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1 INTRODUCTION 
Mount Alexander Shire and in particular Castlemaine, is increasingly seen as an 
attractive place to live and an alternative to the highly urbanised environment of 
metropolitan Melbourne.  The appeal of Castlemaine is related to the town’s heritage 
and landscape character, its recognition as an arts and cultural centre, reduced 
travel times (road and rail) to and from Melbourne and Bendigo, and comparatively 
inexpensive house and land prices.  The attraction of the Shire as a place to live is a 
key driver of population growth, with population forecasts prepared by the 
Department of Planning and Community Development (DPCD) indicating that the 
Shire’s population will grow by around 1.3% per annum through to the year 2026.  
This will bring the total population from its official number of 18,293 in 2009 (ABS 
estimated resident population) to approximately 23,000 people in 2026 (see Table 1). 
 
Table 1: Mount Alexander Shire population and households 
 
 2006 2011 2016 2021 2026 
Total population 17,656 18,914 20,172 21,468 22,806 
Total private dwellings 8,434 9,222 10,100 10,997 11,897 
Occupied private 
dwellings 

7,427 8,118 8,856 9,610 10,363 

Persons in occupied 
private dwellings 

16,980 18,157 19,338 20,558 21,800 

Ave. household size 
 

2.29 2.24 2.18 2.14 2.10 

 2006-2026 2006-11 2011-16 2016-21 2021-26 
Change in population 
Net 5,150 1,258 1,259 1,296 1,338 
Average annual 1.3% 1.4% 1.3% 1.3% 1.2% 
 
Change in private dwellings 
Net 3,463 788 878 897 900 
Average annual 173.2 157.6 175.6 179.4 180.0 
 
Change in occupied private dwellings 
Net 2936 691 738 754 753 
Average annual 146.8 138.2 147.6 150.8 150.6 
Note: The dwelling and household size figures in the above table are estimates developed with reference to 

unpublished, draft DPCD projections. 
 
Table 1 also identifies the projected growth in dwellings, and a drop in the number of 
people living in each dwelling (known as average household size).  These figures in 
particular play a major part in determining how many dwellings are required and how 
much land is needed to accommodate them.  A further consideration relates to the 
composition of the population, and Table 2 below highlights some interesting trends. 
 
Table 2: Mount Alexander Shire population composition 
 

Population (persons)  Age Distribution (% of total pop) 
 1996 2006 2016 2026  1996 2006 2016 2026 
0-17 4,295 4,005 3,890 4,092  25.7% 22.7% 19.3% 17.9% 
18-34 3,010 2,628 3,148 3,278  18.0% 14.9% 15.6% 14.4% 
35-64 6,545 7,784 8,462 8,743  39.1% 44.1% 41.9% 38.3% 
65-84 2,562 2,769 3,908 5,681  15.3% 15.7% 19.4% 24.9% 
85+ 309 470 764 1,013  1.8% 2.7% 3.8% 4.4% 
Total 16,721 17,656 20,172 22,806  100.0% 100.0% 100.0% 100.0% 
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The most notable trend is a significant ageing of the population during the forecast 
period.  This trend is closely linked to the declining household size mentioned earlier, 
which is predicted to drop from an estimated 2.29 in 2006, to 2.10 in 2026, however it 
is not just older people that will be living in smaller families, there will be an 
increasing number of single people and couples without children making up our 
population.  Not only is this expected to impact on the amount of housing, but it will 
also impact on the type of housing that will be required within the Shire in the future.  
As a consequence of the declining household size, for a community to maintain its 
current population, more and more dwellings will be required each year.  With 
population growth factored in as predicted, then the growth rate of dwelling 
construction is required to be even higher than that of the population growth rate. 
 
In responding to these issues, the Shire has adopted a growth management model 
called Cluster Connect and Calder Corridor (CCCC).  The main components of the 
model are: 
 
• Balanced development building on the Shire’s existing settlement pattern with 

a regional focus on Castlemaine; 
• Urban consolidation and expansion at Castlemaine; 
• Urban containment and limited expansion at Maldon; 
• Planned urban infill and expansion at Newstead as an alternative to 

Castlemaine and the Calder Corridor towns; 
• Planned growth of Calder Corridor towns (Harcourt, Taradale and 

Elphinstone); 
• Limited growth of smaller settlements; and 
• Improving transport and access connections between Castlemaine and 

outlying towns. 
 

The implementation of the CCCC growth model is being incrementally advanced 
through the preparation of more detailed strategic studies, the most notable being the 
Castlemaine Residential Strategy (2005).  This study has identified an area of 
approximately 182 hectares in Diamond Gully as the principal growth front for 
Castlemaine.  Other studies relate to places such as Chewton and Harcourt.  All 
three areas mentioned above (Diamond Gully, Chewton and Harcourt) are soon to 
go through the planning scheme amendment process to put in place a planning 
framework to manage future residential development, which in some cases requires 
land to be zoned for residential purposes. 
 
In support of the proposed planning scheme amendments required to implement the 
Shire’s growth management model, and to allow consideration of other rezoning 
proposals, this residential demand and supply analysis has been completed to allow 
the Shire and Council to make informed, evidence based decisions that will ensure 
that Council is meeting its statutory obligations relating to ensuring there is at least a 
10 year supply of land available for development. 
 
It is expected that this analysis will: 
• Facilitate the long-term supply of residential development and redevelopment 

opportunities (at least 10–15 years); 
• Link land release / redevelopment to efficient infrastructure use; 
• Enable ‘out of sequence’ development, subject to approved strategy for 

infrastructure provision and demonstrated housing demand / need; 
• Actively monitor take-up of residential development opportunities, and revise 

projections in response to changed circumstances; 
• Facilitate land assembly in preferred locations; 



Residential Land Demand and Supply Analysis – September 2010 

  6 

• Ensure planning and development control requirements are clear and 
consistently applied; and 

• Facilitate timely approvals. 
 
Maintaining a sufficient stock (at least a 10 year supply) of available land is important 
as it assists in ensuring that there is adequate competition in the land development 
market and thus avoiding unnecessary upward pressure on land prices and housing 
affordability.  Furthermore, it provides sufficient lead times for planning and service 
provision agencies to undertake appropriate strategic and infrastructure planning 
activities. 
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2 Mount Alexander Shire 
The following overview of the Shire has been summarised from the Council Plan 
2009-2013, and provides a context in which to consider the population projections 
and management of residential growth. 

2.1 An Overview 
Mount Alexander Shire is a complex and unique geographic area.  Located within 
commuting distance of both Melbourne and Bendigo it is made up of several small 
towns and communities, some of national historic and environmental significance. 
 
The community is distributed across four main township areas, Castlemaine, 
Newstead, Maldon and Taradale.  Castlemaine is the largest of these accounting for 
over 50% of the population.  The diversity of towns and housing types informs the 
way in which Council plans and delivers services.  Council is committed to supporting 
residents in smaller townships and encouraging economic development across the 
Shire so that small townships continue to flourish. 

2.2 Our People 
Our population in June 2006 was 17,067 representing an increase of almost 6% from 
the population in 2001.  This increase was slightly less than the 7% increase in the 
Victorian population over the same period.  Our community is different to many 
others.  We have more couples without children than the average for regional 
Victoria, and more single parent families.  We also have a higher proportion of our 
community living alone than in other parts of regional Victoria. 
 
Research shows that our community is ageing with a higher proportion of our 
community aged over 60 years.  We also have fewer people in their 20s and 30s 
than other communities in Victoria.  Attracting young people and families to the Shire 
will be influenced by the availability of education and training, local employment, and 
good quality services. 
 
The ageing of our population and the presence of a high number of single person 
households will have a number of consequences for Council.  There is likely to be an 
increase in demand for smaller, affordable housing and for more diverse housing 
styles such as retirement accommodation.  Council has identified the need to plan for 
differing housing types into the future.  In addition, a higher number of older people 
residing in the Shire will lead to an increased demand for access to Home and 
Community Care services to assist people to remain in their own home for as long as 
possible.  It is expected that this will lead to an increased demand for Council 
provided services such as home care, meals on wheels and personal care, as well 
as house repairs and modifications. 

