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The Urban Development Program Reports provide an annual analysis of the supply and up-take for: 
Broadhectare residential land on the fringe of Melbourne, major residential redevelopment sites in the 
established parts of Melbourne and industrial land across metropolitan Melbourne.  In effect, it 
monitors and measures where Melbourne is growing. 
 
The Urban Development Program – Broadhectare has undergone a substantial change in method to 
provide a more reliable and robust product.  It has also simplified and clarified the categories of data 
that it provides and focuses on englobo broadhectare supply and retail lots. 
 
This report provides an overview of the broadhectare component of the Urban Development Program.  
The main findings are: 
 
Englobo broadhectare supply 
 
Englobo land is land that is held in large blocks for further subdivision in to lots that dwellings are built 
on. There are two categories of this land type; unzoned and zoned supply. 
 

• At the end of the calendar year 2018, there were approximately 377,700 lots of land in both 
unzoned and zoned englobo land across metropolitan Melbourne’s growth areas. 

• Of these lots nearly 250,000 lots of englobo land are zoned and can be subdivided into retail lots for 
dwellings to be built on them.  An estimated 128,000 lots of englobo land are required to go through 
the precinct structure planning process before they can be subdivided into housing lots. 

 
Retail lot supply 
 
Retail lots refer to land that has been subdivided from the large englobo broadhectare land parcels in 
to land this is available for individual users to build dwellings on.  There are two categories of this land 
type; proposed lots (they are provided as an indicator of near-term supply) and lots with a title. 
 

• At the end of the 2018 calendar year there were around 45,300 proposed broadhectare lots. 

• Some 21,308 broadhectare lots were released with a title in the 2018 calendar year.  The vast 
majority (20,602 lots) were released in one of the growth area councils. 

• In 2018, 78% of new retail lots in the growth areas have a land area between 1m2 and 500m2.  This 
is a significant change when compared with the 2006-07 period when a third of lots were below 
500m2. 

• The trend to smaller lots is set to continue and be reinforced into the near-term with 83% of 
proposed lots having an area of less than 500m2. 
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1 Introduction 

Victoria is the fastest growing state in Australia, with an annual population increase of 2.2 per cent.  
The total number of new homes being added each year has been more than matching population 
growth – or underlying demand.  Ensuring that there is an adequate supply of residential land and 
housing to meet increasing demand driven by population growth is a key challenge for the Victoria. 

The Urban Development Program Reports provide an annual analysis of the supply and up-take for: 
Broadhectare residential land on the fringe of Melbourne, major residential redevelopment sites in the 
established parts of Melbourne and industrial land across metropolitan Melbourne.  In effect it 
monitors and measures where Melbourne is growing. 

The Urban Development Program consists of three components: 

Broadhectare residential land - information on the supply of englobo (i.e. green fields land) through 
to its subdivision into retail lots for people to build dwellings.  The method for the data collection has 
been revised to use administrative data from titles information to provide a more robust, reliable and 
timely release of information. 

Major residential redevelopment projects - information on residential projects of 10 or more 
dwellings on non-broadhectare land that is either planned or considered in the longer-term 
development pipeline. 

Industrial land - information on the supply and consumption of industrial land across metropolitan 
Melbourne, as well as indicators on the zoning changes of industrial land. The industrial land 
component is now collected on a calendar year basis to provide more timely data than was previously 
released. 

This report outlines the main findings of the 2018 broadhectare monitoring program. Comprehensive 
data is also available from the planning portal, at www.planning.vic.gov.au 

 

1.1 What the broadhectare report measures 

 
This year, the Urban Development Program – Broadhectare has undergone a substantial change in 
method to provide a more reliable and robust product. 
 
Prior to this edition, the method relied on a combination of judgement to assess the timing of 
development and aerial photographic interpretation of when lots were under construction or had been 
fully developed. 
 
