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FOREWORD 

■ 

Since the implementation of the Maldon Planning 

Scheme in 1977, the Mal don Shire Council has 
speculated on the influence that its comprehensive 
planning and heritage controls may have upon the 
community property valuations and Council's rate 

base. 
With the financial support from the 

Commonwealth Office of Local Government and 
the State Department of Planning and Housing, 

Maldon Shire Council has been able to undertake . 
this unique study in an effort to determine whether 
or not there is a relationship between these controls 
and property valuation. 

The valuation study, conducted by Countrywide 
Valuers, indicates that there are many other factors 

which also influence property valuations within the 
Shire of Maldon. Whilst the study focuses on 
valuations within the Shire as well as several other 
municipalities in Victoria, it also provides useful 

information on the impact of planning controls, and 
will be of benefit to all local government authorities 
throughout Australia, particularly those councils that 
have introduced comprehensive planning and 

heritage controls or are in the process of doing so. 

K.J. Fothergill 

Shire President 
Shire of Maldon 

Shire Office 
High Street 

Maldon, Vic 3463 
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1. INTRODUCTION 

I 

In 1989 a major overhaul of the system of rating and 

valuations under the Local Government Act was 
proposed by the Victorian State Government. These 

changes included the removal of the power of 
Municipal Councils to raise rates by "minimum 

rating" and the likely introduction of "differential 
rating". 

The State Government had also been reducing 
financial contributions to many projects and the 

Maldon Conservation program may well have been 
affected. In November, 1989, the Maldon Shire 

Secretary, Mr G. Calder, applied for funding to 

undertake a study into the implications to the Shire . 

. Funding was received from the Federal Government 
Department of Immigration, Local Government and 

Ethnic Affairs, the Victorian Department of Planning 
and Urban Growth (now the Department of Planning 

and Housing) and the Shire ofMaldon. A study brief 
was prepared by the Shire, in consultation with the 

Victorian Valuer General. 
In November 1990, a leaflet was included in 

correspondence to members of the Australian 
Institute of Valuers and Land Administrators, inviting 

offers from suitably qualified persons for the conduct 
of a "Study on the Effects of Heritage and Planning 

Controls on Property Valuation(s) within the 
Township of Mal don and the Shire of Maldon". 
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2. STUDY 
COMMITTEE 

I 

The Maldon Shire Council established a "Valuation 

Study Advisory Committee" to appoint the 
Consultants and to oversee the study. 

The Committee comprised-
Cr K. · Fothergill, Maldon Shire President (as 

Chairman); 

Mr R. Walsh, Maldon Shire Secretary; 

Mr G. Ford, Maldon Shire Engineer; 

Cr R. McDonald, Maldon Shire Councillor; 

Mr I. Coleman, Maldon Heritage Advisor; 

Mr R. Tonkin & Mr G. Austin, Department of 

Planning and Urban Growth (now Planning and 
Housing); 

Mr G. Wilson, Community Representative. 
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3. CONSULTANTS 

I 

In February 1991 the Valuation Study Advisory 
Committee held interviews and appointed the 
Consultants to undertake the study. The successful 

tenderers were Countrywide Valuers, in association 
with Trevor Budge & Associates. 

Countrywide Valuers is the trading name of Coates 
Campbell Pty Ltd and the firm is based in Bendigo, 
having commenced practice on 11 November 1975. 
Countrywide Valuers have been the Municipal 
Valuers for the Shire ofMaldon since 1975 and are 
also Contract Valuers to eleven other Central 
Victorian Municipalities, as well as having an 
extensive private valuation practice . 

. Peter Campbell, Registered Valuer, Fellow of the 
Australian Institute of Valuers and Land Economists, 

was responsible for undertaking the study. 
Trevor Budge & Associates, town planning 

consultants, were engaged by Countrywide Valuers 
to provide sub-consultancy on planning matters. 
The firm is based in Bendigo; its principal Trevor 
Budge, is a member of the Royal Australian Planning 
Institute and is a geographer-planner who has worked 
in town planning and strategic planning since 1975. 
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4. OBJECTIVES OF 
STUDY 

I 

The Study Brief set out the Objectives of the Project as follows: 
"The Project is to examine the changes in property valuations in the 
period commencing January 1970 up to the present time. More 
specifically the study will ascertain whether the introduction of 
planning controls and the subsequent conservation program (which 
included undertaking the Maldon Conservation Study in 1977; the 
establishment of the Maldon Architectural Advisory Service; and the 

Maldon Restoration Fund) have influenced property valuation in the 
Maldon Township and the wider areas of the Shire of Maldon. Due 
to the possible withdrawal of the State Government's financial 
contribution to the Maldon Conservation Program, this study is 
necessary in order to establish whether it is now in the Council's 
financial interest to fin~cially underpin the existing heritage program 
in the absence of further State Government Funding." 

and the Background of Reasons for Undertaking the Project were described as: 
"The study is being undertaken to ascertain if the controls have had 
any effect, either beneficial or detrimental, upon the community 
property valuations, the Council rate base in total or in restricted 
areas leading to distortion of the rate burden distribution, in particular 
whether the variations are of different proportions to those which 
have occurred in similar historical areas as a result of Conservation 
and Historical Preservation Programs." 

From the study brief and other documentation provided by the Shire of Maldon, 
the Consultants identified four main aims of the study. These were: 
I. To ascertain if the controls have had any effect

(a) upon the community property valuations; and 
(b) the Council rate base in total or in restricted areas, leading to a distortion 

of the rate burden distribution and to compare any variations with those 
in similar historical areas. 

2. To establish the relationship between the planning and heritage controls and 
property values (and the effect on rating). 

3. To provide information for future rating bases and assistance for Heritage 
Maintenance and Restoration if necessary. 

4. Whether it is in Council's financial interest to financially underpin the 
existing heritage program in the absence of further State Government funding. 
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5. METHODOLOGY 

5.1 Literature Review 

5.2 Property Values and 
Planning Controls in 
Maldon 

5.3 Heritage Funding 

5.4 Comparison with 
Other Towns 

I 

.. 
To achieve the aims of the Study, the Consultants were primarily required to-
(i) examine heritage and planning controls in Maldon; 
(ii) examine movements in property values in Maldon; 
(iii) provide a comparison of (i) and (ii) with other townships; 
(iv) obtain rating data for Maldon; 
(v) examine heritage funding in Maldon; and 
(vi) investigate any other matters considered relevant to the Study. 
The relevant period for investigation was from January 1970 up to and including 
December 1990. 
The steps involved are outlined below. 

A review of relevant literature was conducted. To assist this task a brief 
questionnaire was circulated to consultants known to be involved in heritage 

. conservation planning, in which they were asked to nominate any reports which 
should be reviewed for the purposes of the present study. 

- Public submissions were called for, relating to the public perception of 
heritage and planning controls in Maldon and the effect on property values 
and rates. (No submissions were received which were relevant to the study). 

- Setting out the type, nature and date of the introduction of planning and 
heritage controls in Maldon. 

- Researching the background to the introduction of these controls. 
- Documentation of property sales for the period 1970 to 1990. 
- Analysis of sales information: 

disregard "non-arms length" sales, e.g. family sales; 
allow for unusual factors, e.g. double blocks; and 
classify sales into property types. 

Plotting and graphing the movement in value of the classes of property 
within Maldon township. 

- Relating the movement in property values to planning and heritage controls. 

- Ledger cards and loan agreements held by the Department of Planning and 

Housing were inspected in relation to funding through the Maldon Restoration 
Fund. 

- From these records, information was collated in regard to the amount ofloan 
funds provided, the use to which they were put and the location of the 

property. 

- Analysing property sales data from Valuer Generals office for Maldon and 

the comparative townships. 
- Plotting and graphing this sales information. 
- Establishing the type, nature and date of introduction of planning controls 

in the other Municipalities. 
- Overlaying the dates of these controls on the graph of property sales to 

establish if there is any direct relationship. 
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5.5 Building 
Development and 
Population Trends 

5.6 Rating ' . 

- Building records at the respective Shires were inspected and sorted into the 

type of development. 
- Building information was charted and graphed.· 
- Population data was obtained from the Australian Bureau of Statistics. 

- Details of the amount of rates raised and the net annual valuations for the 
period 1970 to 1990 were collated from the Council minutes and annual 

statement of accounts of Maldon Shire. 
- A computer print out of all assessments within Maldon township was 

examined to provide detail on the type of property and the amount of rates 

raised for each class. 
- From the above information it was possible to estimate the amount of rates 

payable if minimum -rating is abolished. 



6. OTHER STUDIES 

I 

Literature on the effect of heritage legislation and planning controls on property 

valuation was almost negligible. Given the possible social and economic effects 
of heritage and planning controls on the value of property, the fact that so little 

material has been published on the subject was surprising. A search of the 

literature did, however, tum up some information of interest to the present 

study. 

A directly relevant study is the paper (unpublished) entitled "The Preservation 

of Historic Buildings And Sites And The Cost Implications", by J. Alan D' Arey, 

Valuer General, Victoria, a paper presented in England in 1990. This study only 

considered the affect on the value of properties listed on the Historic Buildings 

Register and in general the conclusions were: 

- the effect of the registration of properties on the Historic Buildings Register 
is not always negative. 

- residential properties which are still having a primary use for residential 
purposes do not generally have any diminution in value. In fact the evidence 

appears that in many cases it could be argued there is a benefit. 

In the May 16th 1991 edition of Australian Property News there was an article 

entitled "Heritage Listings-help or handicap?", by Barry Raison and George 

Webb. That article cited figures in the D' Arey study which showed that in 

metropolitan Melbourne historic dwellings increased in value by 81 per cent 

between 1986 and 1989, as against 62 per cent for all dwellings. Raison and 

Webb went on to point out that " .. .it can be a different story for a commercial 
property" due to the reduced potential for use caused by forced retention of 

buildings and restrictions on new development or alterations. 

The article also spoke of the more general economic benefits which stern from 

proclamation of an entire historic village rather than individual properties. 

Along with Maldon, reference was made to Richmond (Tasmania); Coolgardie 

(Western Australia); Burra (South Australia); Berrirna (New South Wales); and 

Charters Towers (Queensland), and it was claimed that such an approach 

" ... enabled existing and new owners to take commercial advantage of heritage 

values by developing revenue producing activities (for example, arts and crafts, 

accommodation, meals, cottage industries, entertainment), whilst retaining a 

semi-rural lifestyle. 

The City of Adelaide conducted a study in recent years on inner residential and 

commercial areas in regard to property values and the effects of heritage 

controls. 

Although not specifically related to listing and valuations, a number of local 

works provided background and context for the present study. These included: 

- Bill Logan's work on Gentrification 

- Ray Tonki_n's 1985 minor thesis on Conservation Planning Controls 

- Leonie Sandercock's work on political forces and their impact on 

conservation. 

Essential reading in relation to Maldon and heritage studies is the "Maldon 

Conservation Study" by Architects Jacobs Lewis Vines in conjunction with Dr 

Miles Lewis, published in November 1977, by Town and Country Planning 
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Board. The report provided historical research data required for the restoration 
and re-creation of the 1860-1899 period of Maldon. It also set out priorities 
and recommendations in relation to a conservation program for the town. 

Writing about inner city revitalisation in Columbus, Ohio, in the 60s and early 

70s, Fusch (1980: 156) claimed that " ... the primary impetus for gentrification 

was and is the privately financed preservation of its historically valuable 
residential architecture." Fusch's article presented figures highlighting the 

changes in family size, resident income and education levels, renter/owner 
occupied dwellings, and property values. He made the point quite strongly 

however, that the neighbourhood revitalisation was initially driven by an active 
local lobby group who promoted preservatfon as an alternative to urban renewal 

clearance and programs proposed by City government. 

Fusch's figures certainly demonstrated a rapid increase in property value in 

certain Columbus historic neighbourhoods during the period under study. 
Declaration of historic precincts and the consequent issue of preservation 

guidelines no doubt contributed to speculative investments but the point was 
also made that " ... the intensified efforts of the ... [local lobby group] ... , the 

legislative influence of any government, media exposure and resulting public 
recognition substantially increased preservation efforts ... ". These "efforts" led 

to increased neighbourhood ambience and image, increased citizen participation 
and sense of community and resulted in the creation of a prestigious residential 

address. Separating the relative influence of one factor over another was simply 

not possible. 

Writing about Charleston, South Carolina, Tournier (1980:173-174) was more 
definite in his assessment of the effect of heritage legislation and planning 

controls. Tournier wrote of investors' preference for "stabilised" neighbourhoods, 
claiming that "historic district zoning" is a very effective means of achieving 

that stabilisation. "Through limitations on non conforming land-use, 'districting' 

vests architectural review boards with the power to maintain the architectural 

and historic character of the neighbourhood. The result is a 'take-off, for once 

the neighbourhood is stabilised and its character unequivocally defined and 

legally defended, it is identified as a safe investment and a desirable place to 
live." 

Tournier conceded that even though controls do increase speculative investment, 
the most important factor influencing increase in property values was a simple 

excess of demand over supply-" ... the inexorable market pressure engendered 

by a scarcity of...[investment] ... acceptable housing, for historically and/or 

architecturally significant dwellings are in terrible [sic] short supply". 

Similarly, Cloy (1980:13-18) acknowledged the supply/demand imbalance, but 

claimed that the increased demand was as a direct result of the maturation of 
the baby-boom age chart. Cloy also pointed out that any study of investment 

in historic properties should look at the relationship between pressures for new 
household formation and growth and new housing construction. He went on 

to provide a more detailed analysis of gentrification, and the combination of 

forces that lead to that phenomenon. 
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Changing community values, increased heritage awareness, greater levels of 

sophistication, the ability of power elites to impose "dominant" individual value 
systems, and easier accessibility to architectural advice were also deemed 

important factors contributing to the approval of historic neighbourhoods. 