2.3 Our Local Economy 
There are over 6,000 jobs in the Shire with 4,363 residents living and working in 
Mount Alexander.  Our employment patterns are different from other regional towns 
and communities.  We have a higher proportion of our workforce involved in 
manufacturing than other regional communities and a higher proportion involved in 
health care and social assistance.  We have less people involved in agriculture and 
construction than other regions.  Our local workforce opportunities are concentrated 
with six main providers (Castlemaine KR Foods Pty Ltd, Mt Alexander Hospital, 
Mount Alexander Shire Council, Flowserve, Victoria Carpet Company and the 
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Department of Justice).  Overall, 93.3% of our labour force is employed and 6.7% 
unemployed, compared with 94.4% and 5.6% respectively for Regional Victoria. 
 
Analysis of household income levels in Mount Alexander in 2006 compared to 
Regional Victoria shows that there were a smaller proportion of high-income 
households (earning $1,700 per week or more) and a larger proportion of low-income 
households (earning less than $500 per week).  This may reflect the higher number 
of single person households and the ageing population in the Shire. 

2.4 Our Place In The World 
Mount Alexander Shire is located in a major corridor from Melbourne, which 
influences why people move here, the services they expect and the way in which our 
Shire will develop and change into the future.  Recent improvements to the Calder 
Freeway have meant that our Shire is more accessible to Melbourne and therefore 
more viable for people who wish to live rurally and commute to Melbourne for work.  
The introduction of faster and more frequent commuter train services both north and 
south has resulted in a higher number of people using the services to commute to 
and from work, both in and out of the Shire. 
 
Proximity to major centres such as Melbourne, Ballarat and Bendigo make our Shire 
an attractive place to live.  We are ideally located where these three major centres 
overlap.  Many people who move here often expect to commute some distance to 
work.  Others will be seeking local work. 
 
Our infrastructure is vital to our future.  Our water is provided by Coliban Water and 
is sourced from the Loddon and Campaspe river systems, which have relatively 
small storages with large demands.  Water security for our region will have a major 
impact on development and the capacity to meet current and future needs of our 
residents and businesses. 
 
The economies of municipalities to the north of the Shire are mainly driven by 
agriculture both in terms of production from agriculture and the associated materials 
processing and servicing of agricultural industries.  Municipalities to the south are 
progressively moving away from agriculture to other service activities and 
manufacturing.  Changes in the way in which agriculture and farming are being 
managed will have significant impacts for the Shire’s economy.  Council will 
endeavour to support farmers and primary producers in the Shire to assist them to 
manage the impacts of the current drought on their businesses and their families. 
 
A detailed profile of our community can be accessed via the Council website at 
www.mountalexander.vic.gov.au . 
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3 POLICY CONTEXT 
Planning for the growth and development of the region is a core function of the 
Shire’s business.  While we need to refer to the statutory tool of the Mount Alexander 
Planning Scheme as our primary reference, there are a number of contributory plans, 
processes and people that has lead to the development of an overarching vision and 
a setting of strategic directions that help to guide long term growth and the 
development of the Mount Alexander Shire. 
 
The following paragraphs provide a brief summary of a number of the key plans and 
documents that assist in setting the strategic directions for the growth and 
development of the Shire. 

3.1 Adopted Policies of Council 
The following paragraphs provide a summary of relevant documents that have been 
adopted by Council. 
 
MAP2020 Community Plan 
The MAP2020 Community Plan is the first comprehensive community plan for the 
Mount Alexander Shire and is the culmination of an extensive community 
engagement process that took place throughout 2007.  The MAP2020 provides an 
overarching community vision for the Shire and includes elements that are relevant 
to Council’s role in planning for the future.  The most relevant component of the 
vision states that in 2020: 
 

“the Shire has built a strong reputation for its environmental commitments.  It 
has achieved zero nett carbon emissions and created sustainable innovative 
solutions to climate change which have a high level of community ownership 
and support.  The Shire is a leader in sustainable development nationally and 
internationally.” 

 
Mount Alexander Shire Council Plan 2009 – 2013 
The Council Plan 2009-2013 includes an objective relating to planning to meet 
current and future farming, business and environmental needs.  One of the strategies 
to do this is to plan residential land use in order to enable a mix of housing types.  
This report will provide research and data to enable such planning to be completed. 
 
Mount Alexander Shire Urban Living Study 2004 
The Urban Living Study was initiated in 2002 in response to changes to population 
and housing trends, the expected completion and potential impact of the Calder 
Freeway, the installation of reticulated sewerage infrastructure in a number of 
townships, and the proposed Regional Fast Rail project. 
 
Major aims of the Urban Living Study were to determine where new urban growth 
and development should be directed and to manage this growth having regard to the 
potential impact on heritage, landscape and townscape character, and the protection 
of lifestyle attributes of the Shire’s urban centres. 
 
The most significant outcome of the Study is the adoption of the growth management 
model Cluster Connect and Calder Corridor (CCCC), which was discussed briefly 
earlier in this report. 
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A number of actions contained in the Study have now been implemented, including 
key actions such as updating the Mount Alexander Planning Scheme to reflect the 
adopted Cluster Connect and Calder Corridor growth management model. 
 
Castlemaine Residential Strategy 2005 
The Castlemaine Residential Strategy was prepared following the adoption of the 
Urban Living Study and specifically looks at: 
• Future residential land requirements for a community of 11,500 people by the 

year 2021 based on an assessment of land supply and demand; 
• Desirable and sustainable population size; 
• Heritage, environmental, physical and neighbourhood character constraints; 
• A future urban growth boundary; 
• Potential for infill housing and residential opportunities close to the town 

centre; and 
• A town open space network. 
 
The most notable recommendation of the Strategy is the identification of an area of 
approximately 182 hectares in Diamond Gully as the principal growth front for 
Castlemaine.  Diamond Gully is located south of the Pyrenees Highway 
approximately three kilometres south west of the town centre of Castlemaine.  A 
structure plan has since been prepared for the area and the planning 
recommendations will soon be implemented through a planning scheme amendment. 
 
Mount Alexander Rural Living Strategy 2006 
The purpose of this strategy is to establish a clear direction for rural living 
development, that is: what form, how much and where rural living development 
should take place.  It also outlines policies for how Council should exercise its 
discretion in considering proposals for rural living development.  The strategy 
discourages the use of old crown allotments for rural living purposes.  It states that 
an environmental management plan should be prepared for new dwellings in the 
rural zones and that proposals should demonstrate a ‘net environmental gain’ 
involving a range of land management actions. 

3.2 Mount Alexander Planning Scheme 
The following paragraphs provide a brief summary of the key clauses of the Mount 
Alexander Planning Scheme that relate to planning for growth and development. 
 
State Planning Policy Framework 
The State Planning Policy Framework sets out the State Planning Policies that apply 
to all land in Victoria.  Policies relevant to residential demand and supply include: 
 
Clause 14 – Settlement:  The objectives of this clause seek to ensure a sufficient 
supply of land is available for residential, commercial, industrial, recreational, 
institutional and other public uses, and to facilitate the orderly development of urban 
areas.  The clause requires planning authorities to plan for and accommodate 
projected population growth over at least a 10-year period, taking account of 
opportunities for redevelopment and intensification of existing urban areas as well as 
the limits of land capability and natural hazards, environmental quality and the costs 
of providing infrastructure. 
 
Clause 16 – Housing:  The objectives of this clause relate to encouraging 
subdivisions in areas with access to physical and community infrastructure, 
increasing residential densities and housing choice, making better use of existing 
infrastructure and improving the energy efficiency of housing. 
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Local Planning Policy Framework 
 
Municipal Strategic Statement 
The Municipal Strategic Statement (MSS) is a concise statement of the key strategic 
planning, land use and development objectives and the strategies and actions for 
achieving them at a municipal level. 
 
Clause 21.02 of the Mount Alexander MSS identifies population growth resulting 
from improved connectivity to Melbourne and Bendigo, an ageing population and the 
availability of suitable housing, the protection of the Shire’s cultural and natural 
heritage, and the provision of infrastructure as key issues of importance to the 
Shire’s future land use planning and development. 
 
Clause 21.03 – Municipal Vision and Framework Plan:  This clause sets out the 
land use planning and development vision for the Shire.  It includes strategies such 
as consolidating urban growth to maximise infrastructure and reduce environmental 
impacts, increasing housing choice in sympathy with the environment for a 
demographically diverse community, and the development of safe and sustainable 
urban communities. 
 
Clause 21.04-1 – Management of Urban Growth identifies the CCCC growth 
management model for the Shire.  The main components of this model are listed 
earlier in this report. 
 
Clause 21.04-1 also includes an action that relates to the completion of a study of 
the supply and demand for low-density residential lots and development criteria to 
guide the application of the Low Density Residential Zone. 
 
