 

http://www.realestate.com.au/
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3.0  Population Growth and Site Context 

3.1   Mount Alexander Shire 

3.2   Mount Alexander Shire is situated 120 kilometres north-west of Melbourne.  The Shire is 

most well known to be home of Castlemaine and Maldon, but also includes the towns of: 

Baringhup, Welshmans Reef, Newstead, Eberys, Porcupine Flat, Muckleford, Harcourt, 

Barkers Creek, Campbells Creek, Guildford, Yapeen, Vaughan, Fryerstown, Chewton, 

Faraday, Elphinstone, Taradale, Sutton Grange and Metcalfe. 

3.3   The business centre of the Shire is Castlemaine. Castlemaine’s mining past has provided the 

town with manufacturing industries such as smallgoods manufacturers, foundries, carpet 

spinning mills, hospitals, prisons, and after market car parts manufacturers. The city of 

Castlemaine is well serviced by a distinctive retail sector with many wholesalers and 

artisans located in the Castlemaine area. 

3.4   A 15 minute drive from Castlemaine is the town of Maldon. Maldon was declared Australia’s 

“First Notable Town” in 1966 by the National Trust and today Maldon attracts residents and 

visitors alike. Maldon is one of the best preserved of Victoria’s gold mining towns, and has 

2km of heritage registered streetscapes, a vintage steam railway, a hospital, aged care 

facilities, gold mine tours, many accommodation options, and a small retail centre. 

3.5   The other towns and outlying parts of Mount Alexander Shire also include towns such as 

Harcourt which is Victoria’s centre for apple production. The fertile soils of the Harcourt 

Valley produce fine fruit, which are easily and efficiently dispatched to market via the Calder 

Highway. The granitic soils of Harcourt and Sutton Grange also produce fine wines while the 

surrounding plains allow for broad acre farming. 

3.6   The Shire is connected to Melbourne and the regional centre of Bendigo via the Calder 

Highway.  Over the past 10 years upgrades to the Calder Highway, the connectivity of the 

residents of the Shire to both Melbourne and Bendigo has dramatically improved.  Generally 

accepted drive times to central Melbourne of just over 1 hour and to Bendigo and 

Castlemaine of approximately 20 minutes means residents can easily commute to either 

Melbourne, Castlemaine or Bendigo for work, services or entertainment, whilst maintaining 

a country lifestyle, and it also means visitors are more likely to make ‘day trips’ or ‘weekend 

trips’ to the area.  The Bendigo Regional Fast Rail Project has also made the Shire more 

accessible for residents and visitors with 20 daily services during the working week between 

Castlemaine to Melbourne with a commute time of 90 minutes.   

3.7   As Shown in Table 1 below, the proportion of elderly age cohorts has accounted for an 

increasingly large proportion of the shire’s overall population. From 2006 to 2011 the 

proportion of population aged 55+ increased from 26% to 37%. The Mount Alexander Rural 

Living Strategy 2006, Page 6, indicates that the population of the shire is largely expected 

to ‘age in place’ which should see this trend continue. 
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3.9   Table 1.  Mount Alexander Shire Population Australian Bureau of Statistics, 

www.abs.gov.au,  

Age Group 1996 2001 2006 2011 

0-4 1,086 875 897 804 

5-14 2,548 2,475 2,266 2,055 

15-24 1,642 1,656 1,682 1,727 

25-54 6,495 6,527 6,334 6,284 

55-64 1,510 1,807 2,321 2,821 

65+ 2,632 2,801 3,057 3,513 

Total Persons 15,913 16,141 16,557 17,204 

% Change from 

Previous 5 Years 

N/A 1.43% 2.58% 3.91% 

3.10   The most recently released Estimated Residential Population (ERP) for 2014 Mount 

Alexander Shire prepared by the Australia Bureau of Statistics indicated a continued growth 

in population since 2011 of 230 persons. 

3.11   Clause 21.02 Mount Alexander Planning Scheme, July 2012 also states that “it is predicted 

that the population of the Shire will continue to age, and by the year 2021 will have almost 

32% of the population over 60 years.  This change will require an increase in housing choice 

and in community health care and welfare services.” 

3.12   The population projection for the Shire as stated in Clause 21.02 Mount Alexander Planning 

Scheme, July 2012, is an annual increase of 1.4% to the year 2021.  As part of this review 

and update of the Demand and Supply analysis this population forecast will be reviewed, 

based on other available population forecast information available, to determine if this 

figure is appropriate for use for forecasting Maldon’s population, and therefore demand for 

housing supply. 

3.13   Clause 20.04 Mount Alexander Planning Scheme further notes that: 

The Shire’s urban centres accommodate approximately 67% of the Shire’s total population. 

The urban population of the Shire is increasing due mainly to housing growth in 

Castlemaine. The Shire is experiencing a “sea change” trend. Almost 3,000 people moved to 

the Shire between 1996-2001 with the majority moving from Melbourne. Factors influencing 

this trend include reduced travel times to Melbourne and Bendigo, quality of lifestyle, 

heritage character, and comparatively lower house and land prices. The State Government 

Melbourne 2030 Strategy “promotes growth of regional cities and key towns within 

transport corridors…” Council’s Urban Living Strategy is a strategic response to the 

Melbourne 2030 Strategy. 

 

The Mount Alexander Urban Living Strategy estimates growth of the Shire’s population from 

16,200 to 21,400 by the year 2021. The proportion of the Shire’s urban population is 

estimated to increase from around 67% in 2001 to 73% by 2021. Approximately 50% of the 

Shire’s population growth during this period is expected to occur in Castlemaine (Clause 

20.04 Mount Alexander Planning Scheme, p. 1). 

3.14   Maldon 
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3.15   Maldon is one of the most intact nineteenth century towns in Australia, with a large number 

of buildings and works of historic significance in the area.  Maldon and other historic sites 

have an unusual and attractive relationship with the diverse natural and historic landscape 

which forms an essential part of the character of both the town and its surroundings. 

3.16   The Mount Alexander Urban Living Strategy, October 2004, Page 22, states that “town 

expansion in Maldon is severely limited due to the adjacent State Parks and historic 

reserves that form an edge to the urban area.  Some residential expansion is possible to the 

south of the town on land that is currently undeveloped.” 

3.17   Figure 1 below shows a map of Maldon and the location of the township boundary, and in 

the process separates the ‘urban’ areas from the ‘rural’ areas.  The area indicated by a red 

line represents the proposed location of the Tarran Valley estate. 

3.18   Figure 1. Maldon Framework Plan, Mount Alexander Urban Living Strategy 

prepared by Planit, January 2004. 
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3.19   Figure 2 below has been taken from the proposed Clause 21.12 Local Area Plans, which is 

part of Mount Alexander Planning Scheme Amendment C61, which has been submitted to 

the Department for approval. This plan for Maldon is consistent with the earlier plan shown 

in the 2004 Mount Alexander Urban Living Strategy with the addition of an Urban/bushfire 

hazard interface. The subject site is shown as a preferred Rural Living area of Maldon. 

3.20   Figure 2. Maldon Framework Plan, Proposed Clause 21.12 Local Area Plans, Mount 

Alexander Planning Scheme Amendment C61 
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3.21   The 2011 Census of Population and Housing show the following characteristics about the 

town of Maldon and its population: 

 The population of Maldon in 2011 (Urban Centre/Locality) was 1,236 people.  This is an 

increase of 15 people from the 2006 Census. 

 There are a high proportion of unoccupied dwellings (23.6% in 2011 compared to 

16.4% across the Shire).  This represents an increase of 11.2% over the last 5 years.  

By comparison, in 2011 Regional Victoria had a total of 17.0% unoccupied dwellings, 

and in 2006 15.7%. 

 49.2% of Maldon’s population is aged 55 years or over, with a Median age of 54 years 

(compared to 37 for Australia). 

 Average household size in 2011 is 2.0 people per household, compared to 2.1 in 2006. 

3.22   Table 2.  Maldon Population Australian Bureau of Statistics, www.abs.gov.au 

Age Group 2001 2006 2011 

0-4 70 56 35 

5-14 219 136 109 

15-24 99 97 114 

25-54 420 401 370 

55-64 137 219 260 

65+ 290 310 349 

Total Persons 1,235 1,219 1,237 

% Change from 

Previous 5 Years 

N/A -1.30% 1.48% 

Note: Census boundaries for Maldon have changed between Census years which may have influenced 

the population figures to some degree. 

3.23   The Department of Sustainability & Environment 2011 survey “Towns in Time” show the 

following characteristics about the town of Maldon and its population: 

 There has been an increase in visitors to Maldon from 1981 to 2011 (from 3.1% in 1981 

to 5.6% in 2011). 

 In 2011 58.0% of the population are long-term residents (living at the same address as 

5 years ago). 

 The remaining 42.0% of the population have moved to Maldon either from elsewhere in 

the Shire, elsewhere in Victoria, or from interstate in the last 5 years. 

3.24 Castlemaine is a significant place of employment for the workforce residing in Maldon. 

Journey to Work data from the 2011 Census indicates that in 2011 there 541 people 

residing in Maldon that were employed. Of these 541 people, 118 listed their place of work 

as Castlemaine, which accounts for 21.8% of Maldon’s total workforce. 
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3.24   Bendigo 

3.25   The Greater City of Bendigo, and its proximity to the Mount Alexander Shire provide a 

significant source of in-migration to Maldon and surrounds (Mount Alexander Urban Living 

Strategy, October 2004, Page 2) and are likely to continue to influence the population 

growth of Maldon.  References to Greater Bendigo trends have been included in this analysis 

where appropriate.  Table 3 below shows the forecasted population growth for the City of 

Greater Bendigo.  For the 25 year period 2011 to 2036 the population is forecast to grow at 

1.7% per annum. 

3.26   Table 3.  City of Greater Bendigo Population Projections, City of Greater Bendigo, 

www.id.com.au/bendigo/forecastid, Aug 2015. 

Age Group 2011 2016 2021 2026 2031 2036 

Under 15 19,790 22,503 25,281 27,336 29,167 31,086 

15-64 66,369 71,520 76,701 82,251 88,346 94,795 

65-84 13,652 16,318 19,282 22,038 24,375 26,227 

85+ 2,187 2,513 2,712 3,070 3,486 4,042 

Total Persons 101,998 112,854 123,976 134,695 145,374 156,150 

% Change from 

Previous 5 Years 

9.38% 10.64% 9.86% 8.65% 7.93% 7.41% 

3.27   Metropolitan Melbourne  

3.28   Metropolitan Melbourne, and its proximity to Maldon provide a significant source of in-

migration to the town (Mount Alexander Rural Living Strategy, 2006, page 12).  As such, 

Melbourne’s population trends and forecasts, as detailed in Table 4, are likely to have an 

ever-increasing effect on the population growth of Maldon.  As Melbourne’s population 

increases, it will also increase the number of people of people seeking out rural living 

lifestyles.  References to Melbourne (and Regional Victorian) trends have been included in 

this analysis where appropriate.  Table 4 below shows the forecasted population increases 

of Metropolitan Melbourne.  For the 25 year period 2011 to 2036 the population is forecast 

to grow at 2.6% per annum. 

3.29   Table 4.  Greater Melbourne Capital City Statistical Area Population Projections 

2011-2036, Victoria in Future 2015 

Age Group 2011 2016 2021 2026 2031 2036 

Under 15 753,906 842,107 939,990 1,020,147 1,078,095 1,119,907 

15-64 2,875,011 3,130,162 3,373,755 3,613,640 3,871,129 4,135,729 

65-84 467,159 560,624 662,404 775,473 878,753 975,290 

85+ 73,290 90,244 102,224 121,662 154,801 204,159 

Total Persons 4,169,366 4,623,137 5,078,373 5,530,922 5,982,778 6,435,085 

% Change from 

Previous 5 Years 

N/A 10.88% 9.85% 8.91% 8.17% 7.56% 
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4.0  Supply and Demand Analysis for Rural Living 

Lots in Maldon 

4.1   Introduction 

4.2   Building on the contextual data outlined in Section 3.0 of this report, this section provides 

an analysis of the current drivers of demand and status of current supply of rural residential 

land in Maldon and surrounding areas.  This analysis has involved: 

 A documentation review of available data sources associated with population, 

demographics, demand and supply including: 

o Rural Land Study, EnPlan, dated 21 January 2014 

o Mount Alexander Rural Living Strategy 2006 

o Urban Development Program, Regional Residential Report for the Shire of Mount 

Alexander, 2012. 

o Residential Land Demand and Supply Analysis, Phillip DeAraugo Integrated 

Strategic Urban Planning for the Sustainable Development Unit, September 2010. 

 An assessment of the key drivers of demand for Rural Living in both Regional Victoria 

and Maldon. 

 A review of the current supply of Rural Living lots in Maldon. 

 An estimate of the number of vacant allotments available in potential Rural Living 

areas. 

 An assessment of the number of vacant residential lots in Maldon and the current 

number available for sale. 

4.3   Review of Supply and Demand Assessments for Mount Alexander Shire 

4.4   Our assessment of supply of available residential land in Mount Alexander has had regard to 

a number of key demand supply assessments which are reviewed below. 

4.5   Rural Land Study, EnPlan, dated 21 January 2014 

4.6   This Study provided a strategic framework for the future use, development and 

conservation of the Shire’s rural lands and help inform decision making on any proposed 

amendments and planning decisions for rural lands. 

4.7   While the Study does not specifically address issues of supply and demand, the application 

for Rural Living Zones was addressed with the following noted: 
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4.8   Many rural lots in the FZ in the shire are smaller than 40ha, and are used for non-

production based rural living. Many of these sit within ‘Special Water Supply Catchment 

Areas’ proclaimed under the Catchment and Land Protection Act 1994. These existing small 

rural lots contribute substantially to the Shires local small lot land supply, but also pose 

significant land use planning and management issues. For example, from 1996 to 2006, 

72% of new housing in the Shire’s FZ land was on properties under 20 ha, and 30% was on 

properties under 4ha. 