Finally, it should be noted that all the literature cited in the Cloy report dealt 

specifically with urban neighbourhood revitalisation. Data regarding rural or 
small town historic environments were apparently non existent. 

In a 1991 American Planning Association publication, Dennis E. Gale reported 

a US study which analysed the effect of residential historic district designation 

in Washington DC and its effect on displacement of low income and elderly 

households. There are four important points to be drawn from the article. 

The article first reviewed a number of studies of Property Values in Historic 
Districts, conducted in the 60s, 70s and early 80s. While those studies clearly 

demonstrated that property values in many historic districts " ... were higher or 
rose more rapidly than those in other sections of the community ... ", Gale was 
critical of those studies failure to consider other possible influences. Other 

forces which were cited included real estate speculation, rehabilitation of housing 

and commercial properties, infill new construction (emphasis added), public 

infrastructure improvements and improved city service delivery. Gale made the 

point that: 

"These forces might well have been in existence before ... [historic 

district] ... designation occurred. In short, we cannot conclude ... that 
historic district designation, per se, is related to increases in property 

values. We can conclude only that forces are at work in many 
historic districts that do indeed accelerate the value of real estate." 

Next, Gale reviewed more up-to-date literature on historic district designation 
and property values in Boston, New York City and Chicago, from which no 

conclusive statement on the value effects of designation were made. Perhaps 
the most critical point made was that little attention had been given to the timing 
of designation. That is, often neighbourhoods may have been designated as 
historic districts after property improvement and speculation had begun and the 

upward spiral of values was therefore underway. 

Third, Gale reported the findings of his own research in Washington DC. Again, 

results were inconclusive, but one interesting point made was that there was 

" ... some support for the idea that the true influence of historic district designation 

may be to insulate property values from the cyclical peaks and valleys more 
common in other parts of residential Washington." His own study found that 

overall economic trends had a much more influential effect than did designation. 

The final part of the article included a discussion on the effects of tax credits 

associated with-ownership and restoration of historic properties; the point made 

was that it was not the designation of an historic district which led to improved 

values, but rather the investment fuelled by the appeal of tax concessions which 

led to restoration and property improvement and therefore improved property 

values. 
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7. HISTORY OF 
PLANNING IN 
MALDON 
Brief History of 
Maldon 

Recent History of 
Planning in Maldon 

*Extracted from A Guide to 
Maldon, W. Morris, Currency 
Productions, Fitzroy, 1984; 
and The Essential Maldon, M. 
Lewis, Illust. G.H. Morton, 
Greenhouse Publications, 
Richmond, 1983 

I 

The first European settlers arrived in the Maldon district around 1840. Three main 

pastoral runs were established; "Tarringower", "Cairn Curran" and "Muckleford". 

In late 1853, a Polish man, Captain Mechosk was prospecting for gold at the foot 

of Mt Tarrangower. When gold was found, within one month there were an 

estimated 20,000 miners on the field. The place became known as the Tarrangower, 

or Porcupine diggings. Tent stores, hotels and entertainment houses were set up 
as the rush intensified, however, towards the end of the year the alluvial gold 

declined and miners left for new strikes. 

In 1854 gold bearing quartz reefs were found and this form of mining was, by 1860, 

well established and continued until the early 1900s. There were around forty main 

mines and in 1926, Maldon's longest operating mine, the "North British Mine", 

closed after seventy years. 

The first town survey was carried out in 1854 and the township was named 

"Maldon", after Maldon in Essex England. The present town centre was surveyed 

in 1856. Maldon was declared a Municipality in 1858 and a Shire in 1864. 

In 1861, Maldon was the eighth largest town in Victoria, with a population of 

3,341. The population of Maldon peaked in 1901 at 3,700. 

During the first World War the price of gold dropped and many miners enlisted 

for the war. After the war, many houses were moved from the town and by the 

1930s, over half the houses in the town had been removed. 

By 1933 the population had fallen to 732, however by 1947 it had risen again to 

be 1,098.* 

In 1964 a survey of Maldon township was undertaken by students of the School 

of Architecture at Melbourne University and a report prepared, including 

measured drawings. In February 1966 the National Trust designated Maldon 
as a "Notable Town". Following this designation, the number of visitors to the 

town and also the number of outside purchasers of property substantially 
increased. 

Concern was expressed that the town was losing its character and it was felt 

that planning controls were necessary. In June 1969 the Town and Country 

Planning Board commenced the preparation of a planning scheme and in late 

1969 the National Trust provided to the Board, a report entitled "Proposals for 

the Conservation of Maldon". 

The Town and Country Planning Board went ahead with the preparation of a 

planning scheme and this was submitted to Maldon Shire Council and then 

approved and came into force on 1 January 1970 as an Interim Development 

Order (1D0). This was one of the first planning initiatives undertaken in a rural 

town in Victoria and through it, controls were exercised over the design and 

external appearance of buildings in the town. 

An "Area of Special Significance" was designated, all alterations required a 

planning permit, six months notice of demolition and a permit were required 

for demolitions and seven buildings were listed. Advice on most planning 

applications was supplied by the National Trust's Technical Advisory Committee. 
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The Maldon Planning Scheme was prepared in 1973 and gazetted (formally 

proclaimed by the government) in 1977. 

The central commercial area of the town and the surrounding historic areas were 

placed under the control of the Town and Country Planning Board; the balance 

of the town and the rural areas of the Shire were administered by the Maldon 

Shire Council. 

The Rural A, Residential A and Historical Interest Zones within the Maldon 

Planning Scheme continued to be administered by the Town and Country 

Planning Board (and later, the Department of Planning, and then Ministry for 

Planning and Environment) and the Shire of Maldon Planning Scheme by the 

Shire. These two schemes were later combined and administration handed over 

to the Shire of Mal don in 1987 . 

. The current Scheme has two historic zones, specific heritage provisions, and 

six schedules relating to heritage. 

The Scheme lists 354 buildings/structures in Maldon, of which 329 are private 

buildings, mostly residences; 93 buildings/ structures in the rural area are listed, 

of which 62 are in private control. Also listed are 222 trees, of which 9 are 

on private property. Schedules to the Planning Scheme detail matters such as 
allowable paint colours, outbuildings and advertising lettering. 

Amendment LS to the Maldon Planning Scheme was exhibited in 1990 and 

panel hearings have recently been held. The Responsible Authority is awaiting 

the Panel report. Amendment LS is proposed to include the removal of the 

"Scenic" zone and the introduction of overlays for the areas formerly affected 

by the Scenic zone controls, transferring some controls to other areas. The 

amendment also proposes to allow for an expansion of the township area and 

will introduce stepped zones between the town and the rural areas. An extension 

to some of the rural-residential areas within the Shire is also proposed, particularly 

around the McKenzies Hill area, adjoining the City of Castlemaine. 
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8. MALDON 
HERITAGE 
ADVISOR 

I 

In a preliminary report to the 1977 Maldon Conservation Study, consultants (Jacobs 
Lewis Vines and Dr Miles Lewis) outlined a proposed conservation program. It 
was recommended that a position of Conservation Officer " ... be established to 
assist in the administration of conservation programs in Maldon". 

In November 1977, Mr Nigel Lewis was appointed to the position of architectural 
advisor on a part-time basis. One of the main tasks of the Conservation Officer 
was seen to be the identification of the properties requiring conservation and 
restoration work, with these properties then ranked according to priority. Historically 
significant buildings were to be given the highest priority. 

It was proposed that the Conservation Officer would provide advice in regard to 
restoration and maintenance work, technical assistance for historic reconstruction, 
and assistance to people. with problems associated with building restoration, 
maintenance and reconstruction. (Maldon Conservation Study 1977-page 35). 

In all, six main tasks were proposed for the Conservation Officer and these were: 
(a) Administer parts of the Planning Scheme related to historic buildings and the 

environment on a day to day basis and to interpret the regulations outlined in 
the Scheme. 

(b) Provide continual assessment of required maintenance and restoration work 
within the town. 

(c) Provide positive suggestions and assistance for the design of alterations and 
new constructions. This would include assistance with locating specialised 
building materials and tradespersons. 

(d) Co-ordinate any building programmes with appropriate consultants and 
tradespersons. 

(e) Undertake further historical research using the Maldon Conservation Study as 
a basis. When new information is made available it would be immediately 
recorded and catalogued. 
Any conservation work undertaken would be accurately documented and filed. 

(t) Provide advice on factors not defined within the Planning Scheme. Such 
considerations would include: 
(i) intrusions to important views; 
(ii) assessments of buildings outside the Planning Scheme's defined period 

1860 to 1899 that are harmonious with the special character of the town; 
and 

(iii) assessment of suitable details, finishes, fittings and paint colours appropriate 
to the style and date of individual buildings under discussion. This would 
involve detailed on site analysis utilising techniques such as paint scrapings, 
evidence of former design and materials. 

(Maldon Conservation Study 1977-page 34) 

The appointment of a Conservation Officer/ Architectural Advisor or Heritage 
Advisor (as the position is now termed), was seen as a first for regional Victoria 
and very much a pilot program. The Maldon Restoration Fund Committee was 
charged with overseeing the work of the Heritage Advisor and that is still the case. 

The Heritage Advisor is required to report to the Restoration Fund Committee 
concerning any application for loan funds and it is the duty of the Advisor to 
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see that the works are carried out in accordance with the loan agreement and 

that the works are commenced and completed within the required time frame. 

The Heritage Advisor does not however act as an architectural supervisor of 

the project on behalf of the owner. 

The Maldon Planning Scheme sets out an obligation on the Shire of Maldon 

as the Responsible Authority, to have a Heritage Advisor. The Planning Scheme 

makes a number of references .to a requirement that the Responsible Authority 

must request and take into account the report of the Heritage Advisor ( clause 

79, clause 88, etc.). 

"The Responsible Authority will require the detailed comments of the Maldon 
Heritage Advisor" (Ninth Schedule) 

Clause 14 Additional Matters to. be Considered (in relation to applications in 
Heritage areas). 

- The Responsible Authority shall have regard to-(g) "the report of the 

Maldon Heritage Advisor or the Ministry of Planning and Environment 

which the Council must seek in relation to the application." 

The Planning Scheme is vague in providing any advice as to what or who is 

the Heritage Advisor. The position is not defined in the Scheme. Presumably 

the Heritage Advisor is anyone that Council designates is the Heritage Advisor; 

however the designation of any person who had no credential to be a Heritage 

Advisor would risk bringing the appointment and the Scheme into disrepute 

and leave any determination by the Responsible Authority involving the Heritage 

Advisor liable to being overturned at the Administrative Appeals Tribunal. 

Clearly the Scheme envisages that there is such a person as the Maldon Heritage 

Advisor and it appears that under a number of clauses of the Planning Scheme, 

certain classes of applications can not be considered by Council unless the 

Heritage Advisor . provides a report and the Council takes it into account. 

Apart from the statutory requirements of the Planning Scheme with regard to 

the Heritage Advisor, there is need for some person to provide advice to 

property owners in regard to suitability of such things as paint colours; style, 

detail and appropriateness of any building work; harmony of any proposed 

works to the 1860 to 1899 period. 

The Heritage Advisor is the person most suited to providing this advice. 

It is essential that the integrity of the period (1860-1899) and the general thrust 

of the heritage and planning controls of the past twenty years be maintained 

and the Heritage Advisor has a critical role in this task. 

Concern has been expressed that Maldon might become a psuedo historic 

township if some central control is not exercised. 

Funding for the Maldon Heritage Advisor is currently provided by the Department 

of Planning and Housing and the current Advisor is an employee of the 

Department. The Shire of Maldon makes no contribution to the salary of the 

Heritage Advisor; however it has been seriously proposed that State Government 

funding of the position be cut back or even withdrawn. 
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With the requirements of the Maldon Planning Scheme in relation to the 

Heritage Advisor and the positive benefits mentioned above concern has been 

expressed as to what might happen in Maldon were the position of Heritage 

Advisor to be abandoned. It is considered essential that the Shire of Maldon 
provide funding of the position if State Government funding is withdrawn or 

reduced. 
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FUND 
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The preliminary report to the 1977 Maldon Conservation Study also 

recommended the establishment of a State revolving fund. It was envisaged that 
this fund would-
- provide market interest rate loans for conservation projects; 
- provide low interest or deferred interest loans to property owners who could 

not afford market interest rate loans; 
- provide direct grants; and 
- provide the opportunity for government acquisition and/or restoration. 

This fund was set up by the State Government and administered by The Maldon 
Restoration Fund Committee. The Committee was established by the Minister 
of Planning under the provisions of Section 7 of the Town and Country Planning 

Act 1961. Section 7 (1) stated, "The Minister may establish committees consisting 
of such number of persons as the Minister thinks fit to advise the Minister on 

· such matters as the Minister refers to such committees." 

The Maldon Restoration Fund Committee's functions were defined as advising 
the Minister on the allocation of funds made available for the restoration of 
works of architectural or historical significance in Maldon and to supervise the 
work of the Architectural Advisor. 

The Maldon Restoration Fund Committee comprised-

- a Maldon Shire Council representative; 
- the Maldon Shire Engineer; 
- a Maldon Historical Promotion League nominee; 
- a National Trust (Victoria) representative; 
- a National Trust (Maldon) representative; 
- a representative from the Department of Crown Lands and Survey; 
- a Ministry of Planning representative; and 
- a representative from the Historic Buildings Council. 

Following an internal review within the Ministry for Planning and Environment 
in January 1990, of the "Historic Towns (Area Restoration) Program", all 

positions on Advisory Committees were declared vacant. 

In October 1990, the Minister for Planning and Urban Growth approved the 

appointment for a three year period, of the members of the Maldon Heritage 
Committee, comprising-

- a Maldon Shire Council representative; 
- the Maldon Shire Engineer; 
- .the Regional Manager or delegate of the Department of Planning and Urban 

Growth, Regional Office; 
- the Manager or delegate of the Department of Planning and Urban Growth, 

Heritage Branch; 
- a representative of the National Trust; 
- the Regional Manager or delegate of the Department of Conservation and 

Environment; and 
- three community representatives. 