Clause 21.04-2 – Strengthening Castlemaine’s Regional Role raises a number of 
challenges including the lack of housing options and housing diversity close to the 
town centre, the need for affordable housing, new opportunities in Campbell’s Creek 
following the installation of reticulated sewerage infrastructure, and the potential for 
negative impacts of new development on the environment and character of existing 
areas. 
 
Clause 21.04-4 – Rural Living:  This clause highlights the growing demand for rural 
living within the Shire and the valuable contribution it is making in attracting new 
residents.  The clause also highlights that there are significant land management 
issues that need to be considered when identifying new land for rural residential 
development, and that a process is required to facilitate the rezoning of land 
considered appropriate for rural residential development when required. 
 
In addition to the above, there are also a number of place based Local Planning 
Policies that are of general relevance to this report, these include: 22.01 – 
Castlemaine, 22.02 – Maldon, 22.03 – Campbell’s Creek, 22.04 – Harcourt, 22.05 – 
Newstead, 22.06 – Chewton, 22.07 – Guildford, 22.08 – Taradale, 22.09 – 
Elphinstone, 22.10 – Rural Communities, 22.12 – Urban Growth Boundaries, and 
22.32 – Happy Valley / Moonlight Flat Structure Plan. 
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3.3 Other Policy / Statutory Considerations 
 
Amendment C24 Panel Report 
Amendment C24 implemented the recommendations of the first Three Year Review 
of the Mount Alexander Planning Scheme and was completed in 2007.  One of the 
recommendations of the C24 Panel report was that a future piece of work be 
completed that assesses population projections, housing demand figures and infill 
and medium density housing potential.  This analysis will go some way to satisfying 
the Panel’s recommendation. 
 
Bushfires Royal Commission 
The Royal Commission into the Black Saturday bushfires is expected to make a 
number of recommendations relating to the location and appropriateness of both 
rural residential and urban residential development in or adjacent to vegetated areas.  
These recommendations could have a significant impact on the amount of land 
available for development in areas like Mount Alexander Shire.  While it is impossible 
to predict the outcomes of the Royal Commission, a conservative approach is 
required when considering land in close proximity to vegetation. 
 
Castlemaine Urban Forest Interface Study 
This study will be finalised once the outcomes of the Bushfires Royal Commission 
are known. 
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4 REPORT METHODOLOGY 

4.1 Overview 
In undertaking this residential demand and supply analysis, data has been collated 
and analysed in relation to a range of demographic and development issues.  
Population growth and its composition, changes in household size and recent trends 
relating to subdivision and building activity are the primary sources of information 
used in arriving at an estimate of the accommodation and land requirements likely to 
be required through to the year 2026 (the planning horizon for which population data 
is available).  However, other matters relating to the policy context and strategic 
directions of the Shire that have also been considered and explored.  The policy 
support for urban consolidation for example is one of the critical elements that has 
been factored into the outcomes of this report. 
 
Where applicable, the methodology used in this report is consistent with that 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). 

4.2 Estimating Future Population and Dwelling Requirements 
The Victoria in Future (VIF) population projections released by the Department of 
Planning and Community Development in 2008, have been used as the demographic 
dataset for this report.  Household information has also been provided by the 
Department, however is in a draft format at the time of writing and may need to be 
updated once finalised.  As this information is provided as a local government area 
estimate, the information has been supplemented by the Shire’s adopted strategic 
planning studies and local knowledge to provide a more localised understanding of 
the likely population distribution and development across the Shire. 

4.3 Assessing Demand 
Subdivision and building activity over the 2004 to 2009 period has been used to 
arrive at an average for lots created and dwellings built per annum in the urban and 
non-urban areas of the Shire.  Data has been sourced from the Shire’s planning and 
building registers for this analysis.  While this information provides a good 
understanding of what has happened in recent years, it is useful as one dataset in 
terms of future activity, and is also of use when considering other factors such as the 
capacity of the building industry to deliver the amount of housing as predicted. 

4.4 Estimating Supply 
In its simplest form, the total supply of housing is met by the subdivision and 
development of broadhectare land on the urban fringe in designated growth areas, 
by the re/development of major sites in established urban areas and through 
dispersed infill development in both established and non-urban areas.  This report 
has looked at all three types of potential dwelling supply and has categorised them in 
terms of location and also zoning. 
 
To undertake the assessment of potential sites, aerial imagery and cadastral 
information has been used as the primary method for identifying the development 
status of land parcels.  Land that has been identified for a future residential rezoning, 
through adoption of a structure or development plan, has also been considered in the 
overall potential dwelling supply assessment. 



Residential Land Demand and Supply Analysis – September 2010 

  14 

Only land parcels over 1 hectare in size have been considered within the Residential 
1 and Township zones, as these are the sites that are likely to have the capacity to 
be subdivided into multiple lots.  Development constraints have also been 
considered, but have been generally limited to the presence of native vegetation, 
access to services (based on the presence and form of surrounding development) 
and the fragmentation of ownership.  Larger parcels in the Low Density Residential 
and Rural Living zones have been identified and a lot size consistent with 
surrounding lots, or using the default minimum lot size has been calculated.  The 
presence of native vegetation is not considered to be as significant a determinant of 
lot yield in these zones.  It is recognised that in some circumstances an individual 
site issue or constraint will not necessarily prohibit development, rather it will 
influence the potential lot yield of the site.  However, in other circumstances site 
constraints could substantially restrict the development of a site, for example a site 
with severe servicing constraints, or a site covered with dense native vegetation. 
 
The analysis has resulted in an amount of hectares that is capable of, and suited to, 
residential development being calculated. 
 
Small infill sites have not been identified as there are too many unknown factors to 
be able to accurately determine site availability, and it is likely that development will 
occur on a relatively ad hoc and opportunistic basis. 
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5 FUTURE POPULATION AND DWELLING REQUIREMENTS 
(DEMAND ANALYSIS) 

5.1 Overview 
In this section we explore what the future population and dwelling requirements will 
be for the Shire up to the year 2026.  The year 2026 has been used as it is the upper 
limit to the population forecast data that is currently available, and it also provides us 
with a useful planning period to ensure Council, as a planning authority, can meet its 
requirement that at least a 10 year supply of residential land is zoned and available 
to the development industry, recognising that it can take around three years to 
complete a strategic plan and undertake a planning scheme amendment. 

5.2 Review of Population and Household Trends 
As can be seen in the following table, Mount Alexander Shire is forecast to grow by 
an additional 5,150 people between 2006 and 2026.  This will bring the total 
population to an expected 22,806 people in 2026 and represents a growth rate of 
around 1.3% per annum.  This growth rate is slightly higher than that of Regional 
Victoria as a whole (1.1%), however it is consistent with the growth rate of the 
Loddon Region. 
 
Table 3: Mount Alexander Shire population and households 
 
 2006 2011 2016 2021 2026 
Total population 17,656 18,914 20,172 21,468 22,806 
Total private dwellings 8,434 9,222 10,100 10,997 11,897 
Occupied private 
dwellings 

7,427 8,118 8,856 9,610 10,363 

Persons in occupied 
private dwellings 

16,980 18,157 19,338 20,558 21,800 

Ave. household size 
 

2.29 2.24 2.18 2.14 2.10 

 2006-2026 2006-11 2011-16 2016-21 2021-26 
Change in population 
Net 5,150 1,258 1,259 1,296 1,338 
Average annual 1.3% 1.4% 1.3% 1.3% 1.2% 
 
Change in private dwellings 
Net 3,463 788 878 897 900 
Average annual 173.2 157.6 175.6 179.4 180.0 
 
Change in occupied private dwellings 
Net 2936 691 738 754 753 
Average annual 146.8 138.2 147.6 150.8 150.6 
 

Perhaps of more interest than the growth rate is the composition of the population.  
Some of the more interesting figures shown in Table 4 indicate that there will be a 
significant ageing of the population during the forecast period.  The ageing of the 
population is occurring in part as the baby boomers move through the various age 
cohorts over time (as we all do), and in part as a result of migration to the area from 
retirees and ‘tree changers’.  While this is a trend that is evident right across 
Australia, it is significant in this area, and it is likely to have a noticeable impact the 
service delivery of the Shire.  It is also expected to impact on the amount and type of 
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housing that will be required within the Shire, with an expected higher need for 
smaller and more manageable dwellings and lots. 
 