4.9   The prevalence of the availability of these dispersed small rural lots reduces the opportunity 

for other perhaps more appropriate land from being considered for potential rezoning to 

rural living because of impacts on demand and supply of land. 

4.10   The RLZ can be applied in various ways, including in clustered low density ‘estates’, across 

broader areas of scattered lifestyle development on existing lots, and on the fringes of 

urban centres. However as previously identified rural residential use is also common in the 

FZ in Mount Alexander Shire. 

4.11   The Mount Alexander Planning Scheme currently includes seven areas around Castlemaine 

zoned for Rural Living which with minimum lot size for subdivision individually linked to the 

availability of reticulated water supply (Rural Land Study, 2014, p. 77). 

4.12   A key relevant recommendation with regard to Rural Living are noted as follows: 

 Further detailed work be done by Council to develop additional sites for future 

investigation for rezoning to the Rural Living Zone in order to offset the loss of sites 

currently identified in the 2006 Rural Living Strategy for potential rezoning to rural 

Living and taking into account with such work the rural residential development 

guidelines, 2006 Mount Alexander Rural Living Strategy principles as well as bushfire 

hazards and water supply catchment issues. 

 It is recommended that the guidelines and principles provided under the Planning 

Practice Note 37: Rural Residential Development (June 2012); the Mount Alexander 

Shire Rural Living Strategy (2006) and the state and local planning policy frameworks 

under the Mount Alexander Planning Scheme provide an Mount Alexander Rural Land 

Study appropriate framework through which areas, sites and proposals for potential for 

rezoning to the Rural Living Zone may be considered and assessed. These guidelines 

and principles remain relevant but need to be considered in conjunction with the 

requirements of both the Ministerial Guidelines for Planning Permit Applications in Open, 

Potable Water Supply Catchments for development within open potable water supply 

catchments (including local water authority guidelines such as the Coliban Water 

Catchment Water Quality Protection Policy and Guidelines for Planning Permit 

Applications and Government Planning Initiatives May 2012) and the Planning Practice 

Note 64 – Local Planning for Bushfire Protection dated November 2011 which assists in 

identifying the extent of risk from bushfire and requirements relevant for establishing 

appropriate defendable space if rural living development is to be proposed (Rural Land 

Study, 2014, pp. 81-82). 
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4.13   It is submitted that this Demand and Supply Assessment has been prepared having regard 

to Planning Practice Note 37: Rural Residential Development (June 2012) which requires 

Housing need and a local housing analysis to be provided. 

4.14   Mount Alexander Rural Living Strategy, 2006 

4.15   The Mount Alexander Rural Living Strategy, 2006 provided an assessment of the supply and 

pattern of demand for rural living and low density residential land in the Shire.  The 

assessment was undertaken for the Shire by Research Planning Design group and Isis 

Planning. The following relevant findings are noted: 

4.16   There is a continuing demand for lots to be used for rural living purposes.  “This should be 

seen in the context of a range of societal changes and demands and attributes in the Mount 

Alexander Shire. These include; 

 An ageing population 

 An expressed lifestyle need by some residents 

 Relatively cheap private transport 

 The environmental, heritage and landscape attributes of the Shire 

 Increased opportunities and reduced commuting times to Melbourne and Bendigo 

 Increasing affluence, low interest rates, and perceived investment returns from housing 

 The changing nature of full time commercial farming 

 The desire by many farmers to cash in their agricultural assets 

 The comparatively low agricultural productivity of much of the Shire’s land 

 Increasing interest in some forms of horticultural businesses 

 Attractiveness of Castlemaine and the network of small towns in the Shire as a place to 

live and visit 

 The existence of land owners who own ‘rural living’ style lots and who for a range of 

reasons want to subdivide further (p.6) 
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4.17   “For a long period the Shire as a whole had experienced comparatively little change. 

Population numbers and new housing had been relatively stagnant. While there was 

development it was at a rate that was relatively easily managed. This situation started to 

change about a generation ago, b new residents and tourists began to ‘discover’ 

Castlemaine, Maldon, Newstead and areas such as the Harcourt Valley and the rural areas. 

This discovery has gathered pace and has been fuelled by a wide range of factors; 

improvements in transport (actual and projected), greater emphasis on quality tourism, 

development of vineyards, ageing of the population, the ambience of places like 

Castlemaine, the growth of Bendigo, improved telecommunications and housing affordability 

issues in Melbourne. All this has meant increased visitor numbers and demands for housing. 

The rate of interest in living in the Castlemaine region has gathered pace and all the 

indications are that the rate of likely future change, left to its own momentum, will be 

substantially greater than anything previously experienced” (p. 42) 

4.18   “It is evident from discussions with the land development industry, the real estate industry 

and individual representation that there is an unmet demand for small rural living holdings 

of all sizes in and around existing areas that currently have rural living development. While 

there are a myriad of existing lots on separate titles not all of these are available for sale or 

development” (p. 42). 

4.19   “Rural living represents a form of residential development in the Shire which has been 

consistently sought by a proportion of the population. There are opportunities to provide for 

this form of development in locations in the Shire which are within close proximity to 

services and settlements and in locations which do not compromise existing land uses and 

values and future needs of the community. The provision of land for future rural living does 

not have to be on the basis necessarily that a continuing supply must be available.  There 

are constraints to the supply of suitable land” (p. 46). 

4.20   “Within the Shire, the only areas specifically designated for rural living under the Mount 

Alexander Planning Scheme are around Castlemaine.  These areas are to the north of 

Castlemaine (Barkers Creek area), to the west of Castlemaine (towards Muckleford) and to 

the south of Castlemaine (Ross Drive area)” (Mount Alexander Rural Living Strategy, 2006, 

Page 15). 

4.21   The Mount Alexander Rural Living Strategy states that in Maldon “there is some rural living 

type development north of the township on original lots in the Rural Zone” (p.18).  Based 

on the current Mount Alexander Planning Scheme maps, south of the township there is Low 

Density Residential zoned property located off Maldon-Newstead, Popels and Castlemaine-

Long Gully Roads.  To the east of Maldon there is Low Density Residential zoned land off 

Morris Street. 
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4.22   According to the Mount Alexander Rural Living Strategy, 2006, Pages 14 and 17, the main 

concentration of rural housing is through the centre of the Shire, around Castlemaine, 

Maldon and Newstead, where good access to major centres is provided and small lots are 

provided.  Ad hoc, or unplanned, rural living areas have developed in the Shire and 

concentrations outside the rural living zones generally represent the use of small existing 

Crown Parish lots in the rural zone, their existence a consequence of the Shire’s mining 

heritage, for rural living purposes.  In particular, the Mount Alexander Rural Living Strategy, 

Pages 17 and 18, identified the following areas used for rural living development: 

“Ravenswood South 

Approximately 50% of small Rural zoned original lots, are developed in a rural living style, 

with this pattern extending along the highway down to Harcourt. 

West of Harcourt 

A subdivision exists of 18 lots from original 5 lots, in this rural zoned area.  Also many of 

the Rural zoned original lots extending from the Rural Living zoned area to the western 

outskirts of Harcourt are also developed at a rural living style density. 

South of Harcourt 

Approximately 50% of lots between the southern edge of Harcourt and the northern edge of 

residential Castlemaine (all lots are original parcels) in this Rural zoned area are developed 

in a rural living style. 

Rural Living Zoned land north of Castlemaine 

There are 323 lots of land here zoned for Rural Living 

Rural Living Zoned land west of Castlemaine along the Pyrenees Highway 

There are 202 lots of land here zoned for Rural Living. 

South of Castlemaine 

There are four pockets of rural living style development on Rural zoned lots in this region.  

One pocket sits north west of Yapeen (16 lots), one west of Guildford (5 lots), one north of 

Fryerstown (5 lots) and also south of Fryerstown (5 lots), all are the original allotments. 

Pyrenees Highway between Castlemaine and Elphinstone 

In this region, there is one large Rural Living zoned area immediately south of 

Castlemaine’s residential area with 124 (original lots) zoned for Rural Living.  There are also 

small pockets of rural living style development on original Rural zoned lots along this stretch 

of highway. 
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Faraday to Elphinstone 

Through this region there is a large almost circular pocket of original lots zoned Rural, west 

of the Calder Freeway, of which the majority of lots are developed.  There are also pockets 

of rural living style development along the Calder Highway throughout this region. 

Elphinstone to Taradale 

Much of this area is made up of small Rural zoned lots that surround and stretch between 

these two settlements.  184 lots exist with rural living style development.  Approximately 

one quarter of the land in this entire region is developed in this rural living style. 

Baringhup 

A multiple small lot developed subdivision exists on Rural zoned land situated on the west 

side of the settlement. 

Walmer 

East of Muckleford Creek on original lots in the Rural zone there has been a 30 lot rural 

living style subdivision, with another 4 lots adjoining this subdivision also supporting rural 

living style development. 

Welshmans Reef 

Entire area zoned Rural and consisting of original lots, but much development at a higher 

density then this on these small lots in the central Welshmans area. 

Newstead 

Small 6 lot rural living style developed land on original lots in a Rural zoned area south of 

the township. 

Happy Valley Road 

A strip of Low Density Residential zoned land.”  

(Mount Alexander Rural Living Strategy, Pages 17 and 18) 

4.23   This overview of rural living zones and locations within the Mount Alexander Shire details 

the existing legacy of rural living development, both planned and unplanned.  It is also 

understood that as identified in the 2006 Strategy these identified rural living locations are 

zoned and fully developed or remain unserviced with significant constraints (e.g. native 

vegetation, fire buffer/ interface issues, land capability/ wastewater issues, existing 

dwellings and operating farm uses, fire hazard interface/ buffer issues) and therefore not 

currently available or won’t be available to the market for some time. 
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4.24   It also illustrates that the greatest demand for rural living is occurring in those areas 

specifically zoned and planned for Rural Living around Castlemaine and indicates a “pent 

up” demand associated with well-planned rural living developments within the Shire 

whereby provision of supply of quality rural residential development increases the demand 

for such development. 

4.25   It is further noted that the proposed Tarran Valley Estate development will be the only rural 

living development in the Shire which will provide lots fully serviced with town water, 

phone, power, sealed road and sewer.  

4.26   The Mount Alexander Rural Living Strategy, page 17, further notes the following with regard 

to the ad hoc, unplanned nature of rural living type development “unplanned rural living 

areas that have been developed pose a significant management issue for Council.  Many of 

these small lots are owned individually, as opposed to being held in larger farm tenements.  

The opportunity for them to be used for rural purposes is more limited on smaller lots and 

the risk of impacts from them being used for residential/rural residential purposes increases 

on smaller lots.  The ability to dispose of effluent without compromising local water quality 

and the ability to catch sufficient water to service a dwelling is more difficult on smaller lots.  

There are also the issues of impact on native vegetation and surrounding agricultural 

activity.”  

4.27   It is therefore submitted that the Tarran Valley estate rural living development in Maldon is 

of a scale that is different to other small lots being developed for rural living in Maldon and 

will therefore generate a demand of its own and will assist in Council’s management of small 

rural lots within the Farming zone. 

4.28   Residential Land Demand and Supply Analysis, Phillip DeAraugo Integrated 

Strategic Urban Planning for the Sustainable Development Unit, September 2010 

4.29   This report primarily focusses upon an assessment of demand and supply for conventional 

residential land and adopts the methodology used by the Department of Planning and 

Community Development’s Urban Development Program (UDP) for metropolitan Melbourne 

and Geelong (and soon to be for larger regional centres such as Bendigo and Ballarat). Key 

findings are summarised as follows: 

 Forecast average growth in population between 2006 and 2026 of 1.3% per annum (p. 

15). 

 Declining household sizes will mean more dwellings are required to maintain a 

community at current population levels. As the household size decreases, more and 

more dwellings will be required each year (p. 16). 

 An increase in the number of ‘total private dwellings’ compared to that of ‘occupied 

private dwellings’. In 2006 there was a difference of 1,007 between the two (8,434 

total dwellings compared to 7,427 occupied dwellings), and this is expected to increase 

to 1,543 in 2026 (11,897 total compared to 10,363 occupied). While sites will need to 

be created to accommodate the total number of dwellings, the impact of an additional 

500 or so second / holiday homes needs to be considered in terms of service delivery 

for a part-time resident community up from around 2,500 people to something closer to 
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4,000 people. It is reasonable to expect that a large proportion of the second / holiday 

home market will be in rural or semirural areas (p. 16). 

 The assessment projects that between 2006 and 2026, 3,463 new dwellings will be 

built. In rough terms this equates to around 173 new dwellings each year to support the 

population growth and changing demographics. This is a significant increase on what 

has been delivered in recent years with an average of 95.7 dwellings being built across 

the Shire each year (p. 16).  

 The vast majority of subdivisions are two lot subdivisions (on average these made up 

69% of subdivision applications). This suggests that a large amount of residential 

activity is infill development where a new lot has been created to the side or rear of an 

existing lot or dwelling. This makes it very difficult to predict where development is 

going to occur as it happens on an ad hoc basis when an opportunity presents itself (p. 

18). 

 The supply assessment includes a broad assessment of available land on a hectare 

rather than dwelling lot basis.  It identifies four (4) Residential 1 Zoned sites with 

potential for further subdivision and residential supply in Maldon comprising a total of 

27ha (p 26-27) with a conventional residential yield of 270 to 405 lots (p28).  

 In Castlemaine there is a shortfall in readily accessible, unconstrained land for future 

Greenfield type development, or even land for subdivisions of 10 to 20 lots.  This 

conclusion supported the importance of the Diamond Gully area as the prime residential 

growth front for Castlemaine (p 32). 

 The demand assessment is based on subdivision and building activity over the 2004 to 

2009 period and Victoria in Future projections of dwellings required between 2006 and 

2026. Based on this limited analysis the assessment concluded that between 7 and 10.5 

years of supply is available to service the Castlemaine residential market. 

 The assessment provided on a brief examination of available Low Density Residential 

(LDRZ) and Rural Living zoned (RLZ) land.  The brief assessment identified: 

o 14.7ha. of available LDRZ land in Maldon for to cater for local demand; and 

o No potential land for RLZ in Maldon with land primarily available in Barkers Creek 

(15ha. And Muckleford (60ha.). 