These appointments and the establishment of the Advisory Committee were made 
under the provisions of Section 151 of the Planning and Environment Act 1987. 
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The establishment in 1977 of the Maldon Restoration Fund and the appointment 

of an Architectural Advisor to Maldon, were believed to be the first time that 
this type of approach had been taken to conservation in Australia. 

The Restoration Fund commenced providing loans in 1978 and up until May 
1991 had, according to Department of Planning and Housing accounting records, 

provided a total of $194,229 in loans. 

The fund is a revolving fund, with principal and interest repayments being used 

to advance new loans. The average yearly loan allocation has been $14,941, 
with the maximum allocation being $24,600 in 1980 and the minimum, $4,000 

in 1981. There have been fifty-five individual loans (including some roll-over 
loans and additional advances) at an average of $3,531 per loan. 

Maldon Restoration Fund loans pale into insignificance when compared to the 
Melbourne Heritage Restoration Fund with individual loans apparently ranging 

from $250,000 down to $6,000. 

The maximum amount of funds that has been out at any one time for the Maldon 

Restoration Fund, appears to have been around $60,000. Loans have ranged in 
value from $400 to erect a picket fence, up to a $15,000 loan to the National 

Trust for restoration of the Penny Denominational School. 

Of the total $194,229 of loan funds, $105,848 (i.e. 54.5%) has been advanced 

to properties located within the main commercial area of Maldon. 

In addition to the loan funds, numerous grants have also been made to the Shire 

of Maldon, clubs, institutions and the like. Full details of the money spent on 
grants was not able to be collated due to a lack of detailed records. 

Apart from providing loans and grants, the Maldon Restoration Fund Committee 
has also undertaken its own restoration of a building. The building was a 

derelict old weatherboard cottage in Hornsby Street, Maldon. It was forty-nine 
square metres in area and erected upon a 2,023 square metre Crown Land site, 

held under a Residence Area Right. 

The property was owned by a deceased Estate and under other circumstances 

the building would have been required to be demolished because of its condition. 
The land did revert to the Crown and with the agreement of the then Department 

of Crown Lands and Survey, the Maldon Restoration Fund Committee used its 

funds to dismantle and reconstruct the residence in accord with measured 

drawings and early photographs. 

A freehold Title was offered and the property was sold at auction in May 1982 

for $24,000. Further finishing off works were completed by the purchaser and 

the property resold in 1985 for $45,000. The Maldon Restoration Fund was 

reimbursed for the costs of the project and the Department of Crown Lands and 
Survey retained the balance of the funds. 

It is most likely that if the Mal don Restoration Fund Committee had not become 

involved, the cottage would have fallen down or been demolished and the land 

reverted to the Crown. Instead, Maldon has a building true to the original 
structure, fronting one of the main entrance roads to the township. 

STUDY OF THE EFFECTS OF PLANNING AND HERITAGE CONTROLS 

ON PROPERTY VALUES IN THE SHIRE OF MALOON 



Central Goldfields 
Restoration Fund 

Use of Funds 

I 

In addition to the Maldon Restoration Fund, there is The Central Goldfields 
Committee, which is an interdepartmental committee comprising-
- the Manager, Heritage Branch Department of Planning and Housing (or his 

nominee); 
- the Managers, Bendigo and Ballarat Regional Offices Department of Planning 

and Housing (or their nominees); 
- a nominee of the Secretary, Department of Conservation and Environment; 

and 
- a nominee of the Chief Executive, Victorian Tourism Commission. 

The first meeting of this committee was held in May 1986 and the only funding 
in Maldon Shire from the Central Goldfields Restoration Fund was a $10,000 
loan on a property at Muckleford in 1988. 

The Fund provides short term loans at favourable interest rates for capital works 
involving restoration or enhancement of historic buildings, sites, works or 
landscapes in the Central Goldfields region. Projects are assessed according to 
their heritage value, the need for the work and the community benefit. 

Anecdotal evidence suggests that the Maldon Restoration Fund was not well 
patronized by long term resident Maldon property owners and that the Fund 
Committee had to solicit property owners to accept finance. Certainly the 
majority ofloan fund recipients appear to be property owners who had purchased 
in Maldon within the past twenty years. 

The provision of loan funds from the Maldon Restoration Fund would have 
directly increased the value of many of the properties to which funds were 

advanced. The availability of loan funds also acts as a catalyst to encourage 
other property owners to restore their buildings in line with heritage and 

conservation controls in the area. 

The work undertaken with the loan funds has also had a positive effect on the 

overall standard of the buildings in Mal don and the comparison between towns 
with historic buildings, heritage controls and funding and those without, generally 
shows a greater rate of increase in the value of properties in those "heritage" 
areas. (Chart 12.6 compares Maldon, Beechworth, Talbot and Clunes, 
Yackandandah with Avoca, Bet Bet, Mcivor and Newstead Shires). 

The role of the Maldon Restoration Fund is important in the continuing 

development of the town and it must be realized that it is a revolving fund and 
particularly in the current economic climate, regular monitoring of the Fund's 

cash flow and procedures will be required. 

Given that the Maldon Restoration Fund has been operative for thirteen years, 
it would be an· opportune time to look at what the fund has achieved and to 
review the priority listing of buildings set out in the Maldon Conservation Study 
1977. 
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The Study Brief established the requirement that the heritage and planning 

controls and movement in property values over the study period should not only 

be documented for Maldon, but that a comparison should also be made between 

Mal don and "comparable areas of Central Victoria". 

It was decided by the consultants that seven other townships should be used 

for comparative purposes. Although many more towns could have been included 

it was considered that the selected towns provided a representative sample. 

The towns selected were: 
- Avoca (Shire of Avoca)--being a similar sized township, located in Central 

Victoria. 
- Beechworth (United Shire of Beechworth)--an historic township and although 

larger than Maldon and located in North-eastern Victoria, it has similar 

heritage controls to Maldon. 

- Clunes (Shire of Talbot and Clunes)-a town with limited historic buildings 

but with a similar past to Maldon and also located at a similar distance from 

Melbourne and close to a major provincial city (Ballarat). 

- Dunolly (Shire of Bet Bet)-a small township located relatively close to 

Maldon. 
- Heathcote (Shire of Mclvor)--a developing township with limited planning 

controls in the past. 
- Newstead (Shire of Newstead)-a small township located near Maldon and 

having few historic properties. 
- Yackandandah (Shire of Yackandandah)-although located in North-east 

Victoria, an historic township with strict planning controls. 

The selected towns presented a variety of planning approaches, ranging from 

the application of only minimal controls through to stringent heritage controls. 

The implementation of heritage planning controls in these towns post dates 

Maldon's planning controls. The location of these towns is shown on Map 1. 

Once the study was underway it was found that early sales records at many 

of the Municipalities had either been lost or were not complete. It was then 

decided to use sales information available from the Valuer Generals office. 

Sales information collated and provided by the Valuer Generals office is available 

on a Municipality basis as a whole, not town by town. Property sales information 

used in the study may therefore not only include the above major towns but 

also other, generally smaller townships within the Municipality e.g. Avoca town 

plus Landsborough, Moonambel, Navarre and Redbank townships within Avoca 

Shire. 

Sales in these other townships in general represents only a fraction of the overall 

township sales within the various Municipalities and should not distort the 

overall comparative result to any great extent (particularly as sales for Maldon 

includes Baringhup, McKenzies Hill, etc.) when the comparison in movements 

in value is made between the respective townships. 
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11. PROPERTY SALES Every notice of disposition or acquisition, solicitors letter and the like held by 

the Shire of Maldon, relating to property sales within the town of Maldon, was 
summarized. From this list, non "arms length" transactions were disregarded, 

for example gifts, family transfers and the like. The remaining (relevant) sales 
were then charted and categorised. The categories being-

I 

- vacant land-being lots up to 0.4 hectares in area; 
- "notable" dwellings-being residential properties listed on the second 

Schedule of the Maldon Planning Scheme and being subject to special 
controls; 

- "other" dwellings-any residential property not listed on the second Schedule 
of the Maldon Planning Scheme; 

- commercial-shops and the like, but excluding hotels; 
- other types-includes farmlets, crushing works, industrial and any other 

type of property not in the above categories. 

Table 1 shows the overall sales result, with the total number of relevant sales, 
the total price, average price and the percentage change over the previous year. 

Table 1: Overall Sales 

Year 

1970 
1971 
1972 
1973 
1974 
1975 
1976 
1977 
1978 
1979 
1980 
1981 
1982 
1983 
1984 
1985 
1986 
1987 
1988 
1989 
1990 

Total 

Total 
(Relevant) 

Sales 

42 
38 
36 
51 
47 
47 
60 
50 
39 
47 
53 
63 
48 
60 
63 
70 
50 
71 
59 
67 
37 

1,098 

Total 
Price 

$ 

148,200 
129,349 
170,000 
338,650 
407,200 
552,715 
726,450 
650,000 
659,800 
937,750 

1,272,950 
1,331,100 
1,075,162 
1,487,000 
1,769,350 
2,415,526 
2,353,700 
3,754,550 
3,835,850 
3,684,200 
2,741,000 

$30,440,502 
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Ave$ 
Price 

3,529 
3,404 
4,722 
6,640 
8,664 

11,760 
12,108 
13,000 
16,918 
19,952 
24,018 
21,129 
22,399 
24,783 
28,085 
34,508 
47,074 
52,881 
65,014 
54,988 
74,081 

% Change 
to Previous 

Year 

N/A 
-3.5 
+39 
+41 
+30 
+36 

+ 3.0 
+ 7.4 
+ 30 
+18 
+20 
-12 

+6.0 
+11 
+13 
+23 
+36 
+12 
+23 
-15 
+35 



The total sale price of all relevant sales in 1970 was $148,200, which is twice 
the average sale price of a property in 1990. The average sale price in 1970 
was $3,529 and in 1990, $74,081, which is almost a 2,000% increase over the 
twenty one year period. As a comparison, the Consumer Price Index for 

Melbourne, over the period December quarter 1969 until the December quarter 
1990 showed a 520% increase. 

The greatest sustained increase in property prices occurred in the period 1972 
to 1975, when the popularity of Maldon increased dramatically. Decreases in 
prices occurred in 1971, 1981 and 1989. In 1971 the decrease in the average 
sale price may be a reflection of the uncertainty in the real estate market 

surrounding the introduction in 1969/70 of the planning controls. It should be 
noted that the decrease was however only 3.5% on the previous year. 

The 1981 fall in prices could be attributed to the credit squeeze at the time and 
the 1989 fall reflects the high interest rates at the time and also the commencement 
of the general fall in real estate prices throughout the state. 

Vacant land sales (Table 2) were analysed on the basis of the number of sales 
and also on the number of lots included in the sales. 

Table 2: Vacant Land Sales 

Year No. No. Total Ave % Change Ave/ % Change 
Sales Lots $ Sale$ cf Prev. Lot$ to Prev. 

Year Year 

1970 11 20 6,450 586 NIA 323 NIA 
1971 14 21 9,999 710 +22 476 +47 
1972 9 24 16,050 1,783 +150 669 +41 
1973 16 27 24,250 1,516 -15 898 +34 
1974 16 22 33,450 2,091 +38 1,520 +69 
1975 16 21 44,315 2,770 +32 2,110 +39 
1976 15 39 60,450 4,030 +45 1,550 -27 
1977 22 34 98,600 4,482 +11 2,900 +87 
1978 14 15 75,700 5,407 +21 5,047 +74 
1979 7 7 25,200 3,600 -33 3,600 -29 
1980 13 14 83,350 6,412 +78 5,954 +65 
1981 19 26 112,650 5,929 -7.5 4,333 -27 
1982 16 26 100,000 6,250 +5.4 3,846 -11 
1983 18 28 125,250 6,958 +11 4,473 +16 
1984 25 32 187,200 7,488 +7.6 5,850 +31 
1985 25 28 182,850 7,314 -2.3 6,530 +12 
1986 11 12 81,750 7,432 +1.6 6,813 +4.3 
1987 15 22 155,700 10,380 +40 7,077 +3.9 
1988 9 10 122,750 13,639 +31 12,275 +73 
1989 18 19 261,200 14,511 +6.4 13,747 +12 
1990 8 8 137,500 17,188 +18 i 7,188 +25 

Total 317 455 $1,944,664 
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In the later years the pattern has been to sell more lots individually to maximize 
the price achieved. The average price per lot is considered the most relevant 
basis of comparison and this shows that the average price per lot in 1970 was 
$323 compared to $17,188 in 1990. This is an increase of 5,221% over the 

period. 

The increase in the average lot price of vacant land is by far the greatest increase 

for any of the types of property. 

In 1990 only eight lots were sold, which is a reflection of the scarcity in Maldon 
of suitable lots for building and this in tum affects the sale price. 

"Notable" Dwelling sales were analysed on a similar basis to the vacant land 
sales. However as many of the sales included more than one block of land a 
deduction was made, based on the average sale price of a lot for each additional 
lot, this was then termed the "Adjusted Average" price (Table 3). 

Table 3: "Notable" Dwellings Sales 

Year No. Total Ave. % Change Adjusted % Change 
Sales $ $ to Prev. Ave$ to Prev. 