The new method uses administrative data to identify statutory process that raw land has to pass 
through to become lots for dwellings to be built on (retail lots).  The use of administrative data tied to 
statutory processes provides a more robust and reliable product.  The new method simplifies the 
development pipeline into two land supply categories (broadhectare supply and retail lot supply) and 
four stages of development.  Table 1 provides a summary of the changes made to the UDP – 
Broadhectare information.  The data has also been aligned to calendar years. 
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Table 1: Summary of changes to the UDP – Broadhectare categories 
 

New Same Removed 

Proposed lots Unzoned englobo land Lots under construction 

Lots with a title Zoned englobo land Lots constructed 

  Development timings on englobo 
land 

 
 
The two stages in the englobo broadhectare supply category are: 
 
Unzoned englobo land requiring a Precinct Structure Plan. 
This is englobo land that has been identified for future residential development through the Growth 
Corridor Plans, logical inclusions process and other strategic processes.  It is typically currently zoned 
Urban Growth Zone.  This category will eventually cease to exist once all the unzoned land 
undergoes the PSP process and becomes zoned and available to be developed.  It provides an 
estimate of the potential retail lot yield within a precinct. 
 
Zoned englobo land 
This is englobo land that is has undergone the Precinct Structure Plan (PSP) process.  This land is 
zoned and available for subdivision into smaller retail lots in accordance with the structure plan that is 
part of the schedule to the Urban Growth Zone.  This stage provides a more certain estimate of the lot 
yield as it is based on the land budget provided as part of the PSPs. 
 
The two stages in the retail lot supply category are: 
 
Proposed lots 
This is land that has been included as “proposed” within the Vicmap Property dataset.  Some changes 
to these lots may occur before they receive a title.  This data is sourced from VicMap. 
 
Lots with a title 
This is land that has been registered and provided with a title.  This data is sourced from Vicmap.  
These are the locations where dwellings will be built in the very near future.  These dwellings will be 
identified and reported on as building permits are issued in the ABS Building Approvals (ABS) and 
completions in the Housing Development Data (DELWP). 
 
Figure 1 provides an outline of the new pipeline covered by the UDP - Broadhectare.  
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Figure 1: Urban Development Program broadhectare land development pipeline. 
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Figure 2: Broadhectare land supply, metropolitan Melbourne, 2018. 
 

 

Source: Department of Environment, Land, Water and Planning 2018. 
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Englobo land is land that is held in large blocks for further subdivision in to lots that dwellings are built on.  
The Urban Development Program – Broadhectare identifies and monitors two categories of this land. 
 
Unzoned englobo land requiring a Precinct Structure Plan. 
This is englobo land that has been identified for future residential development through the Growth Corridor 
Plans, logical inclusions process and other strategic processes.  It is typically currently zoned Urban Growth 
Zone.  This category will eventually cease to exist once all the unzoned land undergoes the PSP process 
and becomes zoned and available to be developed.  It provides an estimate of the potential retail lot yield 
within a precinct. 
 
Zoned englobo land 
This is englobo land that is has undergone the Precinct Structure Plan (PSP) process.  This land is zoned 
and available for subdivision into smaller retail lots in accordance with the structure plan that is part of the 
schedule to the Urban Growth Zone.  This stage provides a more certain estimate of the lot yield as it is 
based on the land budget provided as part of the PSPs. 
 
 
2.1 Total broadhectare land supply 
 
At the end of the calendar year 2018, there were approximately 377,700 lots of land in both unzoned and 
zoned englobo land across metropolitan Melbourne’s growth areas (Figure 3).  This represents an increase 
compared to the data in the UDP 2017.  This is due to the use of updated lot counts as unzoned land goes 
through the Precinct Structure Planning process as well as the application of new lot yield estimates being 
applied to unzoned englobo land to better reflect the potential supply of land. 
 
 
Figure 3: Total broadhectare supply, 2007-2008 to 2018. 
 

 
Source:  Department of Environment, Land, Water and Planning 2018.  

2 Broadhectare Supply 
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Figure 4: Total broadhectare supply, zoned and unzoned, Growth Areas, 2018. 
 

 
 

Source:  Department of Environment, Land, Water and Planning 2018. 

 
 
The number of lots within englobo parcels is an estimate based on a sample of recently released retail lots.  
As land undergoes the Precinct Structure Planning process, information about the anticipated lot yield 
becomes more reliable and is based on the actual land budget of the PSPs. 
 
Figure 4 shows that Hume/Mitchell has the largest broadhectare residential development with an estimated 
103,300 lots.  Most of these lots are unzoned and will have to undergo the Precinct Structure Planning 
process to enable them to be subdivided further.  The Whittlesea growth area has the most constrained 
broadhectare supply with some 43,100 lots of total supply, and 3,700 lots remaining to be zoned for 
residential purposes. 
 