Table 4: Mount Alexander Shire population composition 
 
 2006 2011 2016 2021 2026 
Age 
Group 

No. % No. % No. % No. % No. % 

0-4 935 5.3 883 4.7 900 4.5 952 4.4 1,006 4.4 
5-14 2,351 13.3 2,256 11.9 2,274 11.3 2,265 10.6 2,353 10.3 
15-24 1,825 10.3 2,155 11.4 2,110 10.5 2,016 9.4 2,048 9.0 
25-34 1,522 8.6 1,533 8.1 1,755 8.7 2,011 9.4 1,963 8.6 
35-49 3,832 21.7 3,759 19.9 3,657 18.1 3,617 16.8 3,840 16.8 
50-59 2,843 16.1 3,059 16.2 3,103 15.4 3,138 14.6 3,114 13.7 
60-69 2,033 11.5 2,607 13.8 3,199 15.9 3,470 16.2 3,562 15.6 
70-84 1,845 10.4 2,050 10.8 2,411 12.0 3,152 14.7 3,907 17.1 
85+ 470 2.7 612 3.2 764 3.8 847 3.9 1,013 4.4 
Total 17,656 100.0 18,914 100.0 20,172 100.0 21,468 100.0 22,806 100.0 
 
The changing composition of the population can also be seen in the decline in the 
number of people living in each dwelling (referred to as the average household size).  
It is predicted to decline from an average of 2.29 persons per household in 2006 to 
2.10 in 2026.  While this doesn’t sound like a significant drop, it does have a 
noticeable impact on the amount of dwellings required to even maintain a community 
at current population levels.  As the household size decreases, more and more 
dwellings will be required each year.  The exact number of dwellings required is 
relatively easy to estimate at the broadest level, however it becomes more difficult 
when trying to identify the type and mix of dwellings required for smaller population 
groups.  It should also be remembered that population growth (and even maintaining 
the status quo) is closely linked to the availability of land and the ability of 
tradespeople to deliver housing.  That is, if there is no vacant or new housing to 
move into, then people are either forced to live in houses that are either too big or too 
small for their needs, or they cannot move to an area at all.  Furthermore, if the 
housing and land on offer isn’t quite right, then population growth may not occur as 
expected. 
 
Also of interest is the expected 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 4,000 people.  It is reasonable to expect 
that a large proportion of the second / holiday home market will be in rural or semi-
rural areas, and given the amount of existing lots available it may not impact greatly 
on the land required to meet the demand for new dwellings, but it may impact on the 
availability and cost of tradespeople in general. 
 
It is also interesting to note that the projections indicate 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.  
As we can see below in Table 5, 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.  The capacity of the local building industry could prove to be one of 
the inhibitors to population growth rates as projected, and it will be important that this 



Residential Land Demand and Supply Analysis – September 2010 

  17 

issue be raised with various levels of government to ensure support is available to 
expand the local building industry.  It is also important to note that Table 5 also 
includes building approvals for dwellings in the Farming Zone (which isn’t an area 
considered in detail in this report), which has been trending downwards from just 
under half of all new dwellings early in the investigation period to around one quarter 
in recent years.  Given there is now a strong policy shift away from encouraging new 
dwellings in rural areas (on lots less than 40ha), and that the easy lots may have 
been developed, it will be interesting to see what impact this has, if any, on the 
ongoing delivery of dwellings in the Shire. 
 
Table 5: Building approvals (dwellings built) 
 

 Urban Zones Rural Zones All 
Zones 

Year R1Z TZ Sub 
Total  

LDRZ RLZ FZ Sub 
Total 

Total 

2004 23 39 62 0 7 39 46 108 
2005 22 17 39 1 4 39 44 83 
2006 40 31 71 2 6 31 39 110 
2007 19 35 54 0 5 22 27 81 
2008 30 27 57 0 3 26 29 86 
2009 34 46 80 0 3 23 26 106 
Average dwellings per year 60.5 0.5 4.7 30.0 35.2 95.7 
 
While not included in the table, and while not being significant in terms of numbers, it 
is also worth recognising that during the 2004 – 2009 period there has been on 
average two or three dwelling demolitions per year.  In 2006 there was a large spike 
in demolitions with 33 demolition permits granted, with almost all being related to the 
construction of the Calder Freeway bypass of Harcourt.  There are no known projects 
within the Shire that are expected to result in such large numbers of demolitions in 
the foreseeable future. 
 
Table 6 shows the distribution of dwelling approvals across the larger settlements 
within the Shire.  Of the dwellings constructed within these areas, not surprisingly 
around half has occurred in the Castlemaine and Campbell’s Creek area.  It will be 
interesting to follow up over future years on some of the towns that have recently 
been connected to reticulated sewerage to see if the investment in this infrastructure 
has contributed to more interest from the development sector. 
 
Table 6: Building approvals in selected towns (dwellings built) 
 
Year Castlemaine 

incl. C’Creek 
Chewton Maldon Harcourt Newstead 

2004 26 11 3 8 8 
2005 27 3 5 6 3 
2006 55 3 7 7 2 
2007 43 2 6 7 4 
2008 43 7 6 5 2 
2009 53 3 10 8 7 
Total 247 29 37 41 26 
Average 41.2 4.8 6.2 6.8 4.3 
 
In relation to subdivision data, Table 7 indicates that during the 2004 - 2009 period 
an average of 94.6 lots were created each year, with nearly 90% of these being 
located in the Residential 1 and Township zones (average of 85 lots per year).  Once 
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again, the Castlemaine and Campbell’s Creek area accounted for the majority of 
activity with around two thirds of new lots being created in these areas (see Table 8). 
 
Subdivision data is based on the number of lots created when the Statement of 
Compliance is issued.  The Statement of Compliance is issued when the subdivision 
is completed and it provides us with a good indication as to when the new lots 
become available to the market.  It should be noted that this is slightly different to the 
methodology used in the Castlemaine Residential Strategy, which used the Certified 
Plan date as a basis.  As the data is collated over a number of years and averaged 
out, this is not expected to create any significant difference to the data.  Interestingly, 
the urban Castlemaine figures are consistent with those projections included in the 
Castlemaine Residential Strategy. 
 
Perhaps of most interest is that in recent years 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, however as could be 
expected the majority of it is happening in serviced areas where the traditional large 
lot has the capacity to be easily subdivided into smaller lots.  Often this style of 
development is carried out by ‘one off’ developers, which is not an issue in itself, but 
usually does result in more planning staff time being required to process applications 
as staff are required to assist applicants through the planning process. 
 
Table 7: Subdivision approvals (lots created at Statement of Compliance) 
 

 Urban Zones Rural Zones  
Year R1Z TZ Sub 

Total  
LDRZ RLZ FZ* Sub 

Total 
Total 

2004 54 31 85 2 9 - 11 96 
2005 29 23 52 9 4 - 13 65 
2006 53 50 103 0 14 - 14 117 
2007 64 30 94 0 3 - 3 97 
2008 52 62 114 0 5 - 5 119 
2009 46 16 62 0 12 - 12 74 

Average lots per year 85.0 1.8 7.8 - 9.6 94.6 
*data not included for FZ 

 
Table 8: Subdivisions approvals in selected towns (lots created at SOC) 
 
Year Castlemaine 

incl. C’Creek 
Chewton Maldon Harcourt Newstead 

2004 73 2 8 4 2 
2005 34 2 2 0 2 
2006 62 2 14 16 0 
2007 55 20 14 0 2 
2008 81 3 8 4 2 
2009 54 0 5 3 0 
Total 359 29 49 27 8 
Average 60 5 8 5 1 
 
For the purposes of this report, it is considered that subdivision activity provides a 
more reliable measurement of long-term demand, as the creation of lots is critical to 
the eventual delivery of housing.  Housing construction is also more easily influenced 
by short-term variations in the economy.  At current rates of lot creation (94.6 overall, 
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with 85 of these being in urban areas) we can see that there is a significant shortfall 
in the amount of lots than are required to meet the predicted demand (assuming that 
individual lots are required for each dwelling, and that most will occur in urban 
areas).  If we remember back to earlier discussion which suggested that we will need 
to deliver 173.2 dwellings per year over the forecast period to meet projections, then 
there will need to be a significant increase in both subdivision and construction 
activity from recent levels. 
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6 VACANT RESIDENTIAL LAND – SUPPLY ANALYSIS 

6.1 Overview 
The following section identifies the amount of residential zoned and serviceable land 
that is available across the Shire, and provides an estimate of the number of 
potential lots that could be created from this land supply.  As mentioned earlier, the 
total supply of housing is met by the subdivision and development of broadhectare 
land on the urban fringe in designated growth areas, by the re/development of major 
sites in established urban areas and through dispersed infill development in both 
established and non-urban areas. 
 