Year Year 

1970 19 83,950 4,418 N/A 4,333 N/A 
1971 10 48,050 4,805 +8.8 4,072 -6.0 
1972 13 81,100 6,238 +30 5,878 +44 
1973 21 183,550 8,740 +40 8,227 +40 
1974 15 149,700 9,980 +14 9,372 +14 
1975 14 218,400 15,600 +56 15,148 +62 
1976 24 337,500 14,063 -10 13,546 -11 
1977 16 308,800 19,300 +37 17,306 +28 
1978 10 194,050 19,405 +0.54 18,396 +6.3 
1979 26 573,800 22,069 +14 21,654 +18 
1980 20 546,100 27,305 +24 26,412 +22 
1981 19 523,700 27,563 +0.9 26,195 -0.8 
1982 18 457,912 25,440 -7.7 24,799 -5.3 
1983 23 605,250 26,315 +3.4 25,926 +4.5 
1984 17 611,450 35,968 +37 34,935 +35 
1985 25 1,276,500 51,060 +42 50,015 +43 
1986 18 966,200 53,678 +5.1 52,542 +5.1 
1987 26 1,796,700 69,104 +29 66,110 +26 
1988 24 1,972,250 82,177 +19 80,131 +21 
1989 21 1,317,000 62,714 -24 62,060 -23 
1990 12 1,079,500 89,958 +43 84,229 +36 

Total 391 $13,331,462 
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:e "Other" dwellings were analysed along the same lines as "Notable" dwellings 
1t (Table 4). 
LS 

1e 
Table 4: Other Dwellings Sales 

e Year No. Total Ave. % Change Adjusted % Change 
Sales $ $ to Prev. Ave$ to Prev. 

n Year Year 

d 
1970 8 41,200 5,150 N/A 5,110 N/A 
1971 6 38,500 6,417 +25 6,417 +26 

a 
1 

1972 7 35,100 5,014 -22 5,014 -22 
1973 11 98,050 8,914 +78 8,832 +76 
1974 10 134,650 13,465 +51 12,401 +40 
1975 13 246,250 18,942 +41 16,670 +34 
1976 13 208,950 16,073 -15 15,835 -5.0 
1977 10 192,250 19,225 +20 19,225 +21 
1978 9 236,550 26,283 +37 24,601 +28 
1979 12 293,750 24,479 -6.9 24,179 -1.7 
1980 10 343,500 34,350 +40 33,755 +40 
1981 23 622,250 27,054 -21 26,489 -22 
1982 10 299,250 29,925 +11 29,540 +12 
1983 13 454,000 34,923 +17 34,235 +16 
1984 14 484,500 34,607 -0.9 30,846 -9.9 
1985 15 650,300 43,353 +25 43,353 +41 
1986 16 870,750 54,422 +26 51,867 +20 
1987 22 1,267,150 57,598 +5.8 56,311 +8.6 
1988 23 1,553,850 67,559 +17 66,491 +18 
1989 23 1,657,500 72,065 +6.7 70,272 +5.7 
1990 15 1,174,000 78,267 +8.6 78,267 +11 

Total 283 10,902,300 

"Notable" dwellings showed an increase of 1,844% over the study period, 

compared to 1,432% increase for "Other" dwellings. This equates to a 29% 

greater increase in "Notable" dwellings when compared to sales of "Other" 

dwellings in Maldon. 

Chart 11.1 is a graph showing the average sale price in $ terms comparing 

"other dwellings" and "notable dwellings" in Maldon. Chart 11.2 presents that 
same data as an index (1970 = 100). 

Table 5 shows the average sale price of all properties reflected as an index with 
the year 1970 as 100. This information is also presented on Chart 11.3. 
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Chart 11.1 
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Chart 11.2 
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Chart 11.3 
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Table 5: Index of Property Sales, Malden Township, Average Sale Price 

Year V/L N/D O/D Com Ave 
Ave Lot Adjusted Adjusted Ex Hotels of All Sales 

1970 100 100 100 100 100 
1971 147 94 126 111 96 
1972 207 136 98 183 134 
1973 278 190 173 140 188 
1974 471 216 243 356 246 
1975 653 350 326 302 333 
1976 480 313 310 598 343 
1977 898 399 376 651 368 
1978 1,563 425 481 595 479 
1979 1,115 500 473 905 565 
1980 1,843 610 661 667 681 
1981 1,341 605 518 937 599 
1982 1,191 572 578 1,034 635 
1983 1,385 598 670 1,099 702 
1984 1,811 806 604 1,492 796 
1985 2,022 1,154 848 1,582 978 
1986 2,109 1,213 1,015 2,650 1,334 
1987 2,191 1,526 1,102 1,893 1,498 
1988 3,800 1,849 1,301 1,332 1,842 
1989 4,256 1,432 1,375 2,673 1,558 
1990 5,321 1,944 1,532 4,525 2,099 

Note: Base Year 1970 = 100 
No adjustment made for inflation. 

VIL = Vacant Land 
N/D = Notable Dwellings 
O/D = Other Dwellings 
Com = Commercial 
Ave = Average 

Real Estate Agents report that homes with historic character are for sale for 
a shorter time than other homes and that there is more enquiry and demand for 
the older homes. Demand for modem homes is primarily local, whilst buyers 
from out of "town" are seeking an historic cottage, although in current times 
the purchase decision is largely based on economics i.e. what can be bought 
for $x. 

It is of interest that none of the recently erected strata titled home units in 
Maldon have been sold, with apparently little or no demand for purchase of 
this type of accommodation. 

The number of "Other" residential properties in Maldon is 343 properties, 
whilst the number of "Notable" residential properties is 234. Of properties sold 
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over the twenty-one year period, "Notable" residences amount to 391, whereas 

"Other" residences is 283.Over the twenty-one year period (ignoring the fact 

that new houses erected over the twenty-year period have boosted the number 

of properties in the "Other" category) on average a "Notable" dwelling has sold 

1.67 times, whilst the "Other" dwelling has only been sold on average 0.83 

times, i.e. half that of "Notable" dwellings. 

Commercial sales (Table 6) have shown upward but erratic movement in value. 

On the same Table, sales of other types of property are provided for information 

only. 

Table 6: Commercial and Other Sales 

Commercial Other 
Year No. Total Ave. % Change No. Total 

Sales $ $ To Prev. Sales 
Year $ 

1970 3 11,600 3,867 N/A 5,000 
1971 6 25,800 4,300 +11 2 7,000 
1972 5 35,350 7,070 +64 2 2,400 
1973 2 10,800 5,400 -24 1 22,000 
1974 2 27,500 13,750 +155 4 61,900 
1975 3 35,000 11,667 -15 8,750 
1976 4 92,500 23,125 +98 4 27,050 
1977 2 50,350 25,175 +8.9 0 
1978 4 92,000 23,000 -8.6 2 61,500 
1979 35,000 35,000 +52 1 10,000 
1980 7 180,500 25,786 -26 3 119,500 
1981 2 72,500 36,250 +41 0 
1982 2 80,000 40,000 +10 2 138,000 
1983 5 212,500 42,500 +6.3 90,000 
1984 6 346,200 57,700 +36 140,000 
1985 5 305,876 61,175 +6.0 0 
1986 4 410,000 102,500 +68 1 25,000 
1987 5 366,000 73,200 -29 3 169,000 
1988 2 103,000 51,500 -30 1 84,000 
-1989 4 413,500 102,275 +101 1 35,000 
1990 2 350,000 175,000 +69 0 

Total. 76 3,255,976 31 1,006,100 

The number of commercial sales in any year has averaged just over three· 
properties sold, therefore one high or low sale can dramatically affect the 

average sale price. An average of sales over a three year period (Table 7) gives 

a more reliable indication of trends in commercial sales. 
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Table 7: Maldon Sales-Commercial-Three Year Periods 

No. Value$ Ave.$ Index % Change 

1970-72 14 72,750 5,196 100 
(incl.) 
1973-75 7 73,300 10,471 202 102 
1976-78 10 234,850 23,485 452 124 
1979-81 10 288,000 28,800 554 23 
1982-84 13 638,700 49,131 946 71 
1985-87 14 1,081,876 77,277 1,487 57 
1988-90 8 866,500 108,313 2,085 40 

Total 76 $3,255,976 

Often the value of the business is partly reflected in the sale price of the freehold 

of commercial properties and for this reason hotels were omitted, because their 
sale price is directly related to the turnover, not the "bricks and mortar". 

The strength of the commercial area is largely dependent upon the tourist trade 
and although not part of this study, the types of the businesses has changed 
markedly over the study period and only three of the current commercial 
property owners or tenants were residents of Maldon prior to 1970, i.e. the 
majority of businesses are operated by persons who have moved into Maldon 
during the study period. 

Detailed numbers of visitors to Maldon are not available, with those records 
that are kept being limited in their survey and not providing conclusive evidence 
as to the total number of visitors (Table 8). 

Table 8: Maldon Tourist Numbers 

Carmans Tunnel Visitors Centre 
Number Index Number Index 

1980 12,528 100 
1981 8,075 64 
1982 11,092 89 
1983 10,746 86 
1984 10,838 89 
1985 10,969 88 8,488 100 
1986 9,740 78 14,131 166 
1987 8,417 67 16,873 199 
1988 8,718 70 21,169 249 
1989 8,765 70 19,536 230 
1990 8,235 66 16,630 196 
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Notices of disposition for all Sales within the Maldon Township between 1970 
and 1990 were examined. By identifying purchasers' addresses (when stated) 
it was possible to establish that the number of Maldon based purchasers buying 
in Maldon has decreased as a percentage of all sales, with a corresponding 
increase in Melbourne based buyers over the period of the study (Table 9). 

Table 9: Malden Township Sales-Purchaser's Address 

Total No. 
Sales 

No. Sales 
with Addresses 

1970 42 35 
1980 53 51 
1990 37 37 

Purchaser's Addresses 
Maldon C'maine CNic. Melb. 

1970 42.9% 11.4% 8.6% 34.3% 
(15) (4) (3) (12) 

1980 33.3% 5.9% 5.9% 45.01% 
(17) (3) (3) (23) 

1990 27.0% 5.4% 10.8% 56.8% 
(10) (2) (4) (21) 

C'maine = Castlemaine 
CNic. = Central Victoria 
Melb. = Melbourne & Suburbs 

Other Outside 
Vic. Vic. 

2.9% 0 
(1) (0) 

3.9% 5.9% 
(2) (3) 
0 0 

(0) (O) 

In 1970, 42.9% of purchasers (where the address was stated) came from Maldon, 
whereas by 1990 this figure had dropped to 27%. By comparison, Melbourne 

based purchasers accounted for 34.3% of 1970 sales (where the purchasers 
address was identified) and by 1990 this had risen to 56.8%. 
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The lack of notices of disposition retained by several Municipalities for the early 

years of the study period meant that for comparison purposes, sales data compiled 

by the Valuer Generals office had to be used. There may therefore be some slight 

variation between sales data in Chapter 11, which is taken from notices lodged 

with the Shire of Maldon, and the data on Maldon used in this Chapter. 

The early records from the Valuer Generals office were collected on a financial 

year period. This was changed to a calendar year from 1972 and onwards. 

Table 10 presents the average sale price of vacant land for Maldon Shire and the 

other seven comparative Municipalities, based on the sales information provided 

by the Valuer Generals office. For the period 1970/71 until 1973 (inclusive) an 

average, or mean price was calculated. Due to a change in the method of calculation 

within the Valuer Generals Office, from 1974 onwards the figure represents the 

. median price. (Median price is the value of the middle item when all sale prices 

are arranged in ascending order of magnitude.) 

In 1970/71 no sales of vacant land were shown for Newstead Shire or Talbot & 

Clunes Shire and in 1972 there are no sales recorded in Bet Bet Shire. Beechworth 

had the highest median price for vacant land in 1990, $35,000, followed by 

Yackandandah at $28,000. Maldon, Newstead and Mclvor Shires all showed 

similar price levels. Chart 12.1 graphs this information. 

The average sale price of dwellings is shown in Table 11 and graphed in Chart 

12.2 

In 1990, Maldon Shire, at a median price of $90,000 for a dwelling, was second 

only to Yackandandah, at $112,000. 

The median price of $90,000 for a dwelling in Maldon compares to an average 

sale price for a dwelling in 1990 as set out in Chapter 11, of $83,463. 

An index of vacant land sales for the eight Municipalities was calculated (Table 

12) and because of the lack of data for Newstead Shire and Talbot.& Clunes Shire 

in 1970/71, a base year 1971/72 has been adopted, with an index of 100. 

Avoca, Beechworth and Talbot & Clunes Shires indexes in 1990 are all above 

Maldon, however for Avoca and Talbot & Clunes Shires, this is more a reflection 

of the low starting base for prices and the fact that over the period, they have 

been dragged upwards in price in line with the rest of the State. 

Chart 12.3 presents Table 12 in graph form, whilst Charts 12.4 and 12.5 break 

the period into two ten year periods and set the graph at a different scale to 

relieve the cluttered effect on Chart 12.3. 

The average sale price of dwellings was similarly tabulated (Table 13) and 

graphed, (Chart 12.6) as an index, with 1971/72 the base period at 100. Talbot 

& Clunes Shire has shown the greatest increase in the index of dwelling sales, 

with Maldon being mid-range. For purposes of clarity, Chart 12.7 excludes 

Talbot & Clunes. 

Talbot & Clunes, Yackandandah, Beechworth and Maldon Shires, have main 

towns with historic buildings and heritage controls and all have higher index 

figures than the other four Municipalities. It should be noted that the Valuer 
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Generals office figures relate to the whole Municipality and not just the 

comparative townships. 

For some years in some Municipalities, the number of sales were quite limited 

and this may cause erratic movement in the indexes and graphs. 

The influence of Albury-Wodonga on property values in Beechworth and in 

particular Yackandandah, must be considered when comparing the values in the 

various Municipalities. The northern end of Yackandandah Shire comes close 

to Wodonga and includes a lot of the rural-residential development adjoining 

Wodonga. 

The high index figure for dwellings in Talbot & Clunes Shire stands out from 

the other Municipalities, although this could be a reflection of the influence of 

Ballarat on house prices. Further, prices were low to start with and over the 

period have caught up with other areas. 

As mentioned, Beechworth, Maldon, Talbot & Clunes and Yackandandah Shires, 

all with a lot of historic homes and with heritage controls and heritage advisors, 

have the highest indexed sale price for dwellings. 

The popularity of Maldon is quite evident, as in both the index and actual $ 

values, it is in the top half of the surveyed Municipalities. 