The Western and Northern Region growth areas have roughly similar amounts of broadhectare supply with 
around 150,000 lots each.  The Southern Region growth area, Casey/Cardinia, has an estimated 74,000 lots 
of broadhectare supply. 
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Retail lots refer to land that has been subdivided from the large englobo broadhectare land parcels into land 
that is available for individual users to build dwellings on.  There are two stages that the Urban Development 
Program tracks: 
 
Proposed lots 
This is land that has been certified and forms the “proposed” layer within the cadastral base.  Some changes 
to these lots may occur before they receive a title.  This stage provides a near-term view of where land is 
anticipated to be subdivided and its quantum.  It can be conceived as near-term supply. 
 
Lots with a title 
This is land that has been registered and provided with a title.  These are the locations where dwellings will 
be built in the very near future. 

3.1 Proposed lots  

 
Monitoring proposed lots is a new feature for the Urban Development Program – Broadhectare.  It provides 
an indication of lots that are “proposed” to be added to the Vicmap – Property dataset.  On the ground these 
lots could appear as englobo broadhectare land or are starting to have services provided to them or are lots 
that are ready for a title to be released. 
 
At the end of the 2018 calendar year, there were around 45,300 proposed broadhectare lots.  This number 
represents the number of proposed lots in the system at that particular point in time.  Lots are being added to 
the stock of proposed lots while others are removed as they are provided with a title or are removed as they 
lapse.  The growth areas in the Western Region had the largest number of proposed lots across metropolitan 
Melbourne (Figure 5) making up 54% of the total. 
 
 
  

3 Retail Lot Supply 
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Figure 5: Number of proposed broadhectare lots, by growth area, December 2018. 
 

 
 

Source:  Department of Environment, Land, Water and Planning 2018. 
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3.2 Lots with a title 

Some 21,308 broadhectare lots were released with a title in the 2018 calendar year across metropolitan 
Melbourne.  The vast majority (20,602) were released in the growth area councils (Figure 6). This compares 
to the nearly 30,000 lots constructed (as defined by the old method) in the 17 month period from July 2016 to 
November 2017 reported in the 2017 edition of the Urban Development Program. 
 
 
Figure 6: Number of broadhectare lots issued with a title, by growth area, calendar year 2018. 
 

 
 

 

Source:  Department of Environment, Land, Water and Planning 2018.   
 
The Casey/Cardinia growth area had the largest number of lots issued with a title.  When viewing it on a 
subregional basis, the two western growth area of Wyndham and Melton had nearly 40% of new retail lots 
while the remaining sixty percent are fairly evenly distributed between the growth areas in the Northern and 
Southern Regions. 
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Figure 7: Lot size of completed broadhectare lots, 2007-08 to 2018. 
 

 
 

Source: Department of Environment, Land, Water and Planning 2018. 
 
 
The last decade has seen a gradual and significant change in growth area lot sizes (Figure 7).  Currently 
78% of new retail lots in the growth areas have a land area between 1m2 and 500m2.  This is a significant 
change when compared with the 2006-07 period when a third of lots were below 500m2.  Furthermore, lots 
between 1m2 and 300m2 make up nearly 20% of new lots.  These lots are used for double storey town house 
developments as well as single storey dwellings.  Over the last decade the number of larger lots (more than 
500 m2) has declined significantly, leading to more consolidated urban form in Melbourne’s growth areas. 
 
The trend to smaller lots is set to continue and be reinforced into the near term with 83% of proposed lots 
having an area of less than 500m2 (Figure 8).  Lots between 500m2 and 650m2 are expected to make up 
14% of the new lots compared to 18% in 2018. 
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Figure 8: Lot size comparisons between proposed lots and lots with a title, growth area, 2018. 
 

 
 

Source:  Department of Environment, Land, Water and Planning 2018. 
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4 Broadhectare land supply in context 

Victoria is the fastest growing state in Australia, with an annual population increase of 2.2 per cent.  Ensuring 
that there is an adequate supply of residential land and housing to meet increasing demand driven by 
population growth is a key challenge for the Victoria. 