In undertaking this assessment, a desktop review has been carried out of potential 
sites by reviewing aerial imagery and cadastral information.  For Residential 1 and 
Township zoned areas parcels over 1 hectare in size have been identified and 
considered as these are the sites that have some capacity to be subdivided into 
multiple lots.  Constraints have been limited to the presence of native vegetation, 
access to services (based on the presence and form of surrounding development) 
and fragmentation of ownership.  Smaller infill sites have not been identified as there 
are too many unknown factors to be able to accurately determine site availability. 
 
Larger parcels in the Low Density Residential and Rural Living zones have also been 
identified and a lot size consistent with surrounding lots, or the use of the default 
minimum lot size has been estimated.  The presence of native vegetation is not 
considered to be as significant a determinant of lot size in these zones. 
 
The analysis has resulted in an amount of hectares that is capable of and suited to 
residential development being calculated, which has then been converted into a 
years supply estimate.  It should be remembered that the estimates included in this 
report are of a general nature, and do not take into account all of the complexities of 
getting land onto the market.  Perhaps the biggest of these complexities relates to 
the availability of the land.  In a residential development market such as Mount 
Alexander’s, without the presence of large developers, one of the biggest unknown 
factors relates to whether or not the land owner is interested in selling or developing 
their land.  Seemingly well-located parcels of undeveloped land could remain 
undeveloped for many years, for reasons known only to the landowners.  This has 
the potential to impact the results contained in this report, however it is a common 
issue in almost every market and should not be seen as a flaw of the projections. 
 
Servicing and provision of infrastructure is also an ongoing issue impacting on 
development.  It influences the viability of a project and similar to issues like 
topography, it does not necessarily mean the site cannot be developed, but rather it 
is too costly and as a result development often occurs at an easier site. 
 
Potential development sites that have been identified are discussed on the following 
pages, and are identified by a red outline.  A yellow outline indicates an area where a 
review of the zoning might be considered. 
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6.2 Identification of Existing Residential 1 and Township Zoned Sites 
Castlemaine, including Campbell’s Creek 
Within the Castlemaine urban area, there are only a small number of larger sites and 
development opportunities available and these are located in the North Castlemaine, 
McKenzie Hill and Campbell’s Creek areas.  A much larger site has been identified in 
Diamond Gully, which will be discussed later in this report. 
 
The North Castlemaine area is located north of Dudley Street, between the railway 
reserve and Blakeley Road.  An un-sewered low-density residential development has 
been created at Daniel Drive, which may limit the potential of sites to the north and 
south.  However there is still potential develop the 1ha northern site (A), and if site 
consolidation is possible, there is approximately 3ha that could accommodate a well-
planned development on the block between Dudley Street and Macafee Road (B). 
 
 

 
Map 1: North Castlemaine potential sites 
 

A 

B 
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The McKenzie Hill area includes a number of sites with the potential to be developed, 
and some that could be considered for rezoning from a Low Density Residential or 
Rural Living Zone to a Residential 1 Zone consistent with the Shire’s Strategic 
Framework Plan in the Planning Scheme (shown outlined in yellow).  Approximately 
15ha of zoned Residential 1 Zone has been identified that could be developed at 
conventional densities (sites shown outlined in red). 
 
 

 
Map 2: McKenzie Hill potential sites 
 



Residential Land Demand and Supply Analysis – September 2010 

  23 

Campbell’s Creek has seen a significant amount of subdivision and construction 
activity in recent years, however there are still a number of sites over 1ha that have 
the potential to be easily developed.  Approximately 51ha of land is still available for 
potential development at conventional residential densities. 
 
 

 
Map 3: Campbells Creek potential sites 
 
 
The total area of larger sites within the Castlemaine / Campbell’s Creek area = 70ha 
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Harcourt 
The existing pattern of development of much of Harcourt was based on its ability to 
effectively treat and dispose of effluent wastewater on site via septic systems.  Since 
its connection to reticulated sewerage infrastructure and the completion of the Calder 
Freeway, landowners now have a greater opportunity to re-subdivide and developed 
their land to a higher density (to a standard urban residential density).  This infill 
development is likely to account for a significant proportion of future growth of the 
township. 
 
In addition to small-scale infill development, there are also a number of larger parcels 
of land that have been identified for future residential development as part of the 
Harcourt: After the bypass study.  All sites are located to the south of the Midland 
Highway, between the Calder Freeway and the Calder Highway, and are ideally 
located in close proximity to community facilities such as the primary school and 
sports fields.  In total there is approximately 20ha of relatively unconstrained land 
spread across four different sites (some will need land amalgamation and/or land 
owner cooperation). 
 

 
Map 4: Harcourt potential sites 
 
 
The total area of larger sites in Harcourt = 20ha 
 



Residential Land Demand and Supply Analysis – September 2010 

  25 

Guildford 
Guildford is a well-established township that has been developed without reticulated 
sewerage infrastructure.  There are a number of vacant lots within the township that 
are likely to be the focus of new infill development, however there are also a number 
of larger sites that have the potential to be subdivided and developed over a 
prolonged period, albeit at a relatively low density due to the lack of reticulated 
sewerage infrastructure. 
 

 
Map 5: Guildford potential sites 
 
 
The total area of larger sites in Guildford = 19ha 
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Maldon 
Maldon still has a good amount of undeveloped smaller sites that are expected to 
develop over time.  In relation to larger sites, it has a number of potential 
development sites, however many are in different ownerships and some will be 
constrained in terms of servicing and yield. 
 

 
Map 6: Maldon (north) potential sites 
 
 

 
Map 7: Maldon (south) potential sites 
 
The total area of larger sites in Maldon = 27ha 
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Chewton 
Growth is expected to occur as small-scale infill development based on ad hoc 
opportunities, consistent with the Chewton Urban Design Framework.  No large 
zoned, unconstrained sites are present or likely to be developed in the planning 
horizon. 
 
Taradale 
Growth is expected to occur as small-scale infill development based on ad hoc 
opportunities.  No large zoned, unconstrained sites are present or likely to be 
developed in the planning horizon. 
 
Newstead 
Growth is expected to occur as small-scale infill development based on ad hoc 
opportunities.  No large zoned, unconstrained sites are present or likely to be 
developed in the planning horizon. 
 
Fryerstown 
Growth is expected to occur as small-scale infill development based on ad hoc 
opportunities.  No large zoned, unconstrained sites are present or likely to be 
developed in the planning horizon. 
 
Sutton Grange 
Growth is expected to occur as small-scale infill development based on ad hoc 
opportunities.  No large zoned, unconstrained sites are present or likely to be 
developed in the planning horizon. 

6.3 Potential of Identified Growth Sites 
Diamond Gully has been identified as the primary growth area for the Shire.  
Although the study area is 182ha in size, the Diamond Gully Structure Plan has 
indicated that of this there is approximately 51.5ha of land that is relatively 
unconstrained and appears suitable for development. 

6.4 Summary of Identified Residential 1 and Township Zoned Sites 
Based on the above information it is estimated that the is approximately 136ha of 
vacant Residential 1 and Township zoned land, greater than 1ha in size and with the 
potential to be developed at standard residential densities, spread across the 
established towns of the Mount Alexander Shire.  When factoring in the Diamond 
Gully Structure Plan area, the total comes to around 187.5ha. 
 
Table 9: Potential land available for residential development (in hectares) 
 
 C’maine 

incl. 
C’Creek 

Harcourt Maldon Guildford SubTotal 
 

Total (excl 
Maldon & 
Guildford) 

Res 1 / 
Township 

70 20 27 19 136 90 

Proposed 
Res 1 

51.5    51.5 51.5 

Total 121.5 20 27 19 187.5 141.5 
 
This 187.5ha figure could be reduced to 141.5ha by removing Maldon and Guildford 
from the assessment, given it is unlikely that these areas service the same market as 
that for the Castlemaine urban area, which is understood to extend to Harcourt. 
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In summary, there is: 
 
• Approximately 136ha of zoned Residential 1 and Township land is notionally 

available for development within the Shire’s main towns; 
• Approximately 90ha of zoned Residential 1 and Township land is notionally 

available for development to service the Castlemaine market; and 
• Approximately 51.5ha of land has been identified for future residential 

development to service the Castlemaine market. 