 Between 2004 and 2009 the proportion of building approvals (dwellings built) within 

Rural Zones comprised 36.8% (p. 17). 

 While a range of constraints are broadly identified (including native vegetation, 

services, “complexities of getting land onto the market”) assessment does not indicate 

the detail of the assumptions behind these calculations or the extent to which actual 

constraints have been fully considered. It is not based on any detailed structure 

planning and does not provide any information regarding potential development or 

planning constraints. In particular, the report does not mention fire associated risks 
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which would appear to be an important factor for determining future development 

within the Shire. 

4.30   It is my view that this Residential Land Demand and Supply Analysis significantly overstates 

the availability of supply, for the following reasons: 

 The majority of identified residential zoned land in Maldon has not been developed since 

2010.  Significant effort and time is required to consolidate lots, obtain planning permits 

and address constraints before residential lots can be supplied to the market.  The 

assessment does not include within the assessment methodology consideration of site 

constraints such as fragmentation of ownership, servicing, land capability, heritage 

overlay requirements and fire hazard as key constraints which would appear to be 

important factors for determining future development within the Shire. 

 The assessment of available Low Density Residential (LDRZ) and Rural Living zoned 

(RLZ) land is very limited and again does not include detailed consideration of site 

constraints such as fragmentation of ownership servicing, land capability and fire 

hazard. 

4.31   Overall this assessment appears to focus primarily on conventional residential supply with 

only a very limited assessment of rural residential land.  Key conclusions indicate that the 

majority of subdivisions have been small two lot subdivisions leading to ad hoc development 

and that there is a short supply of readily accessible unconstrained land in Castlemaine.  In 

addition it concludes that the supply of Rural Living zoned land is limited across the Shire. 

4.32   In conclusion in my view the assessment overstates the available supply of residential lots 

that will be made available to the market and has not fully considered the significant 

constraints on identified potential residential land supply. 

4.33   Urban Development Program 2012 Regional Residential Report for Shire or Mount 

Alexander 

4.34   The Urban Development Program 2012, Regional Residential Report – Shire or Mount 

Alexander (UDP) provides an analysis of supply and demand for residential land in the 

municipality. The assessment was undertaken by Spatial Economics Pty Ltd, and was 

commissioned by Department of Transport, Planning and Local Infrastructure (DTPLI) in 

conjunction with Council.  

4.35   The Urban Development Program 2012 Regional Residential Report for Shire of Mount 

Alexander also provides a more updated assessment of existing rural and residential 

development trends in the Shire. The following relevant findings are noted: 

 Across the Shire between July 2006 and March 2012 there was an average annual 

residential lot construction of 83 with 6% comprising rural residential lots (p. 13).  

Overall Maldon comprised 8% of residential lot construction (p. 14). 

 Between July 2006 and March 2012 71% of all lot construction across the Shire 

comprised minor infill lot construction activity (p. 14).  During this period minor infill lot 



 

 

Tarran Valley Pty Ltd - Proposed Rural Living Development, Tarran Valley Estate, 
Maldon, Amendment C36, Mount Alexander Shire 
Demand and Supply Analysis  

 

November 2015 
 Page | 27 

 

construction activity comprised an average lot production of 6 lots per annum in Maldon 

(p. 26). 

 Between July 2006 and March 2012 only 6% of all residential lot construction comprised 

rural residential lots with 25% in Low Density Residential zones and 75% in rural Living 

Zones, mainly located in Castlemaine and Muckleford (p. 15). 

 Within the municipal area of Mount Alexander, there is an estimated lot potential within 

Future Residential areas of approximately 1,055, which includes 600 lots in Harcourt, 

166 lots in McKenzie Hill, 160 lots in Muckleford, and 129 lots in Castlemaine (p. 20). 

 A total of 299 hectares of future rural residential unzoned areas have been identified 

within the shire, which consists entirely of Low Density Residential Zone and no future 

Rural Living Zone land (p. 20). 

 The projected average annual demand within the Shire is 121 lots, of which 84 lots are 

expected to be outside of Castlemaine, predominantly within Campbells Creek, Maldon 

and Newstead (p. 22). 

 Minor infill (vacant lots) supply as of December 2009 indicated a total of 64 lots in 

Maldon (p. 29). 

 Broadhectare/major infill lot potential and anticipated development timing (lots) as of 

2012 indicated there is zoned lot potential for 12 lots over the next 1-2 years. There is 

further zoned lot potential for 31 lots with no timing which indicates that these lots are 

unlikely to be available to the market within the next 12+ years (p. 29). 

 Occupied and Vacant Rural Residential Lot Stock as of 2009 indicates that there are a 

total of 40 Low Density Residential Zone lots and no Rural Living Lots (p. 31). 

4.36   It is noted that the above supply analysis takes into consideration unzoned land, land with 

significant constraints (e.g. fire, flood, landslide) and land already occupied by dwellings. It 

is submitted that the ability to convert this theoretical supply into actual supply is therefore 

likely to be significantly restricted. 

4.37   Key Drivers to growth in Regional Victoria and its Hinterlands  

4.38   The Victorian Government’s report, “Provincial Victoria – Emerging Trends in Jobs and 

Population, 2005” stated that the population growth of Provincial Victoria is increasingly 

driven by liveability qualities such as lifestyle attributes, attractive built and natural 

environments, access to health and education services, access to a range of employment 

options, affordable housing and a range of housing choices, and recreational and cultural 

opportunities (Page 6). 
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4.39   The report also stated that the Hinterlands (classified generally as areas within 50-75km 

radius of provincial centres, or a distance from the provincial centre that can be easily and 

regularly travelled) have also expanded and are becoming more pronounced.  Hinterlands 

play a critical role in the population and economic growth of provincial centres by providing 

a range of lifestyle opportunities, affordable housing options, catchments for the labour 

force, consumers, recreational areas and tourist attractions.  Preserving and enhancing the 

unique and often fragile qualities of hinterland towns is vital in continuing population growth 

(Pages 6 and 14). 

4.40   The role of hinterland townships and areas is particularly important in attracting tourism.  In 

the report, tourism was stated by a number of major provincial centres as an important way 

to expose towns and regions to potential new residents (Page 21). 

4.41   The high quality built and natural environments of many hinterland areas provide 

investment and employment opportunities in tourism, hospitality, food/wine and 

cultural/recreational services.  These hinterland areas, that are supported by the large-scale 

services and facilities of a major provincial centre, often have increased ability to develop 

and enhance new industries and clusters (Page 27). 

4.42   A key source of population growth in provincial areas and surrounding hinterlands is ex-

metropolitan Melbourne migration into these areas (refer to Table 5).  They are seen by a 

growing proportion of the population as desirable places to work, live and invest (Page 13).  

Hinterland townships and areas in particular provide specific lifestyle experiences for those 

people who do not want to live in a major provincial centre but wish to remain within 

commuting distance to services and employment.  Key driving forces behind this migration 

include: 

 Offer healthier living environments 

 Stronger community values 

 No traffic congestion 

 Opportunities to live on larger allotments or small acreages 

 Housing affordability and diversity 

 Improvements to road and rail linkages 

 Company cars for commuting to work 

 More flexible working hours 

 Quality of the built and natural environment – climate, water, parks, heritage character 

 Quality of cultural and recreational opportunities (Page 31). 
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4.43   Table 5. Key driving forces for ex-metropolitan Melbourne migration into 

Provincial Victoria, Provincial Victoria – Emerging Trends in Jobs and Population, 

Victorian Government, 2005 (Page 13). 

PUSH Factors 

From Metropolitan Melbourne 

PULL Factors 

To Provincial Victoria 

 High priced housing 

 Traffic congestion 

 “Rat race” 

 Perceived safety/crime issues 

 Reaction to growth in building 

 Value changes and downshifting 

 Retirees seeking climate/recreation 

 Lifestyle options, hobby farms etc. 

 Perceived healthier living 

 Affordable housing 

 Value changes and downshifting 

 Perceived safer environment 

 Increasing range of facilities, services 
and jobs 

4.44   The shifting of population from metropolitan areas to provincial areas with relatively 

enhanced built and natural environmental values attracting population, particularly for 

young families.  Improved transport services (and faster commute times) and infrastructure 

and better telecommunications (and people therefore working from home and using the 

internet) have greatly assisted such trends (pages 11 and 13).  With the upgrades to the 

Calder Highway, the connectivity of the residents of the Shire to both Melbourne and 

Bendigo has dramatically improved.  Commuter travel times to central Melbourne are now 

just over 1 hour and to Bendigo of approximately 20 minutes means residents can easily 

commute to either Melbourne or Bendigo from Maldon. 

4.45   Clause 21.04-4 Rural Living of the Mount Alexander Planning Scheme further notes that: 

There is a growing demand to live in Mount Alexander Shire, a trend that is expected to 

continue. The Shire includes sensitive urban and rural environments. All forms of growth, 

including rural living, need to be managed. The trend for rural living is a key element of the 

social, economic and environment change occurring in the Shire. Rural living, itself, has 

contributed to the attraction of new residents through opportunities for alternative forms of 

residential development it offers. The greatest demand for rural living is around 

Castlemaine, where land has been zoned for this purpose, and along the main roads and 

highways in the centre of the Shire. Rural living has accommodated population growth and 

been a part of the rural landscape in the Mount Alexander area for many years. The 

attraction of this area for rural living is contributed to by its proximity to urban centres; 

Castlemaine, Bendigo and Melbourne, its attractive and variety of rural landscapes; 

undulating forest and farmland, low productivity values of much of the agricultural land and 

the prevalence of small lots throughout the rural areas as a result of the gold mining 

heritage of the area. Although there have been some areas specifically designated for rural 

living in the planning scheme, the land fragmentation pattern in the Shire has resulted in 

rural living activity being dispersed throughout rural areas (Clause 21.04-4 Rural Living of 

the Mount Alexander Planning Scheme, p. 9-10). 
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4.46   More recently the “Loddon Mallee South Regional Growth Plan – Southern Region” (2013) 

confirms that the region has a strong and widely acknowledged liveability which provides a 

diverse range of urban centres and environmental settings for lifestyle choices.  The age 

profile is similar to regional Victoria and Victoria as a whole, though with a higher proportion 

of people 24 years and younger and a higher proportion of older people than Victoria as a 

whole.  The Strategy also identifies some key aspirations including liveability, accessibility 

and sustainability and provision of a diversity of lifestyles. 

4.47   A key source of population growth in provincial areas is ex-metropolitan Melbourne 

migration into these areas.  The region has become a popular lifestyle alternative to 

metropolitan Melbourne due to its proximity, accessibility and attractiveness.  The 

improvements to the rail and road infrastructure of the Calder Transport Corridor have also 

influenced growth in the region (Loddon Mallee Regional Strategic Plan – Southern Region 

page 13).   

4.48   The region is experiencing strong population growth which is projected to continue at 

almost 50 per cent above the Victorian Regional Average.  Key drivers include improved 

road and rail links, more jobs and investment, and the region’s liveability appealing to ‘tree-

changes’ (Loddon Mallee Regional Strategic Plan – Southern Region Overview page 2). 

4.49   This overview of the Region shows that the overall trend for population growth in the 

Loddon Mallee Region is fuelled by many driving factors.  Bendigo and Maiden Gully, it is 

submitted is subject to the same key driving factors.  Internal migration may also be a 

significant driver. 

4.50   This overview of Regional Victoria and its Hinterlands show that the overall trend for 

population growth in Regional Victoria is fuelled by many driving factors.  As Maldon is 

located in Regional Victoria and is a ‘hinterland’ of Bendigo and Castlemaine, it is submitted 

that the same key driving factors are equally applicable.   

4.51   These key drivers of natural environmental values, improved telecommunications and 

transport infrastructure, local employment growth, government first home buyer grants are 

in particular key drivers likely to attract families with children to the region. 

4.52   Key Demand Drivers for population growth, including Statistical Data for Rural 

Living in Maldon 

4.53   Based on the key driving factors behind growth in Regional Victoria, we have undertaken a 

future demand assessment for rural living required in Maldon. 

4.54   Population Growth 

4.55   The most recent actual population growth data that could be obtained was from the 

Australian Bureau of Statistics, Regional Population Growth, Australia, 2013-14 report.  This 

report showed that Mount Alexander Shire incurred a population increase of 0.7% for the 

period 30 June 2013 until 30 June 2014, the City of Greater Bendigo an increase by 1.6% 

and the population of the balance of Victoria (Regional Victoria) an increase by 0.8% over 

the same period. 
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4.56   Information was also sought in relation to available recent population projection forecasts 

for the areas of Mount Alexander Shire, City of Greater Bendigo and for Regional Victoria.   

4.57   Our documentation review found the following population growth forecast from the Victorian 

Government’s Victoria in Future 2015 publication between 2011 and 2036, in relation to the 

forecast growth for Regional Victoria as detailed in Table 5 below. 

4.58   Table 6. Regional Victoria Population Projections and Growth Rate 2011-2031, 

Victoria in Future 2015 

Year Forecast Population Annual Average Growth Rate (%) 

2011 1,368,451 N/A 

2016 1,430,216 0.89% 

2021 1,519,988 1.22% 

2026 1,617,057 1.25% 

2031 1,718,327 1.22% 

2036 1,802,522 0.96% 

4.59   Table 6 shows that there is a forecast population growth over the next 25 year period 

ranging from 0.89% to 1.25% on an annual average basis for Regional Victoria. 

4.60   Our documentation review found the following population growth forecast from the Victorian 

Government’s Victoria in Future 2015 publication between 2011 and 2036, in relation to the 

forecast growth for Mount Alexander Shire in Table 6 below. 

4.61   Table 7. Mount Alexander Shire Population Projections and Growth Rate 2011-

2031, Victoria in Future 2015 

Year Forecast Population Annual Average Growth Rate (%) 

2011 17,877 N/A 

2016 18,360 0.53% 

2021 19,291 0.99% 

2026 20,255 0.98% 

2031 21,090 0.81% 

4.62   Table 7 shows that there is a forecast population growth over the next 25 year period 

ranging from 0.53% to 0.99% on an annual average basis for Mount Alexander Shire. 