 

4.1 Fifteen years of land supply 

Clause 11.02-1S of the Planning Policy Framework of the planning scheme identifies the need to “Plan to 
accommodate projected population growth over at least a 15 year period and provide clear direction on 
locations where growth should occur.”  Broadhectare supply is one element of the land required to provide 
dwellings to service population growth. Supply is also provided through development on major 
redevelopment sites (10 or more dwellings) and infill development. 

Table 2 provides an estimate of the years of supply remaining of broadhectare land in the growth areas.  
These estimates are based on the average rate of lots released/approved over the long-term time period 
(between 2007-08 and 2018) and a short-term time period (2015-16 to 2018).  The long-term average takes 
into account the long-term variation that has occurred where some years have high levels of lots approved 
and other years have relatively low levels.  The short-term average encompasses the last three years of 
development.  These years represent record levels of development which are about a third higher than the 
long-term average. 

Using the long-term average, there is an estimated 29 years of land supply remaining in the growth areas.  
Using the short-term average, this is reduced to 21 years.  This is not evenly distributed across the growth 
areas with some having more limited supply and higher rates of approved lots, such as Casey-Cardinia, 
compared to other areas where there is higher levels of supply and lower levels of proved lots such as 
Hume-Mitchell and Melton.  

 
Table 2: Estimated years of supply remaining in Growth Areas, 2018. 
 

Growth Area 

Total Supply (Total 
Engolobo and 

Proposed) (number 
of lots) 

Long-term average 
annual number of 

lots 
Released/Approved 

2007-08 to 2018 
(number of lots) 

Long-term estimated 
years of supply 

remaining 

Short-term average 
annual number of 

lots 
Released/Approved 

2015-16 to 2018 
(number of lots) 

Short-term estimated 
years of supply 

remaining 

Casey-Cardinia 82,872 4,304 19 6,465 13 

Hume-Mitchell 109,877 2,062 53 3,624 30 

Melton 100,086 1,900 53 2,386 42 

Whittlesea 48,419 2,414 20 2,220 22 

Wyndham 81,699 3,886 21 5,165 16 

Total Melbourne  422,953 14,566 29 19,859 21 
 

Source:  Department of Environment, Land, Water and Planning 2018. 
 

These estimates will change over time in relation to factors such as: 

• Increased density of development increases the amount of supply.  As it can be seen from figure 9, the 
average lot size being developed in the growth areas has been decreasing since 2007-08.  This trend is 
set to continue in the near-term as the lot size of proposed lots (figure 10) are smaller than the lots 
approved in 2018. 
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• Changes in the rate of development in the Growth Areas.  The last three assessments (2015-16 to 2018) 
have seen record levels of lots approved for the construction of dwellings.  If this trend continues it would 
result in a lower level of supply remaining.  However, if the level of activity returns to its long-term average, 
then land supply will reflect the long-term estimate. 

 

4.2 Plan Melbourne 70:30 aspiration 

The Government’s population projections Victoria in Future estimates that between 2016 and 2056, 67% of 
additional dwellings will be located in the established parts of Melbourne, while 33% of additional dwellings 
are anticipated to occur in one of Melbourne’s growth areas.  Policy 2.1.2 of Plan Melbourne set an 
aspirational scenario where 70% of net additional dwellings are located within established Melbourne and 
30% in the growth areas. 

The Department’s Housing Development Data (Figure 9) measures the share of net additional dwellings 
between Established Melbourne and Growth Areas.  In some years, the share of net additional dwellings in 
the established areas of Melbourne has approached 70% while in other years it was as low as 60%.  The 
70:30 aspirational scenario is designed around a sustained change over a long-term future.  It is anticipated 
that the share of dwelling growth in the Growth Areas will decrease as land for development becomes limited 
and development switches, to a greater degree, to the established parts of Melbourne. 

 

Figure 9: Share of net additional dwellings, Established Melbourne and Growth Areas, 2012 to 2016. 