6.5 Notional Lot Yield from Identified Residential 1 and Township 
Zoned Sites 

Calculations have been made using the data in Table 9 in respect to the amount of 
land potentially available, together with a hypothetical density of 10 dwellings per 
hectare, which is consistent with recent subdivision densities, and 15 dwellings per 
hectare, which is the figure that the State Government is aiming for in new 
development areas. 
 
When considering the following data, it is worth remembering that it is predicted that 
the Shire needs to accommodate an additional 3,463 dwellings between the period 
2006 and 2026. 
 
Table 10: Notional lot yields for selected towns 
 
 Land area (ha) Lot yield (10d/ha) Lot yield (15d/ha) 
Castlemaine incl. 
C’Creek 

70 700 1,050 

 - Diamond Gully* 51.5 515 772.5 
Harcourt 20 200 300 
Maldon 27 270 405 
Total 168.5 1685 2,527.5 

* requires rezoning to facilitate residential development 
 
Table 10 above indicates that even at the higher density of 15 dwellings per hectare, 
the identified land capable for development is likely to account for only 73% of the 
project growth in dwelling numbers.  This figure assumes that the Diamond Gully 
area will be rezoned and is able to meet the yields identified.  While it is true that 
some of the dwelling construction will continue to occur in the Low Density and Rural 
Living zoned parts of the Shire, and in townships such as Guildford that are not 
connected to reticulated sewerage infrastructure, it might be expected to be less than 
the 10% experienced in recent years as we move into a carbon constrained economy 
and the costs of transport increase. 
 
If we look at the current Castlemaine market in isolation, which for the purposes of 
this report includes Campbell’s Creek and extends to Harcourt, but excludes 
Diamond Gully (as it is still to be rezoned), then we can see that the notional lot yield 
is around 1,350 new lots.  If we add in the Diamond Gully area, then the lot yield 
increases to around 2,125 new lots.  Assuming that the Castlemaine market 
accounts for around two thirds of all development in the Shire, we could expect that 
over the 2006 – 2026 period this area would need to accommodate an additional 
2,320 dwellings.  The short-fall may be picked up in the two and three lot 
subdivisions within the urban area, or it may result in faster take up rates in other 
towns and rural areas. 
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6.6 Estimate of Years Supply 
The estimate of years supply has been calculated using the notional lot yields above, 
together with two demand variables discuss earlier in this report.  They are, 
subdivision activity over the 2004 – 2009 period, and the VIF figure relating to the 
number of new dwellings required each year over the 2006 to 2026 period. 
 
Table 11: Estimate of years supply based on recent subdivision history 
 
 Lot yield 

(10d/ha)  
Sub Div 
demand 

Years 
supply 

Lot yield 
(15d/ha)  

Sub Div 
demand 

Years 
supply 

Castlemaine incl. 
C’Creek 

700 60 11.6 1,050 60 17.5 

Harcourt 200 5 40 300 5 60 
Maldon 270 8 33.8 405 8 50.6 
       
Combined C’maine, 
C’Creek & H’court 

900 65 13.8 1,350 65 20.7 

 
 
Table 12: Estimate of years supply based on VIF projections (average 187.61 
dwellings required each year) 
 
 Lot yield 

(10d/ha)  
Proportion 

of VIF 
projection2 

Years 
supply 

Lot yield 
(15d/ha)  

Proportion 
of VIF 

projection2 

Years 
supply 

Castlemaine incl. 
C’Creek 

700 118.9 5.9 1,050 118.9 8.8 

Harcourt 200 9.9 20.2 300 9.9 30.3 
Maldon 270 15.9 17.0 405 15.9 25.5 
       
Combined C’maine, 
C’Creek & H’court 

900 128.8 7.0 1,350 128.8 10.5 

       
Combined C’maine, 
C’Creek, H’court & 
Diamond Gully 

1,415 128.8 11.0 2,122 128.8 16.5 

1 The 187.6 figure has been calculated by subtracting the number of dwellings constructed between 2007 
and 2009 (273) from the VIF projection of new dwellings between 2006 and 2026 (3,463) to arrive at 3,190.  
This figure has then been divided by 17, being the years remaining in the projections to arrive at a per 
annum figure. 

2 This figure was calculated by working out the percentage of lots created in each area (Castlemaine 63.4%, 
Harcourt 5.3% & Maldon 8.5%) and applying that percentage to the total estimate of dwellings calculated in 
1 above. 

 
As can be seen in Table 12, it is estimated that there is somewhere between 7.0 and 
10.5 years supply (at 10 and 15 dwellings per hectare respectively) of land is 
currently available to service the Castlemaine residential development market.  
These figures increase to between 11.0 and 16.5 years respectively when Diamond 
Gully is factored into the equation.  These estimates align well with the Urban Living 
Study, which estimated that 47ha would need to be rezoned to accommodate the 
next 15 years growth.  Diamond Gully’s unconstrained land is approximately 51.5ha. 
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6.7 Identification of Low Density Residential Zoned Sites 
Only a brief examination of the availability of Low Density Residential zoned land has 
been undertaken as it is expected that subdivisions will occur in very small numbers 
and only when an ad hoc opportunity presents itself.  Historical building and 
subdivision data suggests that less than one dwelling is built, and around two lots are 
created in the Low Density Residential Zone each year.  While this may relate to a 
lack of land, a review of the Low Density Residential zones areas of the Shire 
estimates that there is at least 22 hectares of land that could easily be subdivided 
and developed into approximately 55 lots should the owners choose to. 
 
Low Density Residential zoned land can be found in the following locations: 
 
Castlemaine 
The Moonlight Flat area of Castlemaine has the capacity to accommodate a small 
number of medium sized low-density residential developments.  There are three 
parcels of 1.9, 1.4 and 3.5ha in size (total 6.8ha), and they should be able to be 
subdivided relatively easily.  This would result in a yield of approximately 17 lots at 
0.4ha.  It should be noted that part of this area (lower Happy Valley Road adjacent to 
Forest Creek) has been identified in the Urban Living Study for rezoning to 
Residential 1.  This was previously recommended in the Happy Valley/Moonlight Flat 
Strategic Plan report.  The area recommended for rezoning is relatively small and 
development is expected to be constrained by a number of environmental factors (as 
outlined in various clauses of the Mount Alexander Planning Scheme). 
 
Maldon 
There are around seven parcels of land in Maldon that appear to be easily 
subdivided to cater for the local demand for low-density residential lots.  Sites are 
approximately 3.2, 2.0, 2.0, 4.0, 1.2, 1.0 and 1.3ha in size (total 14.7ha).  This would 
result in a yield of approximately 36 lots at 0.4ha. 
 
Table 10: Potential land available for existing low density residential 
development (in hectares) 
Zone Moonlight Flat Maldon Total 
Low Density Res 7 15 At least 22 

 

6.8 Future Low Density Residential Zoned Land 
Both the Little Bendigo area located to the south of the Castlemaine urban area, and 
the North Castlemaine area north of Froomes Road, which are currently zoned Rural 
Living Zone have been identified in the Urban Living Study as having the potential to 
be rezoned to a Low Density Residential Zone.  Both areas are relatively well 
developed, however a rezoning will provide opportunities for incremental subdivision 
and development over time.  As part of the investigations that would need to take 
place to support a rezoning, it is recommended that a closer look be taken at Little 
Bendigo in particular, and to the south-eastern parts of the North Castlemaine area 
(adjacent to Residential 1 zoned areas), for their potential to accommodate standard 
residential development.  Land in such close proximity to Castlemaine’s urban areas 
needs to be well planned to ensure Castlemaine can remain a relatively compact and 
accessible settlement. 
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6.9 Identification of Existing Rural Living Zoned Sites 
Once again, only a brief examination of Rural Living zoned land has been completed.  
This is primarily due to the diversity of existing lot sizes and the mix of developed and 
undeveloped sites.  However, even in well-established areas such as Barkers Creek 
and Muckleford, numerous sites are still available and several large sites could be 
developed or re-subdivided.  Recognising that if even just the larger parcels were 
subdivided into an average lot size of 2ha, there would be around 38 lots created.  
This would account for around five years supply based on recent subdivision activity.  
However, this needs to be considered in light of how the supply of Rural Living zoned 
land is delivered.  Apart from the occasional subdivision of a planned estate, the 
majority of new lots are created when a larger site with an existing dwelling is re-
subdivided.  Including the likelihood that this will keep happening, then it is highly 
likely that a greater than ten year supply is available.  Should moves be made to 
rezone parts of North Castlemaine and Little Bendigo to a Low Density Residential 
(or Residential 1) Zone, then the issue of the supply of Rural Living zoned land will 
need further consideration. 
 