4.63   Our documentation review found the following population growth forecast from 

id.Consulting between 2011 and 2036, in relation to the forecast growth for City of greater 

Bendigo in Table 7 below. 
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4.64   Table 8. City of Greater Bendigo Population Projections and Growth Rate 2011-

2031, www.id.com.au/bendigo/forecastid, Aug 2015 

Year Forecast Population Annual Average Growth Rate (%) 

2011 101,997 N/A 

2016 112,853 2.04% 

2021 123,975 1.90% 

2026 134,695 1.67% 

2031 145,375 1.54% 

2036 156,151 1.44% 

4.65   Table 8 shows that the population of Greater Bendigo is forecasted to grow over the next 25 

years by between 1.44% and 2.04%, an amount greater than that of Regional Victoria.  

With Bendigo as a key source of migration to Maldon, some of the population growth of 

Bendigo could be expected to have an effect on the population of Mount Alexander Shire 

and Maldon as well. 

4.66   Table 9. Comparison of Projected Population Growth Rates for Regional 

Victoria, Mount Alexander and City of Greater Bendigo 

Year Mount Alexander 

Growth (%) (Low) 

Regional Victoria 

Growth (%) (Medium) 

City of Greater 

Bendigo Growth (%) 
(High) 

2011 N/A N/A N/A 

2016 0.53% 0.89% 2.04% 

2021 0.99% 1.22% 1.90% 

2026 0.98% 1.25% 1.67% 

2031 0.81% 1.22% 1.54% 

2036 N/A 0.96% 1.44% 

4.67   Our review of available current population projections did not find any recent population 

projections for Maldon. We have therefore adopted our own population growth rate for 

Maldon based on the following key assumptions: 

 The population growth rate for Mount Alexander Shire as a whole represents a low 

growth rate compared with Maldon given the shire includes rural areas which are likely 

to grow at a slower rate compared with urban areas. 

 The population growth rate for Maldon is likely to be greater than for Mount Alexander 

Shire as Maldon is one of the few urban centres within the shire and is also likely to see 

stronger demand given the lack of new housing supply within the main urban centre 

Castlemaine. 

 The proximity of the City of Greater Bendigo as the closest largest regional centre to 

the shire and that it is a major ‘feeder’ of population growth to the Shire, would mean 

http://www.id.com.au/bendigo/forecastid
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that Bendigo’s population forecasts will significantly influence the future population 

forecasts of the shire. 

 As stated in Section 2.1 of this report, Mount Alexander’s Planning Scheme states that 

the projected population increase for the Shire is 1.4% per annum. 

4.68   Based the assessment of the most recently available population projections, and taking into 

account the above assumptions, we have adopted an average population growth rate of 

1.2% per annum over the next 10-25 years for the assessment of likely population growth 

in Maldon and for the Mount Alexander Shire.  

4.69   Buildings Approvals/Subdivision Approvals 

4.70   The number of dwellings constructed and building permits issued for an area provides a 

representation of development activity and demand for housing within an area.  Table 10 

below shows the number of dwellings in Maldon and the Shire, and the increase in the 

number of dwellings over that time. 

4.71   Table 10: Number of Dwellings in Maldon and Mount Alexander Shire Australian 

Bureau of Statistics, Basic Community Profiles, 2006 and 2011. 

Census Year No. of Dwellings – Maldon No. of Dwellings – Mount 

Alexander Shire 

2006 722 8,261 

2011 784 8,792 

Average Annual 

Growth Rate (%) 

1.66% 1.25% 

4.72   It is further noted that while the number of residents in Maldon increased by only 15 people 

during 2006-2011 period, there were 62 new dwellings constructed.  This shows that there 

was and is a demand for new housing in the area, even though there was no population 

increase in this period.  It is therefore submitted that in addition the dwelling requirements 

driven by population growth the high proportion of unoccupied dwellings in the area reflects 

additional growth in demand for dwellings for holiday homes and homes for semi-

permanent residents in Maldon.  This is further supported by the 2010 Residential Land 

Demand and Supply Analysis. 

4.73   The number of building permits issued for new dwellings in Maldon and the Shire are listed 

in Table 1 below. 

4.74   Table 11: Number of Building Permits issued for New Dwellings in Maldon and 

the Shire, Source: Mount Alexander Shire Building Department, Cathy Leonard, November 

2008. 

Year Maldon Mount Alexander Shire 

2003 5 89 

2004 4 109 
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Year Maldon Mount Alexander Shire 

2005 8 84 

2006 7 111 

2007 6 83 

2008 until 10/11/2008 5 89 

4.75   The number of building permits issued for new dwellings in Maldon and the Shire between 

2009 and 2015 are listed in Table 12 below. 

4.76   Table 11. Number of Building Permits Issued for New Dwellings in Maldon and 

Mount Alexander Shire, Victorian Building Authority, data as of 2 Nov 2015 

Year Maldon Mount Alexander Shire 

2009 9 109 

2010 9 101 

2011 12 103 

2012 6 115 

2013 5 91 

2014 9 114 

2015 (as of 2 Nov 2015) 7 (provisional) 71 (provisional) 

Note: Building permit entries from the VBA database where “Dwellings Before Work” is zero and 

“Dwellings After Work” are one or greater are assumed to be New Dwellings 

4.77   The number of building approvals show a consistent number of approvals in Maldon with a 

noted increase from 2009, particularly in relation to the overall number of approvals for the 

Shire.   In my view this data indicates that there is a lack of available vacant land for 

development within Maldon and that residential subdivision and development is significantly 

constrained by a range of  site specific constraints such as fragmentation of ownership, 

presence of native vegetation, servicing, land capability, heritage overlay requirements, 

existing farming uses and fire hazard. 

4.78   Data was not able to be obtained in relation to the number of building approvals for 

dwellings in Rural Zones and Rural Living Zones since 2009, however the Mount Alexander 

Shire publication Residential Land Demand and Supply Analysis, September 2010, indicates 

on Page 17 that between 2004 and 2009 the proportion of building approvals (dwellings 

built) within Rural Zones accounts 36.8%. Therefore our supply forecasting to meet future 

rural residential demand in Section 5 of this report we have assumed that this figure has 

remained constant. 

4.79   This information indicates that more than a third of all new dwellings in the Shire are being 

constructed in Rural Areas (i.e. Low Density Residential Zone, Rural Living Zone, and Farm 

Zone, as noted in the UDP 2012 Report and Philip de araugo 2010 Residential Demand and 

Supply Assessment). It is submitted that a specifically zoned area for Rural Living would 

assist in alleviating the number of dwelling approvals in Farming Zones, whilst also meeting 

the demand for rural living development in the area. 
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4.80   Trends in Commuting 

4.81   Trevor Budge’s Sponge Cities and Small Towns: a new economic partnership paper, July 

2005 (Page 8), states that “One of the most significant changes that has taken place in 

respect to employment and choice of home location is the growth in the level of commuting 

from areas in the extended metropolitan sphere to Melbourne and to other sources of 

employment such as the large regional centres (Budge 2004). Research Planning Design 

Group 2004 noted the level of commuting from and to places across Victoria. 

 Some 9% of Castlemaine’s workforce is employed in Bendigo, 40 kilometres away, and 

4.3% is employed in Melbourne, a journey of at least 1.5 hours. 

 Echuca, a city of some 11,000 persons on the Murray River, had 73.3% of its workforce 

working within the city with 9.9% commuting into NSW. Echuca in itself is a strong 

employment base and towns in the hinterland contribute important levels of the 

workforce. Kyabram with about 6,000 persons 37 kilometres to the south east has 

18.5% of its workforce working in Echuca, Rochester a town of 2.500 persons some 30 

kilometres to the south of Echuca has some 26.5% of its workforce in Echuca. 

 The rural areas around Warrnambool, a regional centre of 28,000 in south west Victoria, 

have 35.2% of their workforce in the Warrnambool urban area with another 13% 

commuting at least 40-50 kilometres and some a lot more to other locations 

 In essentially a rural local government area such as Indigo Shire in the north east of 

Victoria where the largest town is around 3,500 persons, 24.8% of the workforce 

worked in Wodonga and 6.9% worked in the more distant and smaller Wangaratta 

 In Loddon Shire, a rural local government to the north west of Bendigo, 12.5% of the 

workforce is found working in Bendigo. 

4.82   The ongoing growth in these commuting trends will continue to increase the number of 

buyers for rural living lots and thus higher take up rates for such a product. 

4.83   Other factors in people’s choice to commute include improved road and rail transport (e.g. 

Calder Freeway upgrade and Bendigo fast rail project), company cars, more flexible work 

arrangements and an emerging highly mobile workforce. The Bendigo Regional Fast Rail 

Project has also made the Shire more accessible for residents and visitors with increase in 

services provided in recent years and now provides 20 daily services during the working 

week between Castlemaine to Melbourne with a commute time of 90 minutes.   

4.84   Trends in Teleworking 

4.85   The document produced by Department of Infrastructure, Policy Implications of the 

development of teleworking in Victoria, July 2006 (Page 1), states that: 

“Teleworking has generally been defined as the performance of work outside a formal 

workplace using information and communications technologies (ICT) to replace all or part of 

the physical journey to work. 

While long run trend data is not available, there is some evidence of its advance and 

significance. According to the ABS there were almost 1 million people working mainly from 
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home in Australia in June 2000. According to a recent Sensis report 30% of the total 

working population teleworked in April and/or May 2005 – males at a rate of 37% and 

women 23%. Anecdotally there is much popular evidence of mid-career, financially secure 

professionals pursuing lifestyle changes in coastal and rural areas by teleworking. 

The growth of teleworking is part of the many far reaching labour market and workplace 

developments caused by fundamental economic and social changes that have taken place 

over the past thirty years. In particular, teleworking is closely linked to the growth of home-

based businesses, consultancies and ‘virtual work teams’ enabled by improved ICT, but 

made possible by the changing nature of work, worker preferences and ways in which firms 

procure workers.” 

4.86   Maldon has access to the broadband network and as such, can facilitate teleworking as a 

legitimate employment lifestyle choice. 

4.87   The report further emphasis that provision of ICT infrastructure is a key driver of population 

growth and migration trends in regions considered to have high amenity and services with 

relative proximity to Melbourne or other sources of employment in regional centres. There is 

an increasing phenomenon of intra-regional travel and new regional hubs, replacing 

commuting to Melbourne. Small ‘weekender’ towns – close enough to the CBD or a regional 

centre -are growing, counter to the general trends of small town decline across the state 

(page 32).  The report further notes that the 2004 DSE population estimates concluded that 

that migration will drive population growth in regional Victoria for the next three decades far 

outweighing a natural decline in population predicted for 2022-2031 (page 31).  

4.88   Housing Mix and Affordability 

4.89   In Maldon, there are currently three types of zoning which can support residential living – 

Residential 1 Zone, Low Density Residential and Farming (although residential is not the 

primary priority for this zone).  With building approvals in the Farming Zone currently being 

provided on an ‘ad hoc’ basis, it does not allow for a well-planned rural living development.  

For a regional area, Maldon lacks the other type of residential zone of ‘Rural Living’ which 

allows for rural living developments in a controlled and well planned manner.  This finding is 

further supported by the conclusions of the 2012 Urban Development Program report. 

4.90   The Mount Alexander Rural Living Strategy 2006 (Page 43) indicates that there is an 

increasing demand for rural living as retirees and ‘tree changers’ seek out alternative 

lifestyle opportunities.  Rural living is also seen as attractive to those people who cannot 

afford to live in larger regional centres or within metropolitan areas. 

4.91   The Towns in Time – Chapter 7, The Study of small towns in Victoria revisited, 2004 (Page 

67) report states that “the availability of housing in small towns is a major factor in drawing 

people from other places.  Whether they are retirees downsizing and clearing debt, or young 

families finding an affordable house in a small rural town, housing is an important factor in 

helping the town to adjust to economic and demographic change over time.” 
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4.92   Housing affordability in metropolitan areas also appears to be a significant influencing 

factor. “The gap between metropolitan and non-metropolitan housing costs has become 

pronounced and is likely to get larger as the entry level into rental or purchased housing in 

metropolitan areas goes higher. In terms of housing the critical issues for regional areas are 

the provision of housing options and choice and the shortages of skilled tradesmen to build 

new houses” (Sponge Cities and Small Towns: a new economic partnership paper, July 2005 

(Page 4). 

4.93   The Valuer-General of Victoria collects housing and vacant lot prices by townships and 

municipalities throughout Victoria and presents the information in an annual report “A Guide 

to Property Values”.  Data in relation to Maldon for median house prices has been taken 

from the 2014 Guide, whilst information in relation to the median vacant house block price 

has been taken from the 2014 Guide (noting that data for Maldon is not available due to the 

low number of vacant lot sales). 

4.94   As detailed in Table 12 below, in Maldon the median house price in 2014 was $327,500, in 

Castlemaine it was $377,500, City of Greater Bendigo $320,000 and Metropolitan Melbourne 

$550,000. 

4.95   Table 12. Median House Prices, Valuer-General Victoria, “A Guide to Property 

Values 2014” 

Period Maldon Mount Alexander 

Shire 

Mount Alexander 

Shire (No. of Sales) 

2009 $245,000 $246,000 275 

2010 $280,000 $291,500 288 

2011 $267,500 $310,000 238 

2012 $279,500 $325,000 231 

2013 $315,000 $350,000 288 

2014 $327,500 $345,000 264 

2015 (Preliminary) $370,000 $367,000 28 

% Change 2009-2014 34% 40% N/A 

% Change 2013-2014 4% 1% N/A 

4.96   Median house prices for Maldon from 2009 until 2014 have grown considerably.  House 

price increases are a result of demand for housing in the area.  With a unique, limited 

supply available the more people are willing to pay to secure housing, thus in turn 

increasing housing prices. 