Overlaying the dates of planning and heritage controls on the graphs of dwelling 

sales did not show that there was any discernible movement in values immediately 

following the introduction of those controls. 

The closest example of any substantial movement was in Talbot & Clunes Shire 

where planning controls were formalized in 1984 and between 1985 and 1986 

there was a 34% increase in the index of average sale prices for dwellings. 

Again, between 1988 and 1989 in Talbot & Clunes Shire, the index showed 

a 29% increase. 

The fact that Talbot & Clunes Shire was the recipient of substantial Bicentennial 

program funding in 1988 for their heritage program, could account for the 

increase. 

The lack of adequate data and the limited number of commercial sales in the 

Municipalities would have made any comparison between Shires (Towns) 

unreliable and therefore only vacant land and dwelling sales have been included. 

STUDY OF THE EFFECTS OF PLANNING AND HERITAGE CONTROLS 

ON PROPERTY VALUES IN THE SHIRE OF MALOON 



Table 10: Average Property Sale ($ value)-Vacant Land 

Year 70(11 71/72 1972 1973 1974* 1975 1976 1977 1978 1979 1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 
Municipality 
Avoca 288 383 590 5225 3750 750 2000 2000 1000 2025 1350 6000 1000 6500 4250 3500 6500 7500 · 8000 14500 14000 

■ 
Beechworth 693 1195 1164 1328 2000 1500 4 750 7850 7600 7125 6500 5000 7000 8000 8500 10000 10000 17000 20000 19000 35000 
Bet Bet 31 2731 - 1822 500 1000 1500 850 2300 1500 742 2500 1750 3000 5500 7000 5500 7500 8000 17000 10000 
Mcivor 956 1460 2941 1960 1500 1750 3000 4000 4500 5250 5550 7500 4500 5000 5250 7750 10000 12000 14500 22000 19000 

~ 
Maldon 582 673 4125 2160 7000 1250 3000 3000 5650 8000 6075 1000 2250 2500 5000 8500 8500 11750 12500 16500 18000 

C Newstead 2972 -2791 3400 750 750 3000 500 2913 6500 7500 4000 3000 4500 3250 5750 3000 4000 11500 15500 18500 CJ 
-< 

0 0 Talbot & Clunes - 238 1975 1008 1000 1000 2000 3350 2750 3500 2450 3000 2000 5000 8000 4000 7000 8000 10000 14000 11000 z .,, 
,, :i! 

Yackandandah 2213 1090 1912 2638 2250 3575 5000 6000 5750 6000 10750 9500 13000 5000 8500 15500 25000 18000 25000 28500 28000 :D m 
0 m ,, .,, 
m ril :D 

=< ~ 

~ ~ I * Note: Figures from1974 onwards are median values. 
m i; en 
z z 
--i z 
:i:: z 
m G) 

en > 
:i:: z 
:ii CJ 
m :i:: 
0 m .,, 

~ . 
~ ~ I Table 11: Average Property Sale($ value)-Dwellmgs 
8 z 8 z 

! I Year 70(11 71(12 1972 1973 1974 1975 1976 1977 1978 1979 1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 
en Municipality 

Avoca 4955 5140 4073 6825 7000 7250 17000 15350 17250 19050 18000 22000 21250 18500 26500 31000 32500 31250 47500 45000 50000 
Beech worth 4865 5080 4883 8754 13000 15000 22500 24125 24000 24500 26000 30000 31000 36750 43500 50000 59000 63000 65000 84000 81000 
Bet Bet 8689 5571 4317 5655 4500 8500 9000 16000 17875 12775 14000 13500 25250 19000 32000 27500 35000 41500 43500 45000 43500 
Mcivor 3291 6830 6254 9205 11500 12000 13500 20000 22500 19500 17750 28000 24000 23500 33500 37500 45000 57000 61000 75000 77000 
Maldon 5196 5488 7590 16080 14000 17500 17000 16750 18750 18575 26250 27000 25500 27000 34500 44000 46250 63500 70000 78000 90000 
Newstead 2963 6680 4508 7036 8000 16750 21000 18750 23250 20000 21500 21500 24500 28000 32000 42500 45000 49000 64000 73000 68000 
Talbot & Clunes 3563 1385 5494 6177 8000 9750 14000 16000 15000 15000 24000 22000 22000 22000 28000 29750 40000 45000 49250 63500 64000 
Yackandandah 2575 4968 7541 991415000 20000 30000 30694 19635 33000 31300 35000 43000 31000 58000 43000 57000 65000 78000·98000112000 
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Table 12: Index of Property Sales-Vacant Land (1) 

Year (2) 70ll1 71ll2 1972 1973 1974 1975 1976 1977 1978 1979 1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 
Municipality 
Avoca 75 100 154 1364 979 196 522 522 261 529 352 1567 261 1697 1110 914 1697 1958 2089 3786 3655 

■ 
Beechworth 58 100 97 111 167 126 397 657 636 596 544 418 586 669 711 837 837 1423 1674 1590 2929 
Bet Bet 1 100 100 69 18 37 55 31 84 55 27 92 64 110 201 256 201 275 293 622 366 
Mcivor 65 100 201 134 103 120 205 274 308 360 380 514 308 342 360 531 685 822 993 1507 1301 

~ 
Maldon 86 100 613 321 1040 186 446 446 840 1189 903 149 334 371 743 1263 1263 1746 1857 2452 2675 

C Newstead 100 100 94 114 25 25 · 101 17 98 219 252 135 101 151 109 193 101 135 387 522 622 D 
-< 

0 0 Talbot & Clunes z ..,, 
-I 

100 100 830 424 420 420 840 1408 1155 1471 1029 1261 840 2101 3361 1681 2941 3361 4202 5882 4622 
"O :c 

Yackandandah 203 100 175 242 206 328 459 550 528 550 986 872 1193 459 780 1422 2294 1651 2294 2615 2569 :D m 

~ m ..,, 
:D ~ 
~ ~ 
;; en (1) Data obtained from Valuer General's Office 0 
E ..,, 
m ~ (2) 1970/71 & 1971/72 are financial years; 1972 onwards are calender years en 
z z 
i! 

z (3) Base Year 1971ll2 = 100 
m ~ 
en > :c z 
:i5 D 
m :c 
0 m ..,, :D 

~ i I Table 13: Index of Property Sales-Dwellings g 
z 8 

~ 
~ I Year 70ll1 71ll2 1972 1973 1974 1975 1976 1977 1978 1979 1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 
en Municipality 

Avoca 96 100 79 133 136 141 331 299 336 371 350 428 413 360 516 603 632 608 924 875 973 
Beechworth 96 100 96 172 256 295 443 475 472 482 512 591 610 723 856 984 1161 1240 1280 1654 1594 
Bet Bet 156 100 77 102 81 153 162 287 321 229 251 242 453 341 574 494 628 745 781 808 781 
Mcivor 48 100 92 135 168 176 198 293 329 286 260 410 351 344 490 549 659 835 893 1098 1127 
Maldon 95 100 138 293 255 319 . 310 305 342 338 478 492 465 492 629 802 843 1157 1276 1421 1640 
Newstead 44 100 67 105 120 251 314 281 348 299 322 322 367 419 479 636 674 734 958 1093 1018 
Talbot & Clunes 257 100 397 446 578 704 1011 1155 1083 1083 1733 1588 1588 1588 2022 2148 2888 3249 3556 4585 4621 
Yackandandah 52 100 152 200 302 403 604 618 395 664 630 705 866 624 1167 866 1147 1308 1570 1973 2254 
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Chart 12.5 

Index of Property 
Sales - Vacant 

Land (Part 2: 
1980-1990) 

/x I 
x~ • 

x~ 

x\ 

.c 
t 
0 
~ 

"' .c 
(.) (.) 
0 Q) 

> Q) 
<( cc 

I 
t ■ 

I 

0 
0 
0 
<.O 

I 

"O 

"' ..... ... c:: ~ Q) 0 0 cc > "O 
(I) 

..... «i ~ 
Q) 

(.) Q) 

cc ~ ~ z 

I t t f ♦ 

I 

0 0 
0 0 
0 0 
LO v 

-

X 

/x 
x~ 

(I) 
Q) .c c:: "' ::::J "O 
c3 c:: 

"' ca "O 
c:: ..... 
"' 0 ~ .0 (.) 

«i "' I- >-

I I 
X )E 

I I 

0 0 
0 0 
0 0 
("') N 

z a LU X 

STUDY OF THE EFFECTS OF PLANNING AND HERITAGE CONTROLS 

ON PROPERTY VALUES IN THE SHIRE OF MALOON 

•-
' 

0 0 
0 
0 .-

0 
0) 

O"> 
co 

co 
co 

r--. 
c:o 

<.O 
co 

a: 
LO <( 
CO LU 

v 
c:o 

("') 
co 

N 
co 

.-
co 

0 
co 

>-



Chart 12.6 Cl 

Index of Property In 
Sales - Dwellings • 0 

S: 

\ 
en 

(* 
en -~ co C 

co .\ co 

r--." co 

CD -~ co 

LC) • CX) 

\ v ." CX) 

C'? • co 

I N • co 

I .-• co 

I cc 
0 <( -~ CX) LU 

>-
en • r--

I co • r--

I r--• r--

\ en CD a:, ..c: .\ r--C c<l 
..c: ::l -0 
t:::: 0 C 
0 -0 c<l LC) 

c<l oa -0 • ~ +-' .... C a:, C 

\ 
r--

c<l ..c: a:, 0 0 +-' +-' c<l 
(.) (.) cc > ::2 en 0 ..:.:: 
0 a:, +-' u ~ ..0 (.) 

~ 
a:, a:, c<l a:, ~ c<l v cc cc ~ ~ 2 I- >- • 

\ 
r--

I 
f 

I t I f I 
t 

C'? • 
\ 

r--
■ ♦ • 
I I I I N • r--

.-
r--

0 
r--

0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 C) 0 0 0 0 0 
0 LC) 0 LC) C) ...., 0 LC) 0 LO 
LO v v C'? C'? N N .- .-

2 0 w X 

I STUDY OF THE EFFECTS OF PLANNING AND HERITAGE CONTROLS 

ON PROPERTY VALUES IN THE SHIRE OF MALOON 



Chart 12.7 

."' ~ 0 
Index of Property en 

Sales - Dwellings en 

(*Talbot and 
."' ◄ 00 

Clunes excluded) 00 ."'\ 00 

r--. 
00 

co 
CX) 

LO 
CX) 

"<t" 
CX) 

C"') 
CX) 

N 
CX) 

.-
co 

a: 
0 <( 
co w 

>-
en r--

co 
r--. 

r--. 
r--. 

.c • (0 
.c ro r--......, "O 
L "O C 
0 ro ro 
3: ......, 

L (I) "O 
LO C C ro .c (I) 0 0 

......, 
ro r--u u (l) > "O 

(/) 

-"' 0 (I) ......, ro 3: u 
~ (I) (I) u (I) ro 

(l) (l) L L z >- "<t" 

I 
r 

I t I f I 
. r--

C"') 

■ • 

r 
• r--

I I I N r--

.-
r--

0 r--
0 0 0 0 0 0 
0 0 0 0 0 
LO 0 LO 0 LO 
N N .- .-

- z Cl wx 

I STUDY OF THE EFFECTS OF PLANNING AND HERITAGE CONTROLS 

ON PROPERTY VALUES IN THE SHIRE OF MALOON 



Table 14 shows the number of commercial sales in the Municipalities recorded 

by the Valuer General's office. 

Table 14: Commercial Sale Numbers from Valuer General Statistics 

(*Excluding Hotels/Motels/Caravan Parks) 

Year Av Be Bet Mel Mal New T&C Yack 

1970/71 ? ? ? ? ? ? ? ? 
1971ll2 ? ? ? ? ? ? ? ? 
1972 4 2 2 
1973 6 3 2 2 3 
1974 3 5 2 2 3 3 
1975 1 2 1 2 
1976 3 3 2 4 2 
1977 4 2 2 
1978 3 4 2 4 2 2 
1979 3 3 3 3 
1980 2 2 4 5 3 
1981 3 3 2 3 4 
1982 3 5 2 2 3 2 
1983 3 5 5 1 4 4 3 
1984 3 11 5 4 2 3 
1985 2 5 5 6 
1986 4 3 4 3 2 4 
1987 4 7 2 3 2 4 3 2 
1988 9 5 3 3 2 5 2 
1989 6 2 4 3 2 5 
1990 5 1 5 2 2 3 2 

Av= Avoca 
Be = Beechworth 
Bet= Bet Bet 
Mel= Mcivor 
Mal= Maldon 
New = Newstead 
T&C = Talbot and Clunes 
Yack= Yackandandah 
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13.COMP ARIS ON OF 
PLANNING 
SCHEMES 

Avoca Planning 
Scheme 

Beechworth Planning 
Scheme 

Bet Bet Planning 
Scheme 

I 

The planning scheme of each municipality was compared to determine-

- date of introduction of planning controls; 
- whether the scheme contains heritage provisions and what form the heritage 

provisions take, e.g.-
listing of buildings (number of privately owned buildings); 

areas of special significance; 
comments on specific elements. 

The analysis has indicated that-
- Maldon, Yackandandah and Beechworth introduced detailed heritage planning 

provisions in the early to mid 1970s; 
- Shire of Talbot and Clunes introduced detailed heritage provisions in mid 

1980s; 
- other municipalities either have no specific heritage provisions or, like the 

Shire of Mcivor, have only very recently introduced them. 

The controls exercised by the Shire of Maldon are still by far the most 
comprehensive of any of the Municipalities under study in terms of reference 
to a Heritage Advisor and the number of private buildings listed under the 
scheme. 

No specific heritage planning controls. 
Planning controls introduced-1981. 