Table 11: Potential land available for rural living development (in hectares) 
 
Zone Barkers 

Creek 
North 

Castlemaine 
Little 

Bendigo 
Muckleford Total 

RLZ 15 Not 
calculated 

Not 
calculated 

60 At least 75 
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7 CONCLUSION AND RECOMMENDATIONS 

7.1 Conclusion 
In undertaking this residential land demand and supply analysis, it has become clear 
that the Mount Alexander Shire’s land development market is extremely complex and 
quite different to that of larger markets. 
 
It has been found, as expected, that Castlemaine dominates the growth of the Shire 
accounting for around two thirds of all subdivision and dwelling construction activity, 
and that the majority of subdivisions have been small two lot subdivisions (often the 
re-subdivision of an existing developed site) by one-off developers.  This in itself 
results in a significant amount of planning staff time being dedicated to guiding 
applicants through the planning process. 
 
It has also been found that Castlemaine is in short supply of readily accessible, 
unconstrained land for future Greenfield type development, or even land for 
subdivisions of 10 to 20 lots.  It is estimated that the supply of zoned residential land 
is somewhere between 7.0 and 10.5 years depending on the lot yields and dwelling 
densities that can be achieved.  This information is in support of, and confirms the 
findings of the Shire’s Urban Living Study, which identified the importance of the 
Diamond Gully area as the prime residential growth front for Castlemaine. 
 
This report also acknowledges that there is the potential to increase the expected lot 
yield of previously identified growth areas such as Harcourt and Maldon.  This is in 
response to the changing demographics of the Shire and in response to the need for 
our urban settlements to become more compact, connected and resilient in the 
future.  This report also recommends that further consideration be given to sites 
nominated in the Shire’s Strategic Framework Plan for future residential growth be 
examined for rezoning as a way of ensuring that land is available in various parts of 
the Castlemaine urban area. 
 
While the focus of the report has been on standard residential development in the 
Shire’s urban areas and townships, Low Density Residential and Rural Living zoned 
land has also been investigated.  It has found that there is still a good supply of Low 
Density Residential zoned land available based on recent development history, 
however the supply of Rural Living zoned land is more limited.  Further work is 
required on these areas based on the recommendations of the Urban Living Study, 
which has suggested considering rezoning some Rural Living zoned land to a Low 
Density Residential Zone. 
 
In conclusion, the Shire faces a number of challenges in accommodating the growth 
in population and new dwellings that the State Government has forecast in its latest 
projections, however in the short to medium term at least, there appears to be 
sufficient land identified to be able to meet the demand (subject to rezoning Diamond 
Gully and landowners being willing to develop). 

7.2 Recommendations 
It is recommended that the following actions be considered: 
• That the rezoning of land identified in the Diamond Gully Structure Plan 

proceed as a matter of urgency; 
• That future investigations take place of both the Little Bendigo and North 

Castlemaine areas, as identified in the Urban Living Strategy (Little Bendigo 
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and North Castlemaine), for their potential to be rezoned to accommodate 
future residential growth at a range of densities, including standard residential 
development;  

• That areas identified on the Shire’s Strategic Framework Plan for future 
residential development be investigated for rezoning to provide options 
across the Castlemaine urban area for development; and 

• That the supply of Rural Living zoned land be investigated further, should 
parts of Little Bendigo and North Castlemaine be identified as suitable for 
more intensive residential development. 
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8 Appendix A 
 
The following is an edited extract of Appendix A and B from the Castlemaine 
Residential Strategy 2005 prepared by Planit. 
 
 
 
RESIDENTIAL LAND SUPPLY AND DEMAND ANALYSIS  
A supply and demand analysis for residential land is documented below.  State 
Planning Policy at Clause 14  (Settlement) requires planning authorities to make 
provision for a supply of residential zoned land to meet at least a 10 year demand.  
 
1. Demand by Dwelling Approvals 
The number of residential dwelling approvals issued by Council on an annual basis 
indicates past demand for housing in Castlemaine. For the period 1998-2003 the 
number of dwelling approvals issued has steadily increased on an annual basis.  The 
number of dwelling approvals for 2002 and 2003 have doubled compared to the 
three previous years.   
 
An analysis of three-year trends indicates that the number of dwellings approved per 
annum increased for the period 1998-2000  (an average of 20 per annum) compared 
to the period 2001-2003 (an average of 38 per annum).  This represents a 90% 
increase.  In 2003 there were 54 dwelling approvals in Castlemaine urban area. 
 
Table 1: Dwelling Building Approvals – Castlemaine and Shire 1998-2003 
 1998 1999 2000 2001 2002 2003 Total 
Castlemaine Urban Area 
(incl. Campbells Creek) 

18 22 20 20 41 54 175 

 
2. Demand by Residential Subdivision 
An examination of residential subdivision or the number of residential lots created 
also provides an indication of demand for housing in Castlemaine.  For the purpose 
of this residential demand analysis, residential lots are lots created by subdivision 
within the Residential 1, Township and Low Density Residential zones.  
The table below shows that a total of 354 new residential lots were created via 
certified plans of subdivision for the period 1998 –2003, at an average of 59 lots per 
year.  For the three-year period 2001-2003 a total of 192 new residential lots were 
created at an average of 64 new lots per year. 
 
Table 2: Residential Lots Created : Castlemaine Urban Area (1998-2003) 
 1998 1999 2000 2001 2002 2003 Total 
Castlemaine Urban Area 
(incl. Campbells Creek) 

99 15 48 57 67 68 354 

 
The level of subdivision activity (ie. number of lots) is considered to be a more 
reliable measurement of long term demand.  The supply and demand analysis has 
been calculated on the basis of historical trends and levels of residential subdivision. 
 
3. Estimation of Future Demand 
The forecasts of residential demand to the year 2021 shown in Table 8 have been 
calculated as follows: 
 
Low: 
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Moderate Forecast: Based on an average of 59 residential lots per annum created 
during the period 1998-2003. 
 
High Forecast: Using an average of 70 residential lots per annum based on an 
average of 64 lots created between 2001-2003 and accounting for:  
• the current under-supply of lots; 
• the number of approved applications (but yet developed) and “live” residential 

subdivision application (approximately 120 lots) which is considerably higher 
than recent annual rates; and  

• an expected contraction over time of rural living opportunities. 
 
The high forecast in similar to the draft Mount Alexander Urban Living population 
estimates which adopted an average annual growth rate similar to the Kyneton area 
over recent years ie. 1.8% p.a. 
 
Table 3: Projections of Housing Demand based on Historical Residential 
Subdivision  

 Low (50 lots per 
annum) 

Moderate (59 lots per 
annum) 

High (70 lots per 
annum) 

2006 150 180 210 
2011 400 470 560 
2016 650 770 910 
2021 900 1,060 1,260 
2026 1,150 1,360 1,610 
2031 1,400 1,650 1,950 

 
4. Population Increase in Castlemaine 2004-2021 
Population increase for Castlemaine can be estimated using housing demand 
forecasts with projections of household size.  
Castlemaine had a mean household size of 2.42 in 2001.  Household size is 
projected to decrease in the future due to aging population, changing lifestyles and 
the declining proportion of traditional family households. 
 
Table 4: Population Increase, Housing Demand Forecasts & Household Size 
Castlemaine Urban Area 2001-2021  
 
 

Population and Household increase  Household 
size (DSE 
estimate) 

Low Moderate High 

2011 2.05 820 pop 
400 h/h 

960 pop 
470 h/h 

1,150 pop 
560 h/h 

2021 1.95 1,755 pop 
900 h/h 

2,070 pop 
1,060 h/h 

2,460 pop 
1,260 h/h 

 
5. Land supply estimates 
The following residential supply analysis identifies the amount of residential zoned 
and serviceable land, and the potential number of residential lots that can be created 
from this land supply. 
 
