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[bookmark: _Toc473558964]Summary of findings
Recent Activity
· As measured from July 2000 to July 2016 residential building approval activity within Greater Bendigo LGA has averaged 923 per annum. The vast majority of building approvals (93%) during that period have been separate houses.
· Between 2011 and 2016, there was an average of around 780 residential lots constructed annually. The majority (76%) were broadhectare/major infill lots, with the remaining 24% through minor infill construction.
· Minor infill lot construction activity (defined as residential development projects yielding less than 10 lots) as measured from July 2011 to December 2016 across Greater Bendigo averaged 188 lots per annum; which represents 24% of all residential lot construction activity across the municipality. This compares to around 350 lots per year the previous 5 years, or around 39% of all residential lot construction. 
· On average, there were nearly 600 lots constructed per annum across the Greater Bendigo on broadhectare and major infill sites from July 2011 to December 2016. This represents 76% of all residential lot construction activity across the municipality.

Residential Land Supply
· As at December 2016 there was an estimated residential lot supply for broadhectate/major infill land of approximately 19,703. This is comprised of:13,566 zoned major lots (66% of supply) and 6,972 designated future residential lots (34% of supply).
· There are an additional 2,289 additional vacant lots/minor infill sites (of less than 1 hectare) across the municipality.

Projected Demand and Years of Supply
· Victoria in Future 2016 (VIF 2016) is the Victorian Government’s official population and household projections. VIF 2016 projections indicate that from 2016 to 2051, there is an estimated annual average increase of 1,120 dwellings per year for Greater Bendigo.
· In the assessment of adequacy or establishing the estimated years of broadhectare/major infill residential land supply, the demand component for the above supply types are estimated via the assessment of historical construction patterns together with Victoria in Future 2016 projections.
· Based on three different demand scenarios (low, medium and high) for housing on broadhectare/major infill land, there is between 17 and 25 plus years of zoned residential land supply, and in excess of 25 years of total supply (zoned and unzoned) for each of the scenarios.

[bookmark: _Toc435691179][bookmark: _Toc473558965]1 Introduction 
The Urban Development Program was set up in 2003 to assist in managing the growth and development of metropolitan Melbourne and the Geelong region, and help ensure the continued sustainable growth of these areas in order to maintain their high levels of liveability. Between 2009 and 2013, the UDP was expanded across regional Victoria; and residential and industrial land supply assessments were completed for each of Victoria’s nineteen Regional Cities, as well as Melbourne’s peri-urban municipalities which are experiencing growth pressures.

The purpose of this report is provide updated information for the City of Greater Bendigo, in support of the Plan Greater Bendigo initiative. Plan Greater Bendigo is aimed to provide initiatives in support of sustainable population and economic growth into the future. One of the key initiatives of the strategy is planning for future housing growth across the municipality, and to ensure that there are opportunities for housing development into the future in support of this growth.

The primary purpose of the Urban Development Program is to improve the management of urban growth by ensuring that government, councils, public utilities and the development industry have access to up-to-date and accurate information on residential and industrial land availability, development trends, new growth fronts, infill opportunities and their implications for planning and infrastructure investment.

To achieve the primary purpose the Urban Development Program provides accurate, consistent and updated intelligence on residential and industrial land supply, demand and consumption. This in turn assists decision-makers in: 
· maintaining an adequate supply of residential and industrial land for future housing and employment purposes;
· providing information to underpin strategic planning in urban centres;
· linking land use with infrastructure and service planning and provision; 
· taking early action to address potential land supply shortfalls and infrastructure constraints; and
· contributing to the containment of public sector costs by the planned, coordinated provision of infrastructure to service the staged release of land for urban development. 

The information contained and reported within the Urban Development Program enables early action to be taken in areas where land shortfalls have been identified.

This report outlines the main findings of the 2016 program. Comprehensive data and maps are also available at www.planning.vic.gov.au and www.bendigo.vic.gov.au. 



[bookmark: _Toc435691180][bookmark: _Toc473558966]2 Approach and Methodology
For the purpose of this report, an assessment has been been undertaken for residential land supply and consumption across the City of Greater Bendigo. This includes:
· the identification of historical and current residential land supply by supply type;
· identification of all zoned major land stocks including estimates of lot yields on a project by project basis;
· identification of all future (potential) unzoned major land stocks including estimates of lot yields on a project by project basis;
· estimates of major residential land activity by timing;
· identification of all zoned minor lot stocks by lot size;
· assessment of estimated future demand scenario for residential land;
· estimated number of years of supply for major zoned and future land stocks.

The assessment only applies to land zoned General Residential Zone, Township Zoneor Mixed Use Zone(where there is a residential component); as well as land identified by the City of Greater Bendigo for future residential development where a rezoning is required. The assessment does not include low density or rural living zoned land.

Estimating future land requirements

The Population and Household Projections to 2051 for Victoria and its regions, released by the Department of Environment, Land, Water & Planning and outlined in Victoria in Future 2016, are used by the Urban Development Program as the basis for determining projected demand for residential allotments on major development sites.

Residential Land

In the following land supply assessments residential lot construction and land supply have been designated by differing supply types, namely:
Minor Infill: Undeveloped land within the existing urban area, zoned for residential development, and parent lot or existing lot less than 1 hectare. A minor infill supply area is defined as no habitable dwelling or significant existing use on the parcel.

Broadhectare/ Major Infill: Undeveloped land generally located on the urban fringe, zoned for residential development (no previous urban development activity), and the parent lot greater than 1 hectare; as well as undeveloped land or sites identified for redevelopment within the existing urban area, zoned for residential development, and parent lot or existing lot greater than 1 hectare. These are normally remnant greenfield sites now surrounded by urban development.