4.97   While the above figures are published on an annual basis, Valuer-General Victoria also 

publishes a quarterly Victorian Property Sales Report with suburb sales prices. This report 

indicates that in the March 2015 quarter, the median house prices in Maldon and 

Castlemaine were $390,000 and $345,000 respectively. 
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4.98   It is further noted that “With the recent rises in property values there is growing local 

concern about housing affordability.  One of the interesting features of Mount Alexander 

Shire is its diverse population.  In order to retain this population feature, more diverse and 

affordable housing options will need to be made available in Castlemaine and the 

townships” (Mount Alexander Urban Living Strategy, October 2004, Pages 10 and 11). 

4.99   The Mount Alexander Rural Living Strategy, states that “it is evident from discussions with 

the land development industry, the real estate industry and individual representation that 

there is an unmet demand for small rural living holdings of all sizes in and around the 

existing areas that currently have rural living development.  Whilst there are a myriad of 

existing lots on separate titles not all of these are available for sale or development.” 

(Mount Alexander Urban Living Strategy, October 2004, Pages 42). 

4.100   Valuer-General Victoria does not publish data for vacant house block sales for Maldon due to 

the small number of sales occurring each year. It is noted, however, that with house prices 

being relatively similar to the median for Mount Alexander Shire, the vacant land prices 

serve as an indication as to the likely prices to be expected in Maldon. 

4.101   Vacant residential land prices for Mount Alexander Shire from 2009 to 2014 have shown 

substantial increases over this time. An increase of 47% has been noted between 2009 and 

2014 for the municipality. 

4.102   In relation to the 2014 median sales price in Mount Alexander Shire for land which could be 

classified as ‘rural living’ (as the size of the land falls within the rural living size category), 

Residential/Rural Lifestyle (of median block size 1.19 ha) attracted a median price of 

$375,000 while a Vacant Residential Rural Lifestyle block (of median block size 1.81 ha) 

attracted a median price of $125,000 (Valuer-General Victoria, “A Guide to Property Values 

2014”). 

4.103   In relation to the price of median vacant house block prices, the trend has also been 

upwards Mount Alexander Shire, as detailed in Table 13 below.  Vacant house prices in 

Table 13 further indicated that for a further $5,000 a ‘traditional residential’ house block in 

the Mount Alexander Shire can be purchased.  It is submitted that this minimal price 

differential is a key factor in increasing levels of demand for this type of development. 

4.104   Table 13.   Median Vacant House Block Prices, Valuer-General Victoria, A Guide to 

Property Values 2014 

Period Maldon Mount Alexander 

Shire 

Mount Alexander 

Shire (No. of Sales) 

2009 N/A $85,000 70 

2010 N/A $92,500 92 

2011 N/A $100,000 85 

2012 N/A $110,000 59 

2013 N/A $123,000 79 

2014 N/A $125,000 69 

2015 (Preliminary) N/A $130,000 12 

% Change 2009-2014 N/A 47% N/A 
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Period Maldon Mount Alexander 

Shire 

Mount Alexander 

Shire (No. of Sales) 

% Change 2013-2014 N/A 2% N/A 

Note: N/A – Not Available. Please note the Valuer-General Victoria does not publish data for vacant 

house block sales for Maldon due to the small number of sales occurring each year. 

4.105  Retirees and ‘Tree Change’ Phenomenon 

4.106   Maldon has a relatively high proportion of people in the 55 plus age group (49%), which is 

an issue that needs to be recognized and addressed in planning for the future of the town.  

An ageing population requires careful consideration and planning in relation to the type and 

amount of housing required to meet future demands.  Baby-boomers reaching retirement 

age are looking to ‘’downshift’ and seek out areas with a relaxed lifestyle, which also offers 

recreational opportunities (Provincial Victoria – Emerging Trends in jobs and population, 

2005, Page 36). 

4.107   Another one of the key pressures impacting on the future growth of the Shire, as stated in 

the Mount Alexander Rural Living Strategy, 2006, Page 43, is “the sea change’ 

phenomenon.  Proving to be not just a coastal phenomenon, inland areas with quality 

heritage, lifestyle, strong environmental values and a cultural base are also showing to be in 

strong demand. The Strategy also states that without any overt promotion or publicity the 

Shire has become a highly attractive place to live and is able to attract new residents 

looking for a particular lifestyle. 

4.108   Overall, “the Shire’s demographic and housing profile shows high proportions of aged 

persons, single parent families, single persons and one and two-person households.  The 

housing market needs to meet a range of household types including families, single person, 

elderly, home and business, and young adult share households.”  (Mount Alexander Urban 

Living Strategy, October 2004, Page 10).  

4.109   It is therefore submitted that by introducing a Rural Living Zone to the Maldon area, it will 

be adding an additional choice in housing type to meet the current and future demand, not 

only from those people already living within the Shire, but also from people currently living 

in other areas who are looking to migrate. 

4.110   Tourism 

4.111   The Mount Alexander Urban Living Strategy, October 2004, Page 22, states that “The value 

of tourism to the local economy has not been documented, however the number of tourist 

accommodation facilities has increased and the number of visits to the Maldon Visitor 

Information Centre has risen.” 

4.112   The Moving Forward: Making Provincial Victoria the Best Place to Live, Work and Invest, 

Victorian Government 2005, Page 15, report states that “Regional tourism grew by nearly 

30% over the past five years, with particularly strong growth in the Goldfields and North 

East/High Country regions.”  
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4.113   Based on the Tourism Australia publication “Tourism in Local Government Areas 2013” there 

were a total of 2,400 international, 114,900 domestic overnight, and 393,000 domestic day 

visitors in 2013, spending $1.6 million, $26.1 million and $30.4 million respectively. By 

comparison, in 2007 there were a total of 111,000 domestic overnight visitors and 190,000 

domestic day visitors spending $22 million and $12 million respectively. This represents a 

significant increase over that time in the number of day visitors to the shire as well as the 

overall tourism expenditure. 

4.114   The Victorian Government is also supporting tourism growth in Victoria’s regions. Priorities 

for the Goldfields as stated in the publication Victoria’s Regional Tourism Strategy 2013-

2016 (December 2013), Page 31, include: 

 Continue to evolve The Goldfields – Australia’s Premier Heritage Region project, 

including development and implementation of a project investment model. This could 

include or be supported by: 

o Heritage townships, streetscapes and tourist facilities; 

o Touring routes, tracks and trails; 

o Telling the Goldfields stories through contemporary signage and genealogical 

tourism products; 

o Developing a suite of high quality events; and 

o Leveraging of the World Heritage listing for the Castlemaine Diggings. 

 Develop ‘soft’ tourism regional history and cultural product experiences for international 

markets, commencing with China. 

 Extend yield and dispersal in domestic markets through better regional connectivity. 

 Develop high end accommodation and continue building food and wine offerings. 

 Develop the region’s online presence through integrated digital platforms. 

 Support the Victorian Goldfields Tourism Executive to provide leadership and set 

direction as the regional peak tourism organisation. 

4.115   In relation to Maldon and its surrounds, it attracts a number of tourists not only by way of 

its natural and mining heritage, but also by way of the Maldon Food and Wine Trail and the 

many annual events the town holds, such as the Maldon Folk Festival, Maldon Easter Fair, 

Maldon Camp Draft, Tarrengower Hill Climb, Maldon in Winter and the Maldon and 

Baringhup Agricultural Show. 

4.116   If the above tourism initiatives in Regional Victoria result in an increased growth in regional 

tourism to the area, it means that there is a possibility of forecast population growth of 

towns in the Shire, including Maldon, and also creates demand for associated 

accommodation, tourism facilities and employment.   
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4.117   Summary of Key Findings 

4.118   Based on this analysis of previous assessments of supply and demand and key drivers of 

demand the following key findings are noted: 

 The Mount Alexander Rural Living Strategy, 2006 notes that Rural living represents a 

form of residential development in the Shire which has been consistently sought by a 

proportion of the population and also details the existing legacy of rural living 

development, both planned and unplanned.  It also illustrates that the greatest demand 

for rural living is occurring in those areas specifically zoned and planned for Rural Living 

around Castlemaine and indicates a “pent up” demand associated with well-planned 

rural living developments within the Shire whereby provision of supply of quality rural 

residential development increases the demand for such development. 

 The 2010 Residential Land Demand and Supply Analysis, (Phillip DeAraugo Integrated 

Strategic Urban Planning) identifies an ongoing demand for residential dwellings in the 

Shire that is not currently being met by available supply with a noted shortfall in 

Castlemaine. While this assessment appears to focus primarily on conventional 

residential supply with only a very limited assessment of rural residential land it 

concludes that the supply of Rural Living zoned land is limited across the Shire. In my 

view the assessment overstates the available supply of residential lots that will be made 

available to the market and has not fully considered the significant constraints on 

identified potential residential land supply. 

 The Urban Development Program 2012, Regional Residential Report – Shire or Mount 

Alexander (UDP) projects an average annual demand within the Shire is 121 lots, of 

which 84 lots are expected to be outside of Castlemaine, predominantly within 

Campbells Creek, Maldon and Newstead.  Again the supply analysis takes into 

consideration unzoned land, land with significant constraints (e.g. fire, flood, landslide) 

and land already occupied by dwellings. It is submitted that the ability to convert this 

theoretical supply into actual supply is therefore likely to be significantly restricted. 

 A range of demand drivers continue to impact on the Shire and broader Calder corridor 

which are driving demand for rural residential development including liveability qualities 

such as lifestyle attributes, attractive built and natural environments, access to health 

and education services, access to a range of employment options, affordable housing 

and a range of housing choices, and recreational and cultural opportunities. In addition 

high quality road and public transport links, including the Calder Highway and Regional 

Rail upgrades have reduced commuter travel times to Melbourne (to around 90 

minutes) and to the surrounding regional areas, including Bendigo and Castlemaine, 

improving the attractiveness of the Calder Highway Corridor and Maldon Township as a 

place to live. 

 Continued growth in population across the Shire, as reflected in recent population 

estimates, continued growth in the population of Castlemaine township. Castlemaine is 

also a significant place of employment for the workforce residing in Maldon with 21.8% 

of Maldon’s workforce working in Castlemaine. 
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 A range of Population projections and growth rates have been considered.  Based on 

this analysis we have adopted an average population growth rate of 1.2% per annum 

over the next 10-25 years for the assessment of likely population growth in Maldon and 

Mount Alexander Shire.  

 It is further noted that while the number of residents in Maldon increased by only 15 

people during 2006-2011 period, there were 62 new dwellings constructed.  This shows 

that there was and is a demand for new housing in the area, even though there was no 

population increase in this period.  It is therefore submitted that in addition the dwelling 

requirements driven by population growth the high proportion of unoccupied dwellings 

in the area reflects additional growth in demand for dwellings for holiday homes and 

homes for semi-permanent residents in Maldon.  This is further supported by the 2010 

Residential Land Demand and Supply Analysis. 

 Vacant land prices continue to increase across the Shire reflecting broader market 

conditions and also it is submitted constraints in consistent supply. 

 The aging of the population and the “tree change” phenomenon also impact on the 

demand for residential land in the Shire.  Similar to the more well-known sea change’ 

phenomenon, inland areas such as Maldon with quality heritage, lifestyle, strong 

environmental values and a cultural base are also showing to be in strong demand.  

 It is therefore submitted that by introducing a Rural Living Zone to the Maldon area, it 

will be providing an additional choice in housing type to meet the current and future 

demand, not only from those people already living within the Shire, but also from 

people currently living in other areas who are looking to migrate. 
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5.0  Analysis of Available Supply and Projected 

Demand for Rural Residential Lots in Maldon 

5.1   Projected Demand Analysis for Rural Residential Lots in Maldon 

5.2   Based on the preceding analysis of factors and supporting data impacting on projected 

demand for rural residential lots in Maldon, an analysis was undertaken to determine the 

requirements for rural living residential lots in Maldon for the next 25 years from the 2011 

Census.  Key assumptions for this analysis include: 

 An average population growth rate of 1.2% (refer Section 4 of this report), providing a 

total of 514 additional residents in Maldon over the next 25 years (2011 to 2036 

inclusive), or an average of 21 new residents per annum. 

 Average household size in Maldon of 2.0 persons assuming the household size as of the 

2011 Census remains constant over the forecast period (refer Section 3 of this report). 

 50 new dwellings built in the 5 year period 2009-2014 in Maldon with only an increase 

in population of 18 people (refer Section 4 of this report). 

 36.8% of new dwellings built in Mount Alexander Shire were in the Rural Areas between 

2004 and 2009 (refer Section 4.76 of this report). 

 The connection of the lots to reticulated sewerage in our view will make the lots similar 

in appeal to smaller serviced general residential lots offered to the market. Given this 

view, it is expected that the Tarran Valley fully serviced lots would have a wider market 

appeal than the above proportion of new dwellings in rural areas. A conservative 

assumption of an additional 10% market share has been adopted. 

 Total dwellings required will equal housing required to support Maldon’s population 

growth, plus housing for non-residents represented as unoccupied dwellings below. 

 Consideration was given to the other key drivers for population growth as detailed in 

above sections including continued growth in population in Castlemaine and a lack of 

supply of residential and rural residential land to service the Castlemaine area and 

wider Calder Freeway corridor. Castlemaine is also a significant place of employment for 

the workforce residing in Maldon with 21.8% of Maldon’s workforce working in 

Castlemaine. 
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5.3   Table 14. Projected Demand for Rural Living Dwellings in Maldon, 2011-2036 

Year 2011 2016 2021 2026 2031 2036 

Population and Household Growth 

Total Population 1,237 1,313 1,394 1,479 1,570 1,667 

Annual Average Population 

Growth 

1.2% 1.2% 1.2% 1.2% 1.2% 1.2% 

Average Household Size 2 2 2 2 2 2 

Total Households 619 657 697 740 785 833 

Projected Dwelling Demand 

Demand for Occupied 

Dwellings (previous 5 years) 

 38 40 43 45 48 

Proportion of Unoccupied 

Dwellings 

23.6% 23.6% 23.6% 23.6% 23.6% 23.6% 

Demand for Unoccupied 

Dwellings (previous 5 years) 

 12 12 13 14 15 

Total Dwelling Demand 

(previous 5 years) 

 50 53 56 60 63 

Annual Average Dwelling 

Demand 

 10 11 11 12 13 

Projected Rural Living Dwelling Demand 

Proportion of Future 

Dwelling Supply in Rural 
Areas 

 46.8% 46.8% 46.8% 46.8% 46.8% 

Demand for Rural Living 

Dwellings (previous 5 years) 

 23 25 26 28 30 

Annual Average Rural Living 

Dwelling Demand 

 5 5 5 6 6 

5.4   Based on the above analysis of the number of additional residential dwellings required to 

meet future demand, the following is noted: 

 Between 2011 and 2036 the population of Maldon is forecast to increase by 430 people, 

or an average of 17 people per annum. 