Major amendment to be exhibited in October 1991 

Development of Heritage Controls: 
- Blanket IDO introduced-1968. 
- Area of Special Significance declared for Township-demolition controls 

and requirements for new buildings to harmonise with historic character-

1977. 
- New scheme with specific historic controls further clarified-1981. 

- Existing scheme: 
Requirements for applications generally to conform with historic 

character. 
Historic Commercial Zone. 

Special Control Areas. 
Areas of Special Historic Interest. 
Areas of Special Landscape Interest. 
List of Historic Buildings-72 buildings listed: 

38 private residences. 
8 private commercial buildings. 

General level of controls, provisions and objectives similar to Maldon Planning 
Scheme. 

No specific heritage planning controls. 

Objectives of Township zone include maintenance of historic interest and 
character of the townships where appropriate. 

Planning controls introduced-198 3. 
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Maldon Planning 
Scheme 

Mcivor Planning 
Scheme 

Newstead Planning 
Scheme 

Talbot and Clunes 
Planning Scheme 

Yackandandah 
Planning Scheme 

I 

Development of Heritage Controls: 

- Blanket IDO introduced 1969. 
Area of Special Significance designated. 

- Scheme gazetted in 1977. 

Existing Scheme: 

Extensive listing of objectives regarding historic significance. 
- Objectives linked to Conservation Study and historic period. 

Statement of historic significance, ''the town centre being one of the most intact of 

any nineteenth centwy mining town in Australia''. "Toe combination of all those 

features is widely recognised as being unique in Australia''. 
Extensive list of heritage matters to be considered in determining applications. 

Specific Heritage Zones for Residential and Business areas, areas of historic 

and cultural landscape significance. 

Schedules on design criteria, materials, advertising signs, paint colours, fences. 
- Extensive listing of buildings in the town: 

272 residences; 
24 public buildings; and 

52 commercial buildings. 
- Mine sites and remains listed. 

- Extensive list of trees and garden: 
9 in private gardens. 

213 in road reserves. 

Objectives of Township zone include protection of historic buildings. 

Demolition controls apply to Heathcote township. 
List of buildings of historic significance including ten private buildings

introduced late 1989. 

No specific heritage provisions. 

Planning provisions introduced-1981. 

Planning controls introduced-1984. 

General objectives include to protect the historic character of the area. 
Conservation Precinct. 

Areas of Special Significance. 

List of Historic Buildings include: 14 buildings-3 private residences. 

Planning controls introduced-1971. 

Areas of Special Significance introduced-1976. 

Conservation Precinct. 
Areas of Special Significance 

Urban Landscape Protection Areas. 

32 Building listed: 

- 11 private houses. 

- 12 private commercial buildings. 
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14. BUILDING 
DEVELOPMENT 
AND 
POPULATION 
TRENDS 

Building 
Development 

I 

A comparison was made between the amount and nature of building development 
in Maldon Shire and that in several of the comparative Municipalities for the 
period 1970 to 1990. 

Due to the paucity of detail of the early records of many of the Municipalities, 
it was not possible to analyse this data to provide information on building 

development within individual townships. The information therefore relates to 
the whole Municipality. 

The number of building permits issued by a Municipality was divided into three 
sections (Table 15): 

(i) New buildings-houses, flats, shops and factories. 
(ii) Alterations, extensions and renovation. 

(iii) Total of all permits-including (i) and (ii). This category also includes 
sheds, demolitions, etc. 

It is still the case in some areas that rural outbuildings do not require a building 
permit. Records for Avoca Shire commence in 1973. 

A graph of this data relating to new houses, etc., (Chart 14.1) shows two main 
points: 

(i) The greatest amount of activity has been in Mclvor Shire. 
(ii) There has been a decline in new house (etc.) construction in Mal don since 

1987. 

It could perhaps be argued that a lack of stringent planning controls in Mcivor 
Shire has encouraged development, when compared to Maldon. However, what 
the raw figures do not show or take into account is the nature and standard of 
the development in Mcivor, the relative ease of access and the proximity of 
the area to Melbourne and finally, the proliferation of rural-residential 
subdivisions within the Mcivor Shire. 

The downward trend in new home construction in Maldon is a reflection of

(i) the lack of available land for building within the township; 
(ii) the restriction placed on building within the Scenic zone (which covers 

a large area on the edge of the township); and 
(iii) the restrictions placed on the subdivision of land within the Shire. 

Amendment L5 to the Maldon Planning Scheme proposes to address these three 
limiting factors. 

Alterations, extensions and renovations (Chart 14.2) generally show a steady 
increase in the number of permits for this type of work within Maldon Shire, 

indicating the extent of renovation work to the older homes in Maldon. 

Chart 14.3 presents the total number of building permits for the Municipalities 

and shows that Beech worth, Maldon and Y ackandandah are all very similar in 
the total number of building permits issued. Avoca has shown very little change 
in the number of permits issued since 1976. 

None of these charts show the dollar value of permits issued, only the number 
of permits. 
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Population Trends 

I 

An analysis of population trends was undertaken to try to establish whether 

there had been growth in the population of the Municipal areas. The population 
of each Shire was obtained for each of the census from 194 7 until 1986 together 

with the 1990 estimate of the Australian Bureau of Statistics. 

This data is set out in the table 16 and chart 14.4. 

A strong pattern is clear. Each of the Local Government Areas except for the 
north-east Victoria Shires (Beechworth and Yackandandah) experienced a steady 

decline in population between 1947 and 1971. From 1971 onwards there was 

a sustained and in percentage terms (from a small base) significant growth. 

All Central Victorian areas, except Avoca Shire, experienced growth in excess 
of 1.5% per annum over the past twenty years. Maldon Shires growth of 65% 

over the period 1971 to 1990 is in line with the general trend. 
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Chart 14.1 
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Chart 14.2 
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Chart 14.3 
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Table 15: Permit Issues-New Buildings; Alterations. Renovations and Extensions; and Totals 

■ New Buildings Alterations, Extensions and Renovations Total 
Shire Avoca B'worth Mcivor MaldonYack'dah Shire Avoca B'worth Mcivor Maldon Yack'dah Shire Avoca B'worth Mcivor Maldon Yack'dah 
Year Year Year 

I 
~ 
C 

1970 n/a 17 13 5 2 1970 n/a 40 19 n/a 0 4 3 1970 75 28 53 11 -< 
0 0 

1971 n/a 25 14 6 4 1971 n/a 61 6 10 4 1971 n/a 98 25 40 12 z ..., 
---! 

-0 I 
:D m 1972 n/a 12 32 12 2 1972 n/a 32 8 10 5 1972 n/a 70 56 51 16 0 m 
-0 ..., 
m ;:;i :D 1973 n/a 28 39 19 18 1973 n/a 39 11 9 16 1973 n/a 101 75 75 47 ~ ~ 
< en 
> 0 1974 11 38 38 21 36 1974 12 43 14 6 28 1974 41 102 93 54 83 E ..., 
m -0 
en > 1975 23 22 51 29 21 1975 5 32 27 5 21 1975 38 95 140 60 58 z z 
---! ~ 1976 23 36 45 40 24 1976 13 30 20 6 1976 60 118 93 72 58 I z 16 m Gl 
en > 
I z 1977 26 36 55 45 43 1977 14 46 32 11 20 1977 88 141 136 85 85 :ii 0 
m I 
0 m 1978 17 43 58 29 32 1978 14 32 17 14 19 1978 66 125 143 59 66 ..., ;Q 

~ ~ 1979 25 44 53 26 38 1979 8 39 24 6 27 1979 68 136 136 69 82 8 m 
(") 

z 0 1980 25 23 54 38 52 1980 17 40 18 18 21 1980 88 103 159 101 95 z 
---! 
:D 1981 18 26 43 33 54 1981 17 33 24 17 21 1981 83 105 131 104 95 0 
r en 

1982 22 34 41 39 30 1982 16 28 40 15 24 1982 74 105 155 117 92 
1983 23 35 65 45 43 1983 9 27 38 25 21 1983 64 129 230 123 97 
1984 28 49 64 44 51 1984 9 39 33 15 22 1984 60 159 266 127 123 
1985 28 45 84 50 57 1985 7 37 32 19 17 1985 63 146 275 163 126 
1986 25 41 88 49 43 1986 15 31 31 19 34 1986 83 160 303 127 148 
1987 31 29 88 48 50 1987 8 34 41 26 28 1987 81 149 291 183 144 
1988 28 33 74 38 49 1988 17 39 45 23 32 1988 92 165 280 142 144 
1989 17 36 87 31 39 1989 18 29 64 23 28 1989 85 127 352 132 129 
1990 21 34 69 23 50 1990 18 23 36 27 43 1990 101 136 304 122 177 

"sc~~~JL~~~-~~wtr~ 



Chart 14.4 
Population Change 
by LGA 1947-
1990 
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Table 16: Population Change by Local Government Areas 1947-1990 
C 
Cl 
-< 

0 ~, Change % change Change % change 
~ :i! :o m LGA 1947 1954 1961 1966 1971 1976 1981 1986 1990 1947-1971 1947-19711971-19901971-1990 O m 
" "Tl !B rH 
~ Q 
< CJ) Avoca 2402 2381 2153 2133 .1962 2022 2094 2144 2270 -440 -18.32 308 15.70 > 0 
E "Tl 

m " Beechworth 4404 4845 4417 4804 4506 4618 4673 4883 5130 102 2.32 624 13.85 CJ) > z z 
-I z Bet Bet 2428 2296 2078 1975 1717 1689 1681 1905 2250 -711 -29.28 533 31.04 I z 
m G) 
CJ) > Mcivor 2103 2117 2140 1896 1789 1858 2140 2555 3180 -314 -14.93 1391 77.75 I z 
:ii Cl 
m I Maldon 2032 2030 2008 1953 1759 1864 2221 2563 2900 -273 -13.44 1141 64.87 ~ 

m 

~ ~ Newstead 2067 2088 1874 1781 1622 1719 1954 2303 2770 -445 -21.53 1148 70.78 
m 

z 8 Talbot & Clunes 1699 1674 1578 1514 1445 1396 1657 2091 2420 -254 -14.95 975 67.47 
~ 
:D Yackandandah 2909 3131 3193 3063 2971 3151 3476 3989 4510 62 2.13 1539 51.80 0 
fn -

Total 20044 20562 19441 19119 17771 18317 19896 22433 25430 -2273 -11.34 7659 43.10 

r 77 s,. 



15. RATING AND 
MUNICIPAL 
VALUATIONS 

I 

Municipalities in Victoria can raise rates based on the net annual value of 

rateable property or on the site value of rateable property, or on a combination 
of both bases of value. 

The Shire of Mal don raises rates based on the Net Annual Valuation of a 
property. 

"Net Annual Value" is defined in the Local Government Act 1958 as: 
(a) (i) the estimated annual value of the property; or 

(ii) five per cent of the capital improved value of the property. 
(aa) in the case of any single ratable property being: 

(i) farm land; 

(ii) a house flat or unit (not being an apartment house, lodging house or 

boarding house) which is in the exclusive occupation of the owner and 
is used for residential purposes; or 

(iii) a house or unit (not being an apartment house, lodging house or boarding 
house) which is in the exclusive occupation of a tenant and is used for 
residential purposes-five per cent of the capital improved value of the 
property; 

(b) in the case of parklands, reserves or other lands owned by the Crown or 
any statutory authority which are occupied (otherwise than under any lease) 
for pastoral purposes only-the estimated annual value thereof. 

The "Estimated Annual Value" of any property means the rent at which the 
property might reasonably be expected to be let from year to year, free of all 

usual tenants rates and taxes and deducting therefrom the probable annual 

average cost of insurances and other expenses (if any) necessary to maintain 
such property in a state to command such rent. 

"Capital Improved Value" (CIV.) "ofland means the sum which the land, if it were 
held for an estate in fee simple unencumbered by any lease mortgage or other 
charge thereon, might be expected to realise at the time of valuation if offered for 
sale on such reasonable terms and conditions as a bona fida seller might in ordinary 

circumstances be expected to require." (Local Government Act 1958). 

In simple terms, this is taken to be the overall value of the property (land and 

improvements) but excluding chattels. 

Table 17 shows the Shire of Maldon net annual valuation (NA V) for the rating 

year 1969/70 through to the 1983/84 rating year, by riding. In 1987/88 the Shire 
of Maldon ridings were restructured and comparisons after 1986/87 are not 

relevant. Up until 1987/88, the Maldon Riding included the Maldon township 
area and part of the surrounding Parish of Maldon, whilst Baringhup Riding 
comprised the western portion of the Shire and Walmer Riding, the eastern 
portion. 

Following the restructure of the ridings in 1988, portion of Maldon township 
now falls in each of the three ridings of the Shire, i.e. Gowar, Nuggetty, 

Tarrangower. Map 2 shows the riding boundaries within Maldon township. 

Table 17 also shows the amount of general rates raised per riding, until 1985/ 

86, when the Shire of Maldon Statement of Accounts (from which the data was 
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extracted) no longer provides information on the rate revenue by riding. The 

Table also expresses as a percentage, Maldon Riding NA V compared to the 

total Shire NAV and also by general rates. 

This not only shows that the Maldon Riding valuation increased as a proportion 

of the total Shire valuation, but also that the Maldon Riding made an increasing 

contribution to the general rates of the Shire i.e. from representing 18.65% of 
the total rates in 1969/70 to 37.38% of the total rates in 1984/85. 

The deviation between the percentage of the valuation and the general rates can 
be attributed to the increasing contribution that minimum rates made to the rate 

revenue of Maldon Riding. 

Chart 15.1 graphs the percentage ofMaldon Riding to the overall Shire for both 

the Net Annual Valuations and the General Rate revenue. 