 

Source:  Department of Environment, Land, Water and Planning, Housing Development Data, 2018. 
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The Housing Development Data is used to track the net additional dwellings, however it is a complex dataset 
to assemble and the most recent data available up to 2016.  Australian Bureau of Statistics building 
approvals data provides more timely data, however, it has limitations that make it difficult to use as a 
measure for the 70:30 split.  Building approvals data provides a count of new dwellings approved.  However, 
in the established parts of Melbourne, a large share of building activity occurs as the demolition of a single 
dwelling followed by the construction of a new single dwelling.  This situation leads to no net additional 
dwellings.  As a result, dwelling approvals over estimate the number of net additional dwellings in 
Established Melbourne while fairly representing the number of net additional dwellings in the Growth Areas.  
Therefore, dwelling approvals should be used as a rough guide for tracking the 70:30 aspiration.  Between 
2017 and 2018 the number of approvals in the inner and middle parts of Melbourne have decreased while 
approvals in the growth areas increased slightly.  Using the rough guide of dwelling approvals, the ratio 
between Established Melbourne and the Growth Areas in 2018 was 62% to 38%. 
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Table 3: Broadhectare summary table, Local Government Areas, 2018. 

 Broadhectare Englobo Supply  Retail Lots 

LGA Unzoned Zoned 
Total Englobo 

supply  Proposed Approved 

Melton 29,068 59,378 88,446  11,640 2,759 

Wyndham 18,134 50,757 68,891  12,808 5,383 

Western Region 47,202 110,135 157,337  24,448 8,142 

Hume 16,033 30,524 46,557  5,615 3,209 

Mitchell 39,893 16,801 56,694  1,011 546 

Nillumbik 0 577 577  123 113 

Whittlesea 3,700 39,413 43,113  5,306 2,398 

Northern Region 59,626 87,435 146,941  12,055 6,266 

Knox 0 17 17  0 0 

Yarra Ranges 0 127 127  17 56 

Eastern Region 0 144 144  17 56 

Cardinia 7,184 13,678 20,862  2,458 1,629 

Casey 14,074 39,055 53,129  6,423 4,678 

Frankston 0 753 753  193 106 

Greater Dandenong 0 497 497  204 359 

Mornington Peninsula 0 579 579  163 72 

Southern Region 21,258 54,562 75,820  9,441 6,844 

Growth Area LGAs 128,086 249,606 377,692  45,261 20,602 

Metropolitan Melbourne 128,086 252,156 380,242  45,961 21,308 

 

Source:  Department of Environment, Land, Water and Planning 2018 

Appendix - Summary tables 
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Table 4: Average lot size of lots with a title, Precinct Structure Plans, 2018. 

Precinct Structure Plan Lots with a title 2018 Average lot size (sqm) 
Casey /Cardinia Growth Area   
Cardinia Road 410 347 
Cardinia Road Employment Precinct 179 440 
Officer 638 377 
Berwick Waterways 105 421 
Botanic Ridge 295 508 
Brompton Lodge 130 454 
Casey Fields South Residential 156 410 
Clyde Creek 1,350 403 
Clyde North 181 405 
Cranbourne East 583 343 
Cranbourne North (Stage 2) 172 289 
Cranbourne West 350 357 
Pound Road 193 411 
Thompsons Road 660 430 

   
Hume Growth Area   
Craigieburn (R2) 1,124 384 
Greenvale North  (R1)* 2 563 
Greenvale West (R3) 109 438 
Lockerbie 607 416 
Merrifield West 850 423 

   
Metlon Growth Area   
Diggers Rest 367 448 
Melton North 280 353 
Paynes Road 341 395 
Rockbank North 702 449 
Taylors Hill West 93 422 
Toolern 571 436 

   
Whittlesea Growth Area   
Aurora 683 341 
English Street 161 401 
Epping North East 457 362 
Mernda Western Strip 126 394 
Wollert 183 329 

   
Wyndham Growth Area   
Alfred Road 343 404 
Ballan Road 295 413 
Black Forest Road South 478 421 
Lincoln Heath South 144 415 
Manor Lakes 301 449 
Point Cook Homestead Road 272 444 
Point Cook West 650 358 
Riverdale 701 381 
Riverwalk* 13 374 
Tarneit North 325 401 
Tarneit West 48 205 
Truganina 916 432 
Truganina South 106 285 
Westbrook 268 415 

Source:  Department of Environment, Land, Water and Planning 2018 

* Less than 20 lots received a title in 2018 and so average lot size may be unreliable. 
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