 The population growth over 2011 to 2036 is forecast to drive demand for an additional 

215 occupied dwellings, or an average of 9 new dwellings per annum. 

 In addition to population driven demand, between 2011 and 2036 it is forecast that 

there will be demand for 66 new unoccupied dwellings, or an average of 3 dwellings per 

annum. 

 Between 2011 and 2036 it is forecast that total demand for new dwellings, including 

occupied and unoccupied dwellings, will be 281 new dwellings, or an average of 11 new 

dwellings per annum. 
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 Of the above demand for dwellings, and assuming that 46.8% of new dwellings will be 

within rural areas, the demand for rural living dwellings between 2011 and 2036 is 

forecast to be 132 new dwellings, or an average of 5 new rural residential dwellings per 

annum or 50 new rural residential dwellings over a 10 year period. 

5.5   As noted above, in addition to the assessed dwelling numbers from population growth 

forecasts, our assessment has also included additional dwelling requirements not directly 

associated with population growth.  As noted above while population grew by 18 people 

over the period 2006-2011 in Maldon, 50 additional dwellings were recorded in Maldon. 

Associated factors of note therefore include: 

 The high proportion of unoccupied dwellings in the area reflecting a significant growth in 

demand for holiday homes or homes for semi-permanent residents in Maldon.  

 The relative affordability of homes in regional Victoria areas such as Maldon compared 

to coastal areas of Victoria (e.g. Median House Prices 2014, Maldon - $327,500, Ocean 

Grove, $513,000 Torquay - $580,000, Anglesea - $615,000) 

5.6   It is further submitted that these influencing factors in combination indicate additional 

demand for dwellings in Maldon on top of dwelling demand driven by assessed population 

growth over a 10 year period. Therefore this assessment is considered the minimum 

projected requirement for rural living dwellings per annum.  A range of other likely 

drivers will likely lead to a greater demand for dwellings including: 

 The lack of alternate consolidated, good quality supply of vacant rural residential lots 

within 5 kilometres of Maldon (refer section 5.13 of this report). 

 The continued growth in the population of Castlemaine as a key place of work for 

Maldon residents and lack of residential and rural residential land supply in 

Castlemaine. 

 The Tarran Valley estate rural living development in Maldon is of a scale that is different 

to other small lots being developed for rural living in Maldon and will therefore generate 

a demand of its own. 

 The continued attraction of the Mount Alexander Shire and its main settlements as a 

place to work and live with key drivers being: 

o High quality road and public transport links, including the Calder Highway and 

Regional Rail upgrades have reduced commuter travel times to Melbourne and the 

surrounding regional areas, including Bendigo and Castlemaine, improving the 

attractiveness of the Calder Highway corridor and Maldon Township as a place to 

live. 

o The ageing of the population and the ongoing lifestyle preferences for rural 

residential living. 

o The environmental, heritage and landscape attributes of the Shire attracting new 

full time- and part-time residents. 

o Improved telecommunications infrastructure (i.e. Tele-commuting) and housing 

affordability issues in Melbourne. 
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5.7   Given the continued growth in population in Castlemaine and a lack of supply of residential 

and rural residential land to service the Castlemaine area it is very conceivable that a 

portion of demand for residential land in Castlemaine will be taken up by available supply in 

nearby Maldon.  Castlemaine is also a significant place of employment for the workforce 

residing in Maldon with 21.8% of Maldon’s workforce working in Castlemaine.  

5.8   On the basis of a similar projection of demand for residential dwellings in in Castlemaine, 

using the same assumptions, in the order of an average of 60 dwellings per annum is 

required to meet demand (refer Table 15 below).   

5.9   Table 15. Projected Demand for Residential Dwellings in Castlemaine, 2011-2036 

Year 2011 2016 2021 2026 2031 2036 

Population 9,124 9,685 10,280 10,912 11,582 12,294 

Annual Average Population 

Growth 

1.2% 1.2% 1.2% 1.2% 1.2% 1.2% 

Household Size 2.2 2.2 2.2 2.2 2.2 2.2 

Total Households / 

Occupied Dwellings 

4,147 4,402 4,673 4,960 5,265 5,588 

Demand for Occupied 

Dwellings (previous 5 

years) 

  255 271 287 305 324 

Unoccupied Dwellings 11.8% 11.8% 11.8% 11.8% 11.8% 11.8% 

Demand for Unoccupied 

Dwellings (previous 5 

years) 

  34 36 38 41 43 

Total Dwelling Demand 

(previous 5 years) 

  289 307 326 346 367 

Annual Average Dwelling 

Demand 

  58 61 65 69 73 

5.10   Even if 10% of the Castlemaine projected demand for dwellings was taken up by available 

supply in nearby Maldon due to constraints in supply in Castlemaine this would comprise 6 

dwellings per annum taken up in in Maldon (i.e. 10% of 60=6).  Assuming Tarran Valley 

Estate absorbed say 30% of this overflow (i.e. 30% of 6=2 lots per annum) this would 

increase the likely order of demand to around 7 lots per annum or 70 lots over a 10 year 

period. The total number of lots to be released as part of the Tarran Valley development of 

42 could therefore comprise 6 years of supply under this scenario. 

5.11   In conclusion the minimum projected requirement for rural living dwellings per annum in 

Maldon is 5 new dwellings per annum or 50 over a 10 year period.  Given a range of other 

factors will likely lead to a greater demand for dwellings including constraints in rural living 

lot supply in Maldon, Castlemaine and the Calder Freeway corridor, and the scale and fully 

serviced nature of the Tarran Valley proposal, further analysis has confirmed that demand 

could be 7 lots per annum or 70 lots over a 10 year period.  The 42 lots proposed in Tarran 

Valley development could therefore comprise between 6 and 8.4 years of supply under this 

analysis. 
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5.12   Assessment of Supply of Rural Living and Low Density Residential land in Maldon 

5.13   Mount Alexander Shire Council do not maintain comprehensive records of vacant land within 

the Shire.  As a result we have undertaken our own supply assessment as well as review 

and consideration of the UDP 2012 Assessment of Vacant lot supply. 

5.14   The UDP 2012 Assessment is the most up to date publically available assessment 

undertaken to date.  Relevant findings of vacant lots supply in Maldon are noted as follows: 

 Minor infill lots in Maldon – 64, with only 6 or 9% being 5,000m2 or greater in size. 

 Broadacre/Major Infill Lots – 43 (12 to be made available in 1-2 years, the remainder 

with no timing confirmed. 

 Low Density Rural Residential Zoned Lots – 40 with 38% already occupied. 

 Rural Living lots – 0 lots. 

 Future potential Supply (unzoned) lots – 0 lots. 

5.15   Overall the UDP 2012 assessment concludes that there is a very limited supply of available 

larger lots (i.e. greater than 5,000m2 in area) which could be made available for rural 

residential development in Maldon area and surrounds and that there are currently no rural 

living lots available.  

5.16   As was detailed in the previous analysis titled, Proposed Rural Living Development, Tarran 

Valley Estate, Demand and Supply Analysis, dated September 2008, the closest example of 

a rural living development in the surrounding region is a 180 lot rural living development at 

Spring Creek Estate in Lockwood South in the City of Greater of Bendigo, approximately 14 

kilometers from Maldon. Since being released in 2004 all lots have been sold through to 

2015 which equates to an average take-up of approximately 15 lots per annum over the 

past 11 years (APM PriceFinder sales database Nov 2015). 

5.17   As a result of the strong demand, over the past 11 years the median price for vacant land 

has also risen steeply, from $90,000 in 2004 to $221,500 in 2015. This represents an 

increase of 146% or an annual average increase of 8.5% per annum (APM PriceFinder sales 

database Nov 2015).  

5.18   Further more recent enquiries with the marketing agent for the property have confirmed the 

following: 

 The subdivision is fully sold out with the last lot sold in August 2015 comprising 5.26ha 

in size with a sale price of $420,000.  

 Purchasers of the land allotments generally came from the immediate surrounding 

region including within the City of Bendigo where people were looking for a rural living 

lifestyle.   

 A number of buyers also came from Melbourne and purchased the rural living 

allotments within the estate as a lifestyle change.   
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 Demand for land allotments within this region and surrounding regions such as Maldon, 

which is located approximately 12 kilometres from Lockwood South, is strong and will 

remain strong until new rural residential land subdivisions are created and developed. 

5.19   Sweett Group Supply Assessment Matrix Analysis 

5.20   In our previous analysis titled, Proposed Rural Living Development, Tarran Valley Estate, 

Demand and Supply Analysis, dated September 2008, 17 areas were identified to further 

analyse their capability for the potential use as rural living development.  The 17 areas were 

selected by identifying those areas which: 

 Contained several old Crown Parish lots clustered together (theoretically a dwelling 

could be placed on each lot to form a ‘rural living’ type development). 

 Approximate lot size of at least 0.4 hectares. 

 Zoning of generally either Low Density Residential or Farming Zone, although two 

Residential 1 Zone areas were included that were not fully developed and contained lot 

sizes of generally greater than 0.4 hectares. 

 Proximity to Maldon town centre (generally within 2.5km radius).  

5.21   Each of the 17 areas were then analysed by examining: 

 Aerial photographs of the overall area and each of the 17 areas. 

 Council planning scheme maps, including crown parish lot details. 

 Making a physical site visit of the areas. 

5.22   The criteria for examination included: 

 Average parish lot size 

 Likely observed physical and heritage site constraints 

 Buffers to national/state parks 

 Likely availability of servicing 

 Current Zoning 

 Overall assessment of ability for use as Rural Living 

The updated Matrix Analysis has been included as Attachment 1 to the report. 
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5.23   Conclusions 

5.24   Our further updated assessment has concluded the following: 

5.25   Since our previous Proposed Rural Living Development, Tarran Valley Estate, Demand and 

Supply Analysis 2008 assessment, there has only been minor additional rural residential 

subdivision in two (2) of the 17 areas analysed with an additional 10-15 lots of between 

1,000 and 4,000m2 in size, primarily Low Density Residential lots. 

5.26   In terms of their Rural Living capability as part of our Matrix Analysis, only 7 areas could 

have potential for re-zoning to rural living development, with a total lot supply of 

approximately 28-35 lots.  However it was further concluded that these 7 areas all have 

substantial constraints on their capacity to accommodate rural residential development with 

key constraints noted as follows: 

 The sites cannot provide the scale and opportunity of a well-planned rural living 

development.   

 The sites identified are mostly in-fill sites or are on high quality farming land.   

 There are interface issues with the forest and adjoining land uses (i.e. industrial, refuse 

station). 

 Most of these areas require significant upgrade to existing gravel roads and services 

with significant costs involved. 

 Maldon and the surrounding hinterland areas (i.e. within approximately a 12km radius) 

are within the Cairn Curran Water Supply Catchment and subdivision below 40ha will 

not be approved by Goulbourn Murray Water without provision of a reticulated 

sewerage connection.  This significantly restricts further residential subdivision and 

supply in rural areas surrounding Maldon (refer 5.37 of this report for further detailed 

explanation). 

 Many of these areas were used in the past for gold mining activities with strong 

potential of soil contamination which will restrict their use for residential housing. 

 Many of the land titles are not consolidated in single ownerships.  Therefore, whilst on a 

plan there appears the opportunity to construct dwellings on each of these lots the 

current ownership patterns exclude this from happening.   Until there is significant 

consolidation of ownership, the likelihood of these areas being developed will be limited 

and they will not readily be available for rural living development. 

 Each of the identified areas would require a re-zoning and/ or planning permit to allow 

for rural living development.  Consequently the same Council approval and planning 

permit process would be required for these landholdings as applies to the subject land 

be undertaken.  This process is lengthy and any application and approval for rezoning 

land to Rural Living Zone in alternative areas of Maldon would see a significant lead 

time to the release of lots to the market.  This lead time would further limit the number 

of lots available for development over time.   
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 In addition State Government planning policy to retain high quality agricultural land 

discourages approvals for residential dwellings on farm zoned land which are not 

required to support agricultural uses undertaken on the land (reference: Roads 

Corporation vs. Macedon Ranges Shire Council [2007] VCAT P2335 (12 December 

2007). 

5.27   In terms of this vacant land assessment, this updated report has therefore concluded that 

there has been very little change in development activity on these 17 sites from the 

previous analysis with only two (2) of the potential sites previously identified having been 

partially developed. 

5.28   Vacant Lots Currently for Sale within Maldon 

5.29   In addition we have reviewed the number of vacant lots currently for sale within the Maldon 

township boundary and the number of vacant smaller rural lots (<5 hectares) within a 5km 

radius of Maldon town centre as at November 2015 were counted by obtaining property 

sales listing information from www.realestate.com.au. This assessment in November 2015 

found the following: 

 There are 11 vacant General Residential Zone allotments for sale within the Maldon 

township boundary. 

 There are no vacant Low Density Residential or Rural Living allotments for sale within 

the Maldon township boundary. 

 There are 2 vacant Farming allotments for sale that are less than 5 hectares and within 

a 5km radius of Maldon town centre. 

5.30   Therefore, with only 13 lots being currently available for sale in Maldon, it indicates the lack 

of available supply to the market for possible future residential development.  