The last revaluation for the Shire of Maldon, which was returned for use in the 

1988/89 rating year, at 31st December 1986 levels of value, revealed an 83.8% 
increase in the NAV throughout the Shire. The revaluation prior to the last ~ 

revaluation i.e. 1982/83 rating year, revealed a 100.1 % increase over the previous 
valuation. 
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■ Table 17: Maldon Shire-Changes in Valuations and Rates 1969n0-1986/87 

Vain (NAV) Rate Vain (NAV) Rate Vain (NAV) Rate Vain (NAV) Rate Vain (NAV) Rate 
I 

~ 
C 

Riding/Year 69no 70/71 71/72 72/73 73/74 0 
-< 

0 0 
Maldon $79,848 $12,200 $104,052 $13,135 $106,851 $14,013 $108,968 $15,370 $111,122 $20,240 z -n 

"'O ::2 
:n m 

Baringhup $187,436 $28,198 $222,554 $27,914 $222,685 $29,042 $225,375 $31,640 $228,055 $38,605 0 m 
"'O ;;l m 
:n Walmer $165,954 $25,002 $186,370 $23,409 $187,539 $24,486 $188,903 $26,547 $193,481 $32,770 ~ ~ 
;; Cl) 

E ~ Total Shire $433,238 $65,400 $512,976 $64,458 $517,075 $67,541 $523,246 $73,557 $532,658 $91,615 
m i; en 
z z 
:i! 

z 
m ~ I % Maldon/Shire 18.43% 18.65% 20.28% 20.38% 20.66% 20.75% 20.83% 20.90% 20.86% 22.09% 
Cl) > :r z 
'ii 0 
m :r 
~ 

m Year 74/75 75/76 76/77 77/78 78/79 :n 

~ ~ Maldon $115,368 $26,971 $122,868 $38,060 $394,261 $37,365 $412,232 $46,542 $427,214 $54,402 8 m 

z 8 Baringhup $231,287 $47,143 $232,728 $51,655 $529,114 $39,777 $537,624 $46,389 $541,809 $50,311 z 
--i 
:n 

Walmer $203,279 $41,411 $209,342 $46,848 $574,742 $42,688 $606,762 $52,521 $623,682 $58,594 0 
r 
Cl) 

Total Shire $549,934 $115,525 $564,938 $136,563 $1,498,117 $119,830 $1,556,618 $145,452 $1,592,705 $163,307 

% Maldon/Shire 20.98% 23.35% 21.75% 27.87% 26.32% 31.18% 26.48% 32.00% 26.82% 33.31% 

Year 79/80 80/81 81/82 82/83 83/84 
Maldon $442,066 $67,691 $456,295 $70,647 $472,111 $83,717 $1,052,035 $95,523 $1,080,060 $114,430 
Baringhup $543,884 $57,370 $549,353 $63,084 $553,599 $70,410 $1,070,387 $78,004 $1,078,712 $86,206 
Walmer $636,741 $68,154 $659,516 $77,442 $670,500 $89,287 $1,271,065 $95,591 $1,302,690 $109,002 
Total Shire $1,622,691 $193,215 $1,665,164 $211,173 $1,696,210 $243,414 $3,393,487 $269,118 $3,461,462 $309,638 
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Table 18 shows the breakup by riding of the 732 assessments in the Maldon 

township area for the 1990/91 rating year. 

Table 18: Number of Assessments by Riding 

Number of Rateable Assessments: 1990/91-Maldon Township 

Riding No. 

Gowar 123 
Nuggetty 314 
Tarrangower 295 

Total 732 

Table 19 shows the number of ratepayers in Maldon township whose address 
is given as being away from Maldon. 

Table 19: Non-Resident Ratepayers 

Number of Ratepayers with address shown as outside Malden (1990/91) 

Gowar 
Nuggetty 
Tarrangower 

Total 

32 
68 
77 

177 
(i.e. 24.2% of Assessments) 

Absentee owners make up 24.2% of the total number of assessments within 
Maldon township, however the total number may be higher, as some ratepayers 
living outside Maldon may for rating purposes, use the address of the Maldon 
property. 

The 732 assessments which, according to Maldon Shire records in 1990/91, 
were within the township of Maldon, can be further divided into types of 
property (Table 20). 
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Table 20: Number of Assessments by Type (Maldon Township) 

Type/Riding Gowar Nuggetty Tarrangower Total 

Residential Notable 32 106 96 234 
Residential Other 39 157 147 343 
Recreational 0 1 1 2 
Commercial 30 20 14 64 
Commercial/Residential 5 0 6 11 
Industrial 2 0 0 2 
Vacant Land 7 27 27 61 
Farm 5 1 0 6 
Farm Land 0 1 2 
Rural Land 3 1 1 5 
Other 0 0 2 2 

Total 123 314 295 732 

The types are classified as follows: 
"Residential Notable" as those residential properties listed on the Second Schedule 
of Amendment LS of the Maldon Planning Scheme. "Residential Other" are the 
residential properties in Maldon township not listed above. 
"Recreational" is self explanatory and includes the Maldon Bowling and Maldon 
Croquet Club properties. 
"Commercial" includes all shops, restaurants and hotels. 
"Commercial/Residential" are residential assessments within the main commercial 
area. 
"Industrial includes the crushing works and the shoe factory. 
"Vacant Land" less than two hectares in area. 
"Farm" less then forty hectares in area and with buildings. 
"Farm Land" forty hectares or greater, land only. 
"Rural Land" is vacant land, over two hectares and less than forty hectares. 
"Other" are those properties that do not fall into any of the above categories i.e. 
the Masonic Hall and the Telecom Exchange. 
"Farm", "Farm Land" and "Rural Land" may not be fully contained within the 
Maldon Township and may encroach into the surrounding Maldon Parish. 

In 1990/91, the General Rate struck for Maldon Shire was 10.02c/$ NAV, with 

a farm rate of 7.87c/$ NAV. 

The minimum rate payable is $347 .80 per assessment. (The Council may fix 

an amount as the minimum amount payable under any general rate. This charge 
is known as the minimum rate.) 
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Table 21 shows the rate revenue for 1990/91 by type and also the respective 
totals. 

Table 21: Rate Revenue 1990/91-Maldon Township 

Type/Riding Gowar Nuggetty Tarrangower Total 
$ $ $ $ 

Residential Notable 12,280.58 41,441.18 35,918.81 89,640.57 
Residential Other 14,893.69 58,255.02 54,241.48 127,390.19 
Recreational *220.00 *65.00 *285.00 
Commercial 21,933.94 16,243.85 8,533.35 46,711.14 
Commercial/ 
Residential 2,749.70 2,340.20 5,089.90 
Industrial 1,730.56 1,730.56 
Vacant Land 2,434.60 9,390.60 9,390.60 21,215.80 
Farm 2,531.67 347.80 2,879.47 
Farm Land 480.07 347.80 827.87 
Rural Land 1,043.40 347.80 347.80 1,739.00 
Other 1,219.54 1,219.54 

Total 59,598.14 126,726.32 112,404.58 298,729.04 

Note: 1990/91 Rating Year 
Minimum General Rate $347.80 
General Rate 10.02c/NAV 
Farm Rate 7.87c/NAV 

*Recreation Land is rated under the Cultural and Recreational Land Act 1963. 

The effect of the minimum rate is clearly shown in Table 22, where 523 out 

of the 732 (71.4%) assessments in Maldon Township are on the minimum rate. 

STUDY OF THE EFFECTS OF PLANNING AND HERITAGE CONTROLS 

ON PROPERTY VALUES IN THE SHIRE OF MALOON 



I 

Table 22: Number of Assessments in Maldon township on Minimum Rate: 
(1990/91) 

Type/Riding Gowar Nuggetty Tarrangower Total 

Residential Notable 29 80 72 181 
Residential Other 28 111 106 245 
Recreational* 
Commercial 11 4 3 18 
Commercial/Residential 2 5 7 
Industrial 1 
Vacant Land 7 27 27 61 
Farm 2 1 3 
Farm Land 1 
Rural Land 3 1 5 
Other 1 1 

Total 83 224 216 523 

(i.e. 71.4% of total assessments are on the minimum rate in 1990/91) 

* Cultural and Recreational Lands Act applies. 

Table 23 shows the total net annual valuations in 1990/91 for the various types 
of property. 

Table 23: Total NAV's-Maldon Township (1990/91) 

Type/Riding Gowar Nuggetty Tarrangower Total 
$ $ $ $ 

Residential Notable 81,150 325,190 264,680 671,020 
Residential Other 113,790 473,635 406,535 993,960 
Recreational 4,400 1,300 5,700 
Commercial 206,780 156,840 81,150 444,770 
Commercial/Residential 23,950 15,050 39,000 
Industrial 15,000 15,000 
Vacant Land 2,975 13,310 15,070 31,355 
Farm 30,080 2,600 32,680 
Farm Land 6,100 3,815 9,915 
Rural Land 3,380 1,500 1,900 6,780 
Other 10,600 10,600 

Total 477,105 983,575 800,100 2,260,780 
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From Table 23 it is possible to calculate an average net annual valuation of 
each type of property, as shown in Table 24. 

Table 24: Average NAV's-Maldon Township (1990/91) 

Overall 
Type/Riding Gowar Nuggetty Tarrangower Average 

$ $ $ $ 

Residential Notable 2,536 3,068 2,757 2,868 
Residential Other 2,918 3,017 2,766 2,898 
Recreational 4,400 1,300 2,850 
Commercial 6,893 7,842 5,796 6,950 
Commercial/Residential 4,790 2,508 3,545 
Industrial 7,500 7,500 
Vacant Land 425 493 558 514 
Farm 6,016 2,600 5,447 
Farm Land 6,100 3,815 4,958 
Rural Land 1,127 1,500 1,900 1,356 
Other 5,300 5,300 

Riding Average 3,879 3,132 2,712 3,088 

The 1990/91 rating year average rate payable per assessment by type is shown 
in Table 25. 

Table 25: 1990/91 Average Rate per Assessment by Type-Malden Township 

(with minimum rate and farm rate) 
Type/Riding Gowar 

Residential Notable 
Residential Other 
Recreational 
Commercial 
Commercial/Residential 
Industrial 
Vacant Land 
Farm 
Farm Land 
Rural Land 
Other 

$ 

384 
382 

731 
550 
865 
348 
506 

348 

Average General Rate/Assessment 

Nuggetty 
$ 

391 
371 
220 
812 

348 
348 
480 
348 

Figures rounded to the nearest dollar. 

Tarrangower 
$ 

374 
369 

65 
610 
390 

348 

348 
348 
610 

Minimum rates and farm rates are included in this calculation. 
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If the minimum rate, the farm rate and the Cultural and Recreational Land rate 

were removed and all assessments paid rates based on the NAY multiplied by 
the existing General Rate of 10.02c/$ NAY, then the result would be as shown 

in Table 26. 

Table 26: Computed Average General Rate* 

(If no minimum rate or farm rate in force) 
Overall 

Type/Riding Gowar Nuggetty Tarrangower Average 
$ $ $ $ 

Residential Notable 254 307 276 287 
Residential Other 292 302 277 290 
Recreational 441 130 286 
Commercial 691 786 581 696 
Commercial/Residential 480 251 355 
Industrial 752 752 
Vacant Land 43 49 56 52 
Farm 603 261 546 
Farm Land 611 382 497 
Rural Land 113 150 190 136 
Other 531 531 

Average General Rate/Assessment 309 

* Using 1990/91 General Rate of 10.02c/$ NAV 
All figures rounded to the nearest dollar 

"Farm" and "Farm Land" would have a higher rate, however all other types 

would fall, with the most dramatic fall being in "Vacant Land" from $348 per 

assessment to $52 per assessment. 

The overall average per assessment would fall from $408 to $309. 

Chart 15.2 has comparative graphs of the existing and prospective positions. 

In 1990/91 the rate revenue from Maldon Township (excluding interest, arrears, 
etc.) is calculated at $298,729. If the minimum rate, the farm rate and the 

Cultural and Recreational Land rate were abolished and the General Rate of 

l0.02d$ NA V was applied across the board, rate income would be to the order 

of $226530, leaving a short fall of $72199. To make up this short fall, the 
General Rate would have had to be struck at 13.2lc/$ NAY, which is a 31.8% 

increase over the current rate in the dollar. 
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Maldon Township rate revenue is heavily reliant on minimum rates, however 

the use of minimum rating is being phased out by 1992 by the Local Government 
Act 1989. Section 155 of that Act states, "A Council may declare the following 

rates and charges on ratable land: 

(a) General rates; 

(b) Service rates; 

(c) Service charges under section 162; 

(d) Special rates; 

( e) Special charges; 

(t) Municipal charges." 

Maldon Shire currently rates on the basis of the net annual value of a property, 

however the Local Government Act 1989 Section 157 (1) states that "A Council 

may use the site value, net annual value or capital improved value system of 

valuation." 

(4) "A Council which uses the capital improved value system may raise its general 

rates by the application of differential rates." 

Although use of the minimum rate is being phased out, Council may levy a 

Municipal charge. Section 159 (1) "A Council may declare a municipal charge to 

cover some of the administrative costs of the Council. 

(2) "A Council's total revenue from a municipal charge in a financial year 

must not exceed 20 per cent of the sum total of the Council's 

(a) total revenue from a municipal charge; and 

(b) total revenue from general rates 

in that financial year." 

Provided the Council uses the capital improved basis of rating, differential rates 

may be applied and this is set out in Section 161 (l)" A Council which is permitted 

to do so under section 157 (4) may raise any general rates by the application of 

a differential rate, if the Council considers that the differential rate will contribute 

to the equitable and efficient carrying out of its functions. 