Mount Alexander Planning Department records indicate that 125 residential lots 
could potentially come on line from recently approved subdivisions and applications 
that are now in the planning approval process. 
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Table 5: Approved and Current Residential Subdivision Applications 
Castlemaine Urban Area, 2003-04 
Area Number of lots approved Status 
Winters Rise 30 Notice of Application given 
Diamond Gully 30 Notice of Application given 
North Castlemaine 23 Notice of Application given 
Campbells Creek 42 Plan of Sub Div certified 
Total 125  

 
An analysis of residential land supply in Castlemaine indicates that there is 
approximately 107 hectares of land currently zoned Residential 1 or Township zone 
within the Castlemaine urban area that remains undeveloped and is therefore 
notionally available for residential development. This figure excludes land for which 
residential subdivisions have been approved but are not yet on the market and 
residential subdivisions that are currently in the approval process (refer to Table 5). 
 
Table 6: Castlemaine Undeveloped and Notionally Available Land with 
Residential 1 or Township Zoning 
Area Land area in hectares 
Winters Rise 4.7 
McKenzies Hill 10.7 
Diamond Gully 47.5 
Campbells Creek 44.3 
Total 107.2 

 
Of this 107.2 hectares of notionally available land 53.5 hectares is severely 
constrained by native vegetation cover or slope.  This will reduce the potential supply 
of residential lots.  Accordingly the land supply analysis deals separately with land 
that is subject to constraints and land without constraints. 
 
Table 7: Castlemaine Current Residential Land Supply: Land with Residential 1 
or Township Zoning Not Yet Developed & with no major development 
constraints  
Area Land area in hectares 
Winters Rise 4.7 
McKenzies Hill 10.7 
Diamond Gully 14.5 
Campbells Creek 23.8 
Total 53.7 

 
The 53.7 hectares with a Residential or Township zoning could be developed at 
conventional densities eg 10 dwellings per hectare.  Of the total 53.7 hectares, it is 
assumed that 25% or 13.4 hectares will be required for provision of open space and 
road reserves.  Accordingly it is estimated that approximately 40.3 hectares of 
unconstrained residential zoned land remains notionally available for residential 
purposes in Castlemaine urban area. 
 
Table 8: Castlemaine: Current Residential Land Supply: Land with Residential 
1 or Township Zoning Not Yet Developed & with major development 
constraints  
Area Land area in hectares 
Diamond Gully 33.0 
Campbells Creek 20.5 
Total 53.5 
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Approximately 33.0ha of the 53.5ha has a substantial tree cover.  This land would 
need to be developed at a lower density to minimise loss of native vegetation.  
For the purposes of estimating land supply it is assumed that 15% or 33.0 hectares 
will be required for road reserves and open space.  It is therefore estimated that 28.1 
hectares of land zoned Residential 1 zone is notionally available for residential 
development at a lower density (eg 4,000 m2 minimum). 
 
Approximately 20.5 ha of the 53.5 hectares is constrained by slope and would need 
to be developed at a lower density with say 2000m2 lots. It is assumed that 20% or 
4.1 hectares will be required for road reserves and open space.  It is therefore 
estimated that 16.4 hectares of land zoned Residential 1 zone is notionally available 
for residential development at a lower density. 
 
Plan No. 2 of the Main Report shows all land in the Castlemaine urban area with a 
Residential 1 and Township zoning.  The undeveloped and notionally available land 
is highlighted on this plan. 
 
6. Notional Lot Yield – Residential 1 Zoned Land 
The notional lot yield from land zoned Residential 1 or Township zone is shown in 
Table 9 below. The yield is derived from the land supply analysis. 
 
Calculations of lot yield have made the following assumptions: 
• An average lot size of 800m2 for Residential 1 zoned land with no major 

development constraints.  This is an average in a lot size range of 600 m2 to 
1200m2.  Most lots in recent subdivisions in Castlemaine are generally either 
800m2 or 1000m2.  

• An average lot size of 4000m2 for Residential 1 zoned land with a major 
constraint to development ie. native vegetation.  This average allows for 
larger lots (4,000m2 on vegetated land) and smaller lots (1,000m2 where land 
is cleared).  

• An average lot size of 2000m2 for land with a slope constraint and zoned 
Residential 1 or Township zone. 

 
Table 9: Notional Lot yield for Castlemaine Urban Area 
 Land area 

(ha) 
Potential lot 

yield 
Approved new lots and current applications  125 
Land in R1Z and TZ and without major 
development constraints 

40.3 504 

Land in R1Z and with major development 
constraints 

28.1 70 

Land in R1Z and with major development 
constraints 2,000sqm 

16.4 41 

Total  741 
 
It is unrealistic to assume that all of this potential supply will be taken up as sold 
residential lots.  The supply analysis assumes an 80% take-up of these potential lots 
giving a supply of 593 lots.  
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7. Additional Residential 1 Land Requirements 
 
Estimate of Supply in Years 
The number of year’s supply available from existing residential zoned land (including 
Township zone) for the low, moderate and high forecasts is shown in Table 10.  The 
notional lot yield would provide between 8.5 and 11.8 years supply. 
 
Table 10: Estimate of Number of Years Supply in Castlemaine Urban Area 
 Low Moderate High 
Estimated number of lots 
per year 

50 59 70 

Notional lot yield 593 593 593 
Number f years supply 11.8 10.0 8.5 

 
Estimate of Additional Lots Required  
An estimate of the number of dwellings required over the forecast period is provided 
in Table 3.  The additional number of lots required can be calculated using these 
estimates with the notional lot yield from existing residential zoned land. 
 
Table 11: Estimate of Additional Lots and Land Area Required 2003-2021: 
Castlemaine Urban Area 
 Low Moderate High 
Estimated number of new 
dwellings required by 2021 

900 1,062 1,260 

Notional lot yield 593 593 593 
Additional lots requiring 
rezoning 

307 469 667 

 
Estimate of Additional Land Required 
An estimate of the total area of additional residential zoned land has been made 
based on the number of additional lot required.  As shown on Table 12 a total of 
between 11.2 and 65.7 hectares of land would be required according to the three 
forecasts.  
 
Table 12: Estimate of Additional Land Required 
 Low Moderate High 
Additional lots required 307 470 667 
Area of land required for 
lots (ha) – 800sqm av 

24.5 37.6 53.4 

Plus 25% for roads, open 
space, etc (ha) 

6.1 9.4 13.3 

Net area of land required 30.6 47.0 66.7 
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SURVEY LOCAL REAL ESTATE AGENTS  
Consultant discussions with local real estate agents identified the key supply and 
demand issues as shortage of supply, strong demand, housing mix and affordability. 
 
Shortage of supply 
• There is no residential land available in Castlemaine.  House and land are 

being sold above price due to the shortage. 
• Need to open up land for residential development in Castlemaine. 
• There are very few residential lots left at Kulindi Park and Winters Rise. 
• There is an under-supply of both serviced residential lots and unserviced lots. 
• Few opportunities for people wanting to build a new house in Castlemaine 

township. 
• Shortage of serviced residential land is having an impact on the price of 

residential lots. 
 
Housing Mix 
• Housing opportunities closer to town centre are needed for community with 

growing proportion of aged population. 
• A mix of lot sizes and housing types is required.  There is not much of a mix 

available. 
• If Castlemaine and Shire are to retain its mix of people, which is a positive 

feature, then residential supply and mix need to be increased. 
 
Housing Demand 
• Generally there is interest in locations anywhere in the Shire. 
• There is demand for smaller residential lots at good location eg close to town 

centre. 
• Smaller lots eg. 400m2 at good location are in high demand. 
• Medium density units are being sold off the plan. 
• Approximately 50% of buyers are from Melbourne.  According to two real 

estate agents about 80 % of sales are non -local and 40%-50% of these sales 
are for non-local people purchasing a second home. 

• One real estate agent has recorded the breakdown of 55% of sales to 
Melbourne and interstate and 45% to local people (Shire and region).  A large 
proportion of the non-local sales is for second homes as weekenders or 
retirement homes. 

• Strong demand for larger lots says 3-4 acres. 
• Very strong demand for houses and land within 10 kilometres of Castlemaine. 
• Housing market in Castlemaine has become stable – the rush is over for 

now.There is still a lot of enquires and houses are taking a longer time to sell. 
• Broader market includes a demand for “non kerb & channelling” residential 

environment ie. ¼ and ½ acre lots that are not in an estate environment. 
 
Affordability 
• Housing affordability has become an important issue which is having an affect 

on local identity.  Younger people in the community are being squeezed out 
of the local market.  Some younger people are buying in other places such as 
Kangaroo Flat and Maryborough. 

• Residential lots with sale price in $50,000 - $60,000 range would bring others 
into the market who currently cannot afford to buy. 
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