5.31   The analysis has also shown that whilst there are many vacant General Residential Zone 

allotments, most of these have not taken up the residential development opportunity 

provided for under the General Residential Zone, indicating that this zone does not 

necessarily offer the same lifestyle or type of development that rural living offers.  It is 

therefore further submitted that prospective purchasers seeking rural living do not consider 

available residential lots in the heart of Maldon to be appealing to meet their rural living 

lifestyle preferences. 

5.32   Feedback from Local Real Estate Agents 

5.33  Further discussions with Local Real Estate Agents (Telephone conversations with Brett 

Fitzpatrick, Principal, Castlemaine Property Group (CPG) and Paul Byrne, Market Agent, 

Bendigo Real Estate) have confirmed the following feedback regarding the current state of 

the market for rural residential lots: 

 There is a very limited supply of larger rural living lots in Maldon and Castlemaine 

areas. 

http://www.realestate.com.au/
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 Two 1 ha lots sold in Maldon in the past year and sold within 1 month of being offered 

to the market for $155,000 and $170,000 respectively.  No services were connected to 

either allotment, although services were available nearby. 

 A fully serviced lot with no onsite effluent requirements would be highly sought after. 

 In the township of Castlemaine and surrounding area, there is very limited supply of 

available of lots greater than 1 hectare. 

 In the broader Calder Freeway Corridor towards Bendigo, Ravenswood and Big Hill 

there is also a limited supply of lots greater than 1 hectare and any lots available tend 

to sell quickly. 

 The general buyer profile varies although there is a strong demand from Melbourne 

based buyers and buyers looking for a lifestyle lots with native vegetation and bigger 

spaces. 

5.34   Other Key Constraints on Available Lot Supply in Maldon 

5.35   A number of other factors are noted with regard to constraints on available supply. 

5.36   Wastewater Management 

5.37   The need to address waste water management also constrains the further development of 

rural living lots in the surrounding areas to Maldon.  Mt Alexander Shire does not have a 

Domestic Waste Water Management Plan (DWMP) that complies with the Ministerial 

Guidelines for Planning Applications in Open Potable Water Supply Catchments.  In addition 

there is no Environmental Significance Overlay (ESO) to protect the Catchment with the 

Maldon township area and surrounds located within the declared Cairn Curran Catchment.  

As a result Goulbourn Murray Water is unlikely to provide approval for subdivision of lots 

with onsite septic systems below 40 hectares without a Domestic Waste Water Management 

Plan (DWMP). This will be a significant constraint on rural residential subdivision in the 

surrounding area without provision of sewerage connection. 

5.38   Following a review of referral authority comments relating to domestic wastewater disposal, 

it is noted that the Tarran Valley proposal will provide reticulated sewer to all lots in the 

subdivision excluding proposed lots 34-36 and 42.  (Lots 34 and 36 will be connected to 

sewer by grinder and Lots 35 and 42 exceed 20ha and will be able to dispose of waste on-

site).  The connection of the site to sewer in our view will make the lots similar in appeal to 

smaller serviced general residential lots offered to the market. 

5.39   Heritage Overlay 

5.40   Clause 22.2 of the Mount Alexander Planning Scheme recognises that the heritage of the 

town of Maldon is of national significance with the township area of Maldon being subject to 

a number of Heritage Overlays covered which seek to conserve and protect the existing 

scale, character and appearance of Maldon’s residential areas.  This requires subdivision, 

buildings and works for new housing development to be consistent and complement the 

existing urban character.  This is an additional constraint on provision of new residential 

supply in the central Maldon township area and is reflected in the limited provision of new 

houses in this area reflect in the Urban Development Program, 2012 analysis for the 

township of Maldon. 
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5.41   It is further noted that the Tarran Valley development is outside of the Maldon Township 

area and is not affected by the Heritage Overlay and in addition will not be visible from the 

Maldon Township area. 

5.42   Conclusions/Summary 

5.43   The UDP 2012 assessment concludes that their very limited supply of available larger lots 

which could be made available for rural residential development in Maldon area and 

surrounds and that there are currently no rural living lots available. 

5.44   Our own analysis of 17 potential rural residential land areas has concluded that there has 

been very little change in development activity on these 17 sites from the previous analysis 

with only two (2) of the potential sites previously identified having been partially developed.  

5.45   It is therefore submitted that this analysis of vacant land in the broader Maldon township 

area and surrounds also concludes that vacant landholdings in Maldon also have significant 

constraints on development and therefore limited capacity to support good quality rural 

living development.  In addition there are 13 lots currently available for sale.   

5.46   In addition it is submitted that the Tarran Valley proposal would provide a very different 

product to the Maldon property market in the form of a well-planned, environmentally 

sensitive, high quality Rural Living development.  

5.47   Feedback from Local Real Estate Agents also indicated that there is a very limited supply of 

larger rural residential lots in Maldon, Castlemaine and the wider Calder Freeway corridor 

area and that fully serviced lots with no onsite effluent requirements, such as proposed in 

Tarran Valley would be highly sought after. 

5.48   This lack of change indicates that whilst there are a number of vacant lots theoretically 

available for development, current land ownership patterns generally preclude such 

development from occurring.  The lack of available land for sale or development as rural 

residential means that new residents are unable to enter the market, thereby limiting the 

future population growth of Maldon Township. 
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6.0  Concluding Assessment 

6.1   This Demand and Supply Analysis has been reviewed and updated having regard to the 

most recently available census and other data available.  Overall the assessment has not 

significantly changed from the previous analysis titled, Proposed Rural Living Development, 

Tarran Valley Estate, Demand and Supply Analysis, dated September 2008 prepared by 

Foresite Pty Ltd.   

6.2   The Tarran Valley Estate is proposed on a 125 hectare vacant parcel of land situated 

immediately south-east of the township of Maldon.  Amendment C36 proposes to rezone the 

subject land from a Farming Zone to a Rural Living Zone to facilitate rural living 

development.  It also seeks as considered by the C36 Panel, to amend the Schedule to the 

RLZ to provide a 1.0 ha minimum lot size for subdivision and apply a Development Plan 

Overlay and Schedule 8 – Tarran Valley, Castlemaine- Maldon Road, Maldon (DPO8) and 

Environmental Significance Overlay and Schedule 8 – Tarran Valley – Biodiversity Protection 

and Enhancement(ESO8) to the subject land.  All other existing overlays remain unchanged. 

6.3   The proposed development plan, dated May 2014 (Version 30) provides for the subdivision 

of the land into 42 lots ranging in size from 1.2 hectares on cleared areas of the site to 

approximately 22.8 hectares on heavily vegetated areas of the site depending upon site 

conditions and service capability within the development area.   

6.4   Following a review of referral authority comments relating to domestic wastewater disposal, 

the proposal will now provide reticulated sewer to all lots in the subdivision excluding 

proposed lots 34-36 and 42 (Lots 34 and 36 will be connected to sewer by grinder and Lots 

35 and 42 exceed 20ha and will be able to dispose of waste on-site).  The connection of the 

lots to reticulated sewerage in our view will make the lots similar in appeal to smaller 

serviced general residential lots offered to the market. 

6.5   Conclusions of Demand and Supply Assessment 

6.6   In line with the Planning Practice Note 37: Rural Residential Development (June 2012) 

guideline “to identify projected population and household increases and housing needs over 

a 10 year period for the area” this Demand and Supply Analysis has established that 50 

additional dwellings will be required in the form of Rural Living over the next 10 years for 

Maldon or 5 dwellings per annum.  The total number of lots to be released as part of the 

Tarran Valley development is 42 – comprising 8.4 years of supply at this rate of demand, 

less than 10 years supply in line with the PPN37, Rural Residential Development, June 2015. 

6.7   The assessment further concluded that 5 additional dwellings is the minimum projected 

requirement for rural living dwellings per annum.  A range of other likely drivers could lead 

to a greater demand for dwellings including: 

 The lack of alternate consolidated, good quality supply of vacant rural residential lots 

within 5 kilometres of Maldon (refer section 5.13 of this report). 
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 The continued growth in the population of Castlemaine as a key place of work for 

Maldon residents and lack of residential and rural residential land supply in 

Castlemaine. 

 The Tarran Valley estate rural living development in Maldon is of a scale that is different 

to other small lots being developed for rural living in Maldon and will therefore generate 

a demand of its own. 

6.8   Given the continued growth in population in Castlemaine and a lack of supply of residential 

and rural residential land to service the Castlemaine area it is conceivable that a portion of 

demand for residential land in Castlemaine will be taken up by available supply in nearby 

Maldon.  Castlemaine is also a significant place of employment for the workforce residing in 

Maldon with 21.8% of Maldon’s workforce working in Castlemaine.  

6.9   On the basis of a similar projection of demand for residential dwellings in Castlemaine, in 

the order of 60 dwellings per annum is required to meet demand.  Even if 10% of the 

Castlemaine projected demand for dwellings was taken up by available supply in nearby 

Maldon due to constraints in supply on Castlemaine this would comprise 6 dwellings per 

annum taken up in Maldon.  Assuming Tarran Valley Estate absorbed say 30% of this 

overflow (i.e. 2 lots per annum). This further analysis therefore concludes the order of 

project demand could be 7 lots per annum or 70 lots over a 10 year period. The total 

number of lots to be released as part of the Tarran Valley development of 42 could 

therefore comprise 6 years of supply under this scenario. 

6.10   In conclusion the minimum projected requirement for rural living dwellings per annum in 

Maldon is 5 new dwellings per annum or 50 over a 10 year period.  Given a range of other 

factors will likely lead to a greater demand for dwellings including constraints in rural living 

lot supply in Maldon, Castlemaine and the Calder Freeway corridor, and the scale and fully 

serviced nature of the Tarran Valley proposal, further analysis has confirmed that demand 

could be 7 lots per annum or 70 lots over a 10 year period.  The 42 lots proposed in Tarran 

Valley development could therefore comprise between 6 and 8.4 years of supply under this 

analysis. 

6.11   Our assessments of alternate supply of vacant rural landholdings within 5 kilometres of 

Maldon has concluded that rural residential development in Maldon is severely constrained 

due to lack of consolidated landownership, fire hazard and interface and amenity issues 

including the adjacent State Parks and historic reserves that form an edge to the urban area 

as well as wastewater management, land capability constraints and the heritage overlays 

effecting the central township area.  Urban expansion is also further limited by the planning 

objectives of the Maldon Framework Plan, which aims to protect the views and vistas to 

Mount Tarrengower and the views of the historic reserves and mining landscapes adjacent 

to the township.  These constraints will therefore significantly limit the number of 

opportunities in and around Maldon to create further residential lots to cater for market 

demand.   

6.12   It is therefore submitted that the Tarran Valley proposal would provide a very different 

product to the Maldon property market in the form of a well-planned, environmentally 

sensitive, high quality Rural Living development. 
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6.13   Summary of Findings 

6.14   In summarising the findings of the Demand and Supply Analysis report, key findings are 

noted as follows: 

 There is an increasing demand for rural living within the Mount Alexander Shire with 

key influencing factors including: 

o The natural heritage and town character of Maldon provide an attractive option for 

people looking to move to a rural area who are specifically seeking out a rural living 

lifestyle. 

o Demographic trends such as the ageing nature of Maldon’s population, increase in 

tourism, decrease in average household size, large percentage of in-migration in 

the last 5 years and increase in the number of unoccupied dwellings, all lead to an 

increase in demand for residential housing options in Maldon. 

o The population of Maldon is forecast to increase at an average rate of 1.2% per 

annum over the next 10 years, providing an additional 147 people or 74 new 

households to the town. 

o Added to the assessed dwelling numbers from population growth forecasts, our 

assessment has further included additional dwelling requirements not directly 

associated with population growth.  Associated factors of note therefore include: 

 The high proportion of unoccupied dwellings in the area reflecting a significant 

growth in demand for holiday homes or homes for semi-permanent residents in 

Maldon; and 

 The relative affordability of homes in regional Victoria compared to 

metropolitan Melbourne and coastal areas of Victoria.  

 Our assessment therefore concluded that the number of additional Rural Living 

dwellings required in Maldon over the next 10 year period is 50, or 5 per annum. The 

Tarran Valley Estate of 42 lots therefore equates to 8.4 years of supply. This is the 

minimum projected requirement for rural living dwellings per annum.  A range of 

other likely drivers will likely lead to a greater demand for dwellings.  

 Given the continued growth in population in Castlemaine and a lack of supply of 

residential and rural residential land to service the Castlemaine area it is very 

conceivable that a portion of demand for residential land in Castlemaine will be taken 

up by available supply in nearby Maldon.  Assuming Tarran Valley Estate absorbed say 

30% of demand from Castlemaine, due to constraints in supply (i.e. 2 lots per annum) 

this would increase the likely order of demand to around 7 lots per annum. The lots to 

be released as part of the Tarran Valley development of 42 could therefore comprise 6 

years of supply under this scenario. 
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 On this basis, a master planned, larger scale rural living development will provide the 

best outcome for both providing new housing to meet demand, but also to meet the 

demand more specifically for rural living. 

 Alternative areas for the supply of a Rural Living zone were considered as part of the 

analysis.  It was determined that whilst there are other vacant lots available in Maldon, 

significant constraints limit their suitability for a rural living development, including: –  

o The sites cannot provide the scale and opportunity of a well-planned rural living 

development.  Use of such lots encourages ad hoc, unplanned infill development. 

o The sites identified are mostly in-fill sites or are currently in use for operational 

farms and existing dwellings.   

o There are interface issues with the forest and adjoining land uses (i.e. industrial, 

refuse station, fire hazard buffers) as well as native vegetation and topographical 

constraints. 

o Most of these areas require significant upgrade to existing gravel roads and 

services including due to waste water land capability, services and infrastructure 

with significant costs limiting viable development outcomes. 

o Maldon and the surrounding hinterland areas (i.e. within approximately a 12km 

radius) are within the Cairn Curran Water Supply Catchment and subdivision below 

40ha will not be approved by Goulbourn Murray Water without provision of a 

reticulated sewerage connection.  This significantly restricts further residential 

subdivision and supply in rural areas surrounding Maldon (refer 5.37 of this report 

for further detailed explanation). 

o Many of the land titles are not consolidated in single ownerships.  Therefore, whilst 

on a plan there appears the opportunity to construct dwellings on each of these 

lots, the current ownership patterns limit rural living development. 

o The majority of the identified areas would require a re-zoning and/ or planning 

permit to allow for rural living development.  This process is lengthy and any 

application and approval for rezoning land to Rural Living Zone in alternative areas 

of Maldon would see a significant lead time to the release of lots to the market.   

o In addition State Government planning policy to retain high quality agricultural land 

discourages approvals for residential dwellings on farm zoned land which are not 

required to support agricultural uses undertaken on the land. 

o The lack of supply is further reflected in low building approval numbers and lots 

being offered for sale. 