(2) "If a Council declares a differential rate for any land, the Council must 

(a) specify the objectives of the differential rate which must be consistent with 

the equitable and efficient carrying out of the Council's functions and must 

include the following: 

(i) A definition of the types or classes of land which are subject to the rate 

and a statement of the reasons for the use and level of that rate in relation 

to those types or classes of land; 

(ii) An identification of the types or classes of land which are subject to the 

rate in respect of the uses, geographic location ( other than location on the 

basis of whether or not the land is within a specific ward in the Council's 

municipal district) and planning scheme zoning of the land and the types 

of buildings situated on it and any other criteria relevant to the rate; 

(iii) If there has been a change in the valuation system, any provision for relief 

from a rate for certain land to ease the transition for the land; and 

(b) specify the characteristics of the land which are the criteria for declaring 

the differential rate." 
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Council could also declare a special rate under Section 163 

(1) "A Council may declare a special rate, a special charge or a combination of 

both only for the purposes of: 

(a) defraying any expenses; or 

(b) repaying (with interest) any advance made to or debt incurred or loan 

raised by the Council 

in relation to the performance of a function or the exercise of a power of the 

Council, if the Council considers that the performance of the function or the 

exercise of the power is or will be of special benefit to the persons required to 

pay the special rate or special charge. 

(2) A special rate or special charge may be declared on the basis of any criteria 

specified by the Council in the rate or charge. 

(3) Toe Council must specify: 

(a) the wards, groups, uses or areas for which the special rate or special charge 

is declared; 

(b) the land in relation to which the special rate or special charge is declared; 

(c) the manner in which the special rate or special charge will be assessed and 

levied; and 

(d) details of the period for which the special rate or special charge remains 

in force." 

Rebates and concessions can be granted by Council under Section 169, 

(1) "A Council may grant a rebate or concession in relation to any rate or charge: 

(a) to assist the proper development of the municipal district; or 

(b) to preserve buildings or places in the municipal district which are of historical 

or environmental interest; or 

( c) to restore or maintain buildings or places of historical, environmental, architectural 

or scientific importance in the municipal district; or 

(d) to assist the proper development of part of the municipal district." 

Once the Local Government Act 1989 comes fully into force, many options will 

be open to Council to shift the rate burden within various areas, types or groups 

of properties. 

Council may wish to use their rating powers to encourage by financial means, the 

maintenance and restoration of the historic properties in Maldon, by way of a 

differential rate or by a rate rebate or concession. 

Disadvantages of this form of financial inducement/encouragement include the fact 

that due to the limited size of the rate base and the relatively large amount of 

"notable" properties, any rate relief would be likely to be only a small amount to 

each assessment. 

Relief to one sector of the rating base would obviously mean an increased burden 

to the remainder. An alternative to providing an across the board rebate to ratepayers 

with "historic/notable" properties would be to provide a rebate only to those 

property owners who were undertaking approved conservation works. 

Council also has to consider how the "shortfall" caused by the removal of the 
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minimum rate payable, will be made up. The imposition of a Municipal charge 
will go some way to making up the shortfall, however there are limits, as set out 

above, as to the amount of revenue that can be raised by this means. 

According to the figures in Table 25 there is little difference in the amount of the 
average rate paid between "Historic or Notable" residential properties and "Other" 

residential properties in Maldon township. The small difference (around $12.00) 
between the two types of residential properties, is unlikely to be a disincentive to 

people to buy an historic or notable residence in Maldon. 

In recent years, the average price of a "notable" house has (except for 1989) 

exceeded the average sale price for "other" housing in Maldon. 

Maldon Shire rates are based on the "net annual value" of the property and the 
whole Shire is revalued every six years. Supplementary valuations are carried 
out on an annual basis, with values based on the level of value pertaining to 
the whole Shire e.g. if a residence is extended in 1990, the supplementary 
valuation has to reflect what that extension would have added in value to the 

property if it had been erected in 31 December 1986. 

Quite often a property increases in value through repainting, restoration of 

gardens, fencing and the like, all of which may not require a building permit 
and therefore would not be included in the supplementary valuation list. More 
regular revaluations would take account of these works and also major shifts 
in value of any particular class of property. 

More regular revaluations would cost Council more money than at present, 
however there would be savings in that supplementary valuations would not 
be required in some years. Four-yearly revaluations for example would, on 
average, cost less per assessment than six yearly revaluations. Four-yearly 
revaluations would mean three revaluations every twelve years, compared to 
the current two revaluations with a six yearly cycle. 

The final decision in regard to rating and valuations will need to be made by 
Council in the near, rather than the distant, future. 
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16.SUMMARY 

Heritage Funding 

Property Sales
Maldon Township 
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- The largest proportion ofloan funds administered by the Maldon Restoration 
Fund has been lent to properties in the central area of Maldon and to people 

originally from outside Maldon. 
- The average annual loan allocation has been less than $15,000 and the 

average loan amount is around $3,500, neither of which can be considered 

substantial. 

Analysis of property sales in Maldon township within the period 1970 to 
1990 (inclusive) shows an almost 2000% increase in the average sale price. 

- The increase in property values has far outstripped the Consumer Price 

Index over the same period (520% ). 
- The greatest increase has been in vacant land, increasing from an average 

price per lot of $323 in 1970, to $17,188 per lot in 1990. 
- The total of all sales in 1970 in Maldon township was $148,200, with an 

average sale price of $3,529. The average sale price in 1990 was $74,081. 
- Average sale prices of "Notable" residential properties, expressed as an 

index, are almost 29% greater, at the end of the twenty-one year study 
period, than are "Other" residential properties. 

- A far greater number of "Notable" residential properties have been sold in 
the study period than for "Other" residential properties i.e. 391 as to 283, 
whereas the total number of "Other" residential properties in Mal don exceeds 
by a similar difference, the number of "Notable" residential properties i.e. 

343 to 234. 
- Sales of commercial properties have shown an upward but erratic movement 

in values. The commercial sales are often closely tied to turnover of the 
business and the whole strength of the commercial area is largely dependent 

on the tourist trade. 
- The greatest percentage increase in values in Maldon township took place 

in the period 1972 to 1975, when the popularity of Maldon increased 
dramatically. 

- A decrease in the average sale price in 1971 may be attributed to the 
uncertainty surrounding the introduction of planning controls in 1969, 
however the decrease was only 3.5% on the average sale price over the 
previous year. 

- A fall in property values in 1981 could be attributed to the credit squeeze 
and the fall in 1989 reflected the high interest rates at the time and the 
commencement of the overall decline in real estate prices throughout the 
State. 

- As anticipated, the number of purchasers from Maldon buying properties 
in Maldon, has decreased as a percentage of all sales within the study period, 
with a corresponding increase in Melbourne based purchasers. 
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Other Towns 

Building 
Developments and 
Population Trends 

Rating 
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- Talbot and Clunes Shire showed the greatest percentage increases in values 

over the study period, with Yackandandah having the highest $ value for 
dwellings. 

- Maldon was mid-range of the percentage rise in values over the period. 

- The towns with strong historic character i.e. Maldon, Yackandandah, 

Beechworth, Talbot and Clunes, showed a greater increase in values than 
the other comparative towns. 

- Mcivor Shire had the greatest amount of building activity over the study 

period and it could be argued that the lack of stringent planning controls 

encourages development. 

Regard should however be had to the nature and standard of the development, 

the proximity to Melbourne and the proliferation of rural-residential 

subdivisions in Mcivor Shire. 

- In general, since 1971 to 1976, there has been a gradual upward movement 

in the population in Central Victorian Municipalities, reversing the downward 
trend of the previous twenty to twenty-five years. 

- The lowest rate of increase appears to be in largely rural Shires. 
- Maldon' s rate of increase was comparable to other Central Victorian 

Municipalities. 

- Maldon township rate revenue is heavily reliant on income generated from 

minimum rates, with 71 % of assessments in the township on the minimum 

rate. 

- The commercial area pays a disproportionate amount of rates to the number 
of assessments, partly due to the fact that Maldon Shires rates are based on 

net annual valuation. 
It is argued however that the commercial area is the sector of the town that 
benefits most from tourism and the general well being of the whole town. 

- For residential properties, there is no substantial difference in the average 

rates paid by a "Notable" residential property and "Other" residential property. 
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(1) Heritage Funding 

(2) Heritage Advisor 

(3) Maldon Property 
Values 

(4) Maldon Compared to 
Other Towns 

(5) Rating 
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In regard to heritage funding through the revolving fund, the question arises 

as to whether the limited funds are being put to the best use, or are the recipients 
often those people with the knowledge of and the willingness to use the system? 

Would these people have undertaken the work that the funds were used for 
. anyway and is it just a low cost source of funds? 

The funds may be better utilized by targeting specific properties, rather than 
trying to give a little to a lot. 

Maldon Shire Council should give serious consideration to using their rating 
powers to provide incentives to property owners undertaking approved 

conservation/restoration works, as the benefit of this work is not only to the 
individual owner but to the town and Shire as a whole. 

It is essential to the integrity of the period that has been aimed for and the planning 
and conservation work to date, apart from the statutory requirements in the planning 
scheme, that an advisor on heritage matters be retained in Maldon. 

Maldon Shire Council should consider funding of the position in their estimates 
and at the same time discuss and seek alternative sources of funding. 

The strict heritage and planning controls have had no adverse effect on property 
values in Maldon. 

On the contrary, these controls have protected the town and attracted both 
visitors and property buyers to the area, which has economic and social advantages 

to the town and the Shire. 

There is a substantial preference of purchasers to buy historic homes in Maldon 
and the fact that the notable· (historic) house increased in value in excess of 
other types of houses, emphasises the fact that property owners do not consider 
the planning and heritage controls as an encumbrance. 

Maldon property values are comparable or higher than most other towns in the 
survey. 

The overlaying of the introduction of planning and heritage controls and 
movements in property values, shows that there is no detrimental effect on 

property values because of those controls. 

Heritage and planning controls are seen to be a positive force on property values 

and this is evidenced by the movement in property values in those towns with 
strong historic character and heritage controls. 

The added value of improvements which are being made to properties in 
Maldon township, are not being wholly reflected in increasing rate revenue to 
the Shire and more regular revaluations are suggested. 

This would also take account of the increase in value of the commercial and 
"Notable" residential properties. 

A review of the rate bas.e is particularly important, given the imminent phasing 
out of minimum rates. 
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In summary, there is difficulty in isolating the effect of heritage and planning 

controls on property valuations, from other factors such as location, geographical, 

economic and social forces. 

The contribution of tourism to the Maldon economy and the "spin off' on 

property values could not be quantified. 

' There is obviously a direct relationship, as evidenced by the number of property 

purchasers from outside Maldon and the strength of the commercial area of 

Maldon. 

The strong rises in property values in Maldon and the perceived strength of the 

commercial area when compared to other towns, raises the question, "where 
would Maldon be now if heritage and planning controls had not been introduced?" 

STUDY OF THE EFFECTS OF PLANNING AND HERITAGE CONTROLS 

ON PROPERTY VALUES IN THE SHIRE OF MALOON 



APPENDIX: 
REGISTERS AND 
LISTINGS OF 
HISTORIC 
BUILDINGS IN 
MALOON 

1. Extract from the 
Register of Historic 
Buildings, Historic 
Buildings Council, 
Victoria 

2. Extract from the 
Government 
Buildings Register, 
Historic Buildings 
Council, Victoria 

3. Extract from the 
Register of the 
National Estate 
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No. 412-Dwelling 
Comer of Adair Street and High Street, Maldon 

- District Hospital 
Comer of Adair Street and Chapel Street, Maldon 

- Former Court House 
Fountain Street, Maldon 

- Railway Station Complex 
Hornsby Street, Maldon 

- Maldon Conservation Area 
- Former Court House 

Fountain Street, Maldon 
- District Hospital 

Comer Adair Street and Chapel Street, Maldon 
- Former Denominational School 

Comer Camp Street and Church Street, Maldon 
- ''Lauriston House" (Oswald's Cottage) 

High Street, Maldon 
- House 

Comer High Street and Adair Street, Maldon 
- Holy Trinity Church of England 

High Street, Maldon 
- Maldon Railway Station 

Hornsby Street, Maldon 
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4. Extract from the 
Register of the 
National Trust of 
Australia 
(Victoria) 

■ 

- No. 917- CBC of Sydney Bank 
High Street, Maldon 

- No. 201~arman's Tunnel 
Parkins Reef Road, Maldon 

- No. 2012-Beehive Chimney 
Off Main Street, Maldon 
No. 5715~Brook's Building 
Templeton Street, Maldon 

- No. 2039- One of Bowes Cottages 
Bowe's Cottage Road, Maldon 
No. 3047-Court House 
Maldon Recreation Reserve, Maldon 

- No. 2093-Chinese Oven 
Cemetery, Mal don 

- No. 2716-Church of England Vicarage 
Templeton Street, Maldon 

- No. 4034--Congregational Church 
Comer Camp Street and Church Street, Maldon 

- No. 2035-Former Denominational School 
Church Street, Maldon 

- No. 915-Maldon District Hospital 
Chapel Street, Maldon 

- No. 2005-House 
High Street, Maldon 

- No. 914-House with rustic brickwork 
Next to Holy Trinity Church, Maldon 

- No. 2204-Langslow' s 
Comer High Street and Spring Street, Maldon 

- No. 2152-Lauriston House 
High Street, Maldon 

- No. 2013-Holy Trinity Church of England 
High Street, Maldon 

- No. 3816-Primary School No. 1254 
Comer High Street and Hospital Street, Maldon 

- No. 3403-Quartz Kilns 
Union Hill, Maldon 

- No. 5762-Porcupine Flats 
Maldon 

- No. 2011-Pair cottages and shop 
High Street, Maldon 

- No. 2228-State Savings Bank (Albion Hotel) 
Main Street, Maldon 

- No. 3727-Maldon Times Office 
Main Street, Maldon 

- No. 4035-Warnock House 
Spring Street, Maldon 
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- No. 4845-Railway Station 

Hornsby Street, Maldon 

- No. 4887-Rule's House 

Corner High Street and Adair Street, Maldon 

- No. 4886-Welsh Baptist Church 

Corner Francis Street and Templeton Street, Maldon 

- No. 5012-Post Office 

Maldon 

- No. 2049-Urban Conservation Area 

An area which includes the commercial core of the town (Main Street-High 

Street) and its immediate surrounds, together with the most intact and historically 

important residential areas. 
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