 Of those areas identified where rural living could potentially be supported, the overall 

size of these landholdings would not allow for such a well planned development as 

Tarran Valley will be able to provide. All of these alternative areas would also require 

re-zoning like Tarran Valley, and hence, would also need to go through the same 

Planning Scheme amendment process and be able to respond to the same Rural Living 

policies. 

 The development of Tarran Valley will also help to ease the current lack of available 

residential vacant lot supply in Maldon and provide a wider range of housing options for 

those looking to enter the housing market.   
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 It is submitted that the Tarran Valley estate rural living development in Maldon is of a 

scale that is different to other small lots being developed for rural living in Maldon and 

will therefore generate a demand of its own and will assist in Council’s management of 

small rural lots within the Farming zone areas.   

6.15   The analysis also specifically responds to the queries raised by the Advisory Committee in 

relation to: 

 The extent of demand for lots that are likely to result from rezoning the land to the 

Rural Living Zone. 

6.16   Response:  

 The 10 year supply required to meet rural residential demand is at a minimum 50 new 

dwellings in the Rural Living zone. Tarran Valley Estate is to provide for 42 dwellings, 

comprising 8.4 years of supply at this rate of demand, less than 10 years supply in line 

with the PPN37, Rural Residential Development, June 2015.  

 Further analysis has concluded that this is the minimum projected requirement for rural 

living dwellings per annum. Having regard to a range of further influencing factors 

including the lack of supply in the Castlemaine area, the project demand could be 7 lots 

per annum or 70 lots over a 10 year period. The total number of lots to be released as 

part of the Tarran Valley development of 42 could therefore comprise 6 years of supply 

under this scenario. 

 In conclusion the minimum projected requirement for rural living dwellings per annum 

in Maldon is 5 new dwellings per annum or 50 over a 10 year period.  Given a range of 

other factors will likely lead to a greater demand for dwellings including constraints in 

rural living lot supply in Maldon, Castlemaine and the Calder Freeway corridor, and the 

scale and fully serviced nature of the Tarran Valley proposal, further analysis has 

confirmed that demand could be 7 lots per annum or 70 lots over a 10 year period.  The 

42 lots proposed in Tarran Valley development could therefore comprise between 6 and 

8.4 years of supply under this analysis. 

6.17   It is therefore submitted that the development of Tarran Valley Estate will not provide an 

oversupply of housing to the market of Maldon and surrounding region, and is in fact 

required to meet the future demand for housing required to support employment and 

population growth the Maldon and Castlemaine areas. 
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Appendix A - Land Supply Matrix Analysis 

Overall Aerial View of Maldon and Surrounds 
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Area 1 

Area / Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall 
Assessment of 
Rural Living 
Allotments in 
Excess of 2ha 

Special Comments / 
Observations 

1 Back Sandy 
Creek Rd and 
Maldon 
Castlemaine Rd 
Approx. 30ha 

Farming 0.5 – 1.5ha 1 ha  
5% 
occupied 

Farming Possible if land 
was rezoned. 
Approx. 12 lots 
possible. 

Site is currently actively 
farmed. 
No effort appears to have 
been made to apply for 
rezoning of land to allow 
for residential 
development. (No change 
since 2008 assessment) 

Limitations on Development: 

 Native vegetation 

 Current active farm land use 

 Drainage 

 Services provision 

Location Map: 
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Area 2 

Area / Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall 
Assessment of 
Rural Living 
Allotments in 
Excess of 2ha 

Special Comments / 
Observations 

2 Bounded by 
Nelson 
Street (north) 
and Popels Rd 
(west) Approx. 
50 ha 

Low Density 
Residential 

1 – 4 ha 2.5 ha 
50% 
occupied 

Rural living but 
capable of 
being 
subdivided into 
0.4 ha lots 

Currently used at 
rural living density. 
A possible 6 further 
lots available. 

No effort appears to 
have been made to 
make use of possible 
increased lot yield 
due to low density 
residential zone 
subdivision 
provisions. (Minor 
change since 2008 
assessment) 

Limitations on Development: 

 Existing homes and ownership structures 

 Settlement pattern is long-standing, appears unlikely to change 

 Native vegetation 

 Active farm land use 

 Some small (<0.4ha) subdivision on Nelson Street in north of site 

Location Map: 
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Area 3 

Area / Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall 
Assessment of 
Rural Living 
Allotments in 
Excess of 2ha 

Special Comments / 
Observations 

3 Maldon-
Newstead 
Road Approx. 
20 ha 

Low Density 
Residential 

1-2 ha 1-2 ha 
50% 
occupied 

Low density 
residential 

Larger allotments 
of greater than 2 
ha currently have 
dwellings present 

No effort appears to have 
been made to make use of 
possible increased lot yield 
due to low density 
residential zone subdivision 
provisions. (No change 
since 2008 assessment) 

Limitations on Development: 

 Existing homes and ownership structures 

 Settlement pattern is long-standing, appears unlikely to change 

 Native vegetation 

 Active farm land use 

Location Map: 
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Area 4 

Area / Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living 
Allotments in Excess 
of 2ha 

Special Comments / 
Observations 

4 Parkins 
Reef 
Road 
Approx. 
25 ha 

General 
Residential 
Zone 

1 ha 1 ha 
15% 
occupied 

Small lot 
farming 

Titles are not larger than 
2 ha. Titles would need 
to be combined to 
achieve rural living and 
rezoning would be 
required. 

No effort appears to have 
been made to make use of 
possible increased lot yield 
due to General Residential 
Zone subdivision provisions, 
possibly due to servicing 
limitations. (No change since 
2008 assessment) 

Limitations on Development: 

 Servicing issues 

 Native vegetation 

 Active farm land use 

 Existing homes and ownership structures 

Location Map: 
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Area 5 

Area / Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living 
Allotments in Excess 
of 2ha 

Special Comments / 
Observations 

5 South 
German Rd 
and 
Boundary 
Rd 
Approx. 30 
ha 

Farming 3-4 ha 3-4 ha 
40% 
occupied 

Few houses 
with vacant 
derelict land 

Would appear to be very 
limited due to physical 
site constraints (e.g. 
rocky 
land) 

This area is unlikely to be 
more intensively developed 
either for rural living or 
residential purposes due to 
physical site restrictions and 
active farming areas. (No 
change since 2008 
assessment) 

Limitations on Development: 

 South German Road would require upgrading 

 Native vegetation 

 Active farm land use 

 Physical site constraints – topography, rocky outcrops 

 Poor road access 

Location Map: 
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Area 6 

Area / 
Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living Allotments in 
Excess of 2ha 

Special Comments / 
Observations 

6 6 ha Farming 2-3 ha 2-3 ha 
15% 
occupied 

Farming Possible if land was  
rezoned. Estimated yield of 
2 lots. 

Current potential for farming 
use and possible rural living 
site. (No change since 2008 
assessment) 

Limitations on Development: 

 Potential for farming and grazing use 

 Existing creek/drainage line 

 Native vegetation 

Location Map: 
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Area 7 

Area / Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living Allotments 
in Excess of 2ha 

Special Comments / 
Observations 

7 Boundary St 
and 
McIntyre St 
3.5 ha 

General 
Residential 
Zone 

1,000 sqm 1,000 sqm 
40% 
occupied 

Residential Unsuitable due to size 
and zoning. Land already 
substantially developed 

Current residential use 
likely to continue. (No 
change since 2008 
assessment) 

Limitations on Development: 

 Small lot subdivision and multiple Titles in place 

 Land used for higher density than rural living requirements 

Location Map: 
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Area 8 

Area / 
Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living Allotments 
in Excess of 2ha 

Special Comments / 
Observations 

8 Franklin 
Street 
Approx. 
50 ha 

General 
Residential 
Zone 

2000- 
4000m2 

2000m2 
75% 
occupied 

Residential Unsuitable due to size and 
zoning. Land already 
substantially developed 

Current residential use 
likely to continue. Cannot 
be developed as rural living. 
(Minor change since 2008 
assessment) 

Limitations on Development: 

 Land used for higher density than rural living requirements 

 Area forms part of urban fabric of Maldon 

 2,000 sqm lots sold north of Lowther Street (8 of 10 lots) 

Location Map: 
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Area 9/10 

Area / Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living 
Allotments in Excess 
of 2ha 

Special Comments / 
Observations 

9/10 Wattle Gully 
Rd  and 
Church St 
Approx. 35 
ha 

Farming 
Zone 

0.5-2 ha 0.5-3 ha 
40% 
occupied 

Residential Limited potential for 
further subdivision into 
rural living lots 

Established land use 
patterns would preclude 
further subdivision. (No 
change since 2008 
assessment) 

Limitations on Development: 

 Native vegetation 

 Established land use patterns 

 Fire buffer requirement from surrounding forest 

 Irregular lot configuration 

Location Map: 
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Area 11 

Area / Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment 
of Rural Living 
Allotments in 
Excess of 2ha 

Special Comments / 
Observations 

11 Off Church 
St (North) 
Approx. 50 
ha 

Farming Zone 0.1- 2 ha 5-10 ha 
5% 
occupied 

Farming and 
grazing 
activities 

Limited due to lack of 
services and  
significant forest 
buffer requirements 

This area is unlikely to be 
more intensively developed 
either for rural living or 
residential purposes due to 
physical site restrictions and 
active farming areas. (No 
change since 2008 
assessment) 

Limitations on Development: 

 Native vegetation 

 Forest interface / fire buffer issues 

 Active farming use 

 Servicing 

 Irregular / steep topography 

Location Map: 
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Area 12 

Area / 
Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living Allotments 
in Excess of 2ha 

Special Comments / 
Observations 

12 Bells 
Reef 
Rd 
Approx. 
25 ha 

Farming 
Zone 

0.1- 2 ha 0.5-2m2 
15% 
occupied 

Farming/ 
Rural living 

Servicing and road  
access issues. Estimated 
potential yield of 6 lots 

Possible rural living area 
subject to connection to 
services and road network. (No 
change since 2008 
assessment) 

Limitations on Development: 

 Active farming use (horse adjustment, vineyards) 

 Forest interface / fire buffer 

 Services and road access 

Location Map: 
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Area 13 

Area / 
Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living 
Allotments in Excess 
of 2ha 

Special Comments / 
Observations 

13 Bells 
Reef 
Rd 
4 ha 

Farming Zone 0.4 ha 1-2.0 ha 
50% 
occupied 

Farming/ 
Rural living 

Servicing and road 
access issues 
Allotments smaller than 
rural living requirement 

No potential for further 
subdivision due to size and 
current dwelling location and 
farm use. (No change since 
2008 assessment) 

Limitations on Development: 

 Active farming use 

 Servicing and access 

 Allotments smaller than rural living requirement 

Location Map: 
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Area 14 

Area / 
Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living Allotments in 
Excess of 2ha 

Special Comments / 
Observations 

14 Bendigo-
Maldon 
Rd, 
Allens 
Rd 
Approx. 
25 ha 

Farming Zone 2-5 ha 3-4 ha 
40% 
occupied 

Rural 
living/vacant 
land 

Development pattern 
unlikely to change. 
Servicing issues 

Mix of rural living and 
vacant vegetated areas. 
(No change since 2008 
assessment) 

Limitations on Development: 

 Servicing and access 

 Settlement patterning 

 Native vegetation 

Location Map: 
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Area 15 

Area / 
Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living Allotments 
in Excess of 2ha 

Special Comments / 
Observations 

15 Morris 
St and 
Horns 
by St 
Approx. 
40 ha 

General 
Residential 
Zone 

1-3 ha 1-3 ha 
70% 
occupied 

Rural 
living/farming 

Rural Living already 
exists in some areas, 
other areas possible for 
subdivision. Approx. 2 
lots 

Adjacent to refuse transfer 
station at the eastern edge. 
(No change since 2008 
assessment) 

Limitations on Development: 

 Settlement patterning (small lots) 

 Native vegetation 

 Proximity to waste transfer station 

Location Map: 
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Area 16 

Area / 
Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living Allotments 
in Excess of 2ha 

Special Comments / 
Observations 

16 Oswald 
St 
Approx. 
20 ha 

General 
Residential 
Zone 

2-4 ha 2-4 ha 
50% 
occupied 

Farming Possible rural living site 
for approx. 5 allotments 

High quality farming land. If 
subdivided it could be better 
used as R1Z due to proximity to  
existing R1Z. (No change since 
2008 assessment) 

Limitations on Development: 

 Active farm use (grazing) 

Location Map: 
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Area 17 

Area / Locality 
Description 

Predominant 
Zonings 

Average 
Size of 
Individual 
Titles 

Average 
Size of 
Land 
Holdings 

Predominant 
Land Use 

Overall Assessment of 
Rural Living Allotments in 
Excess of 2ha 

Special Comments / 
Observations 

17 Boundary 
Rd and 
Oswald 
St 
Approx. 
25 ha 

General 
Residential 
Zone 

1-4 ha 1-4 ha 
5% 
occupied 

Farming Possible rural living site. 
Approx. yield of 10 lots 

Vineyard may preclude 
satisfactory lot yield. High 
quality agricultural land. (No 
change since 2008 
assessment) 

Limitations on Development: 

 Active farm use (grazing and vineyard) 

 Adjacent to industrial zoned area 

Location Map: 
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