Future Residential: Land identified by council for future residential development and current zoning not supportive of residential development. Land which has an ‘Urban Growth Zone’ applied, and a precinct structure plan has not yet been approved, would also fall into this category.

Residential Lot Construction

As part of the assessment of broadhectare/major infill land stocks within Greater Bendigo, aerial imagery, planning zones and cadastral data are the primary datasets for assessing the development status of land parcels. This is supported by feedback from consultations between state government and local council representatives.
  
‘Constructed’ is where the land has been assessed as being subdivided, the roads have been sealed, kerb and channelling completed, driveways in place and some houses may be under construction on these lots. A separate title on these lots may or may not have been issued at the time of assessment.
	
‘Under construction’ is where the image shows the land is being developed (or subdivided) but is not yet at the constructed stage. The earth has been (or is being) turned and the roads, driveways, kerb and channelling are under construction. 

‘Undeveloped’ is where aerial imagery shows no evidence of works having started on the land, which is further validated by consultations and workshops. The land forms the stocks of current supply of broadhectare residential land.

Construction activity is assessed annually as at July of each year; however for the purpose of this report, the current assessment is as at December 2016.

Lot Yields

Lot yields have been established on a parcel by parcel basis for both broadhectare/major infill and future residential land.

In establishing the lot yield for each individual land parcel the following information was used: incidence and location of native vegetation, zoning, natural features such as creeks, old mineshafts, escarpments, floodways, localised current/recent market yields, existing studies such as structure plans, municipal strategic statements etc.

In addition to site specific issues, ‘standard’ land development take-outs are employed, including local and regional. The amount/proportion of such take-outs are dependent on the site of the land parcel i.e. a 1ha site will have less take-outs than say a 50ha site. This approach has been utilised by both the residential and industrial land supply assessments since 2004 in the metropolitan Urban Development Program.

Further local feedback and verification is sourced from council planning officers.

A small number of broadhectare/major infill have been allocated a zero lot yield as they were assessed as being unlikely to be developed over the next 15 years due to issues such as significant owner fragmentation on relatively small parcels of land. The reason for this is not to overestimate land supply based on current conditions.

Development Timing

Staging for lot construction or development timing has been established for four broad time periods, namely:

•	1 to 2 years (2016–2018);
•	3 to 5 years (2019–2021);
•	6 to 10 years (2022–2026);
•	11 years or more (2027 and beyond); and
•	No timing.

Note that these timings are estimates based on previous development patterns, ownership, and possible developer intentions; and further verified by council officers.

Land identified for development over the next 2 years is available for residential purposes, and the required permits to subdivide the land generally exist and are being implemented.

Land parcels identified for development in 3 to 5 years are zoned for residential purposes, or may have rezonings finalised or approaching finalisation. They may also have permits to subdivide the land. Some degree of confidence can be applied to the timing and staging of these developments.
Confidence about lot yields and staging declines for developments proposed beyond 5 years as it is industry practice to regard developments beyond this period with less certainty in terms of exact staging, timing and yields.

A no timing category has been established for potential residential development sites that are within low demand areas (generally small outlying settlements). These sites typically in addition are allocated a zero potential lot yield. They are identified as potential and are measured by area.

Where land has been identified as ‘Future Residential’ there are no associated timings, as these cannot be confidently applied until such time the land is zoned to allow residential development to occur. Similarly, land which is within an Urban Growth Zone, where a precinct structure plan has not been approved, falls into a similar category. At such time a precinct structure plan has been prepared and approved, potential timings of residential development associated to these areas can be applied with a higher degree of confidence.

It should also be noted that timing of lot construction is cyclical, and highly dependent on underlying demand, economic cycles and industry capacity. This can mean that stated development intentions will vary from on-the-ground construction activity over time and by location. However, it is more generally accurate in terms of the general direction and level of growth.

Development timings have only been established for both zoned major infill land supply stocks and broadhectare land.

Years of supply for residential land

A key purpose of the Urban Development Program is to identify if adequate supplies of broadhectare residential land are available to meet projected dwelling requirements within each growth area as well as metropolitan Melbourne as a whole. Sufficient stock of residential land is required to maintain an ongoing supply to the market and to contribute to:

· a level of competition in the land development market in assisting to avoid upward pressure on land prices and housing affordability; and
· sufficient lead times for planning and service provision agencies to undertake appropriate strategic and infrastructure planning activities.

For the purpose of reporting on the years of supply of residential stocks, the Urban Development Program assesses the existing stock of zoned broadhectare/major, relative to projected demand.

Demand levels for residential lots for the 2016 Urban Development Program for Greater Bendigo are derived from Victoria in Future 2016, which provides population and household projections from 2011 to 2051.
















[bookmark: _Toc473558970]3 Recent Activity 
Section 3 of the report details the recent activity of residential lot construction and dwelling approvals achieved across Greater Bendigo in recent years. Residential lot construction activity is detailed from July 2006 to December 2016 and is presented at a suburb, Statistical Area (SA2) and LGA level. Residential lot construction is further analysed by supply type and location.
[bookmark: _Toc435691185][bookmark: _Toc473558971]3.1 Residential Building Approvals
As measured from July 2000 to July 2016 residential building approval activity within Greater Bendigo LGA has averaged 923 per annum, the amount of building approval activity as measured on an annual basis has varied significantly during this period. Approvals peaked at 1,217 in 2011-12 and troughed at 494 in 2000-01. In 2015-16, there was a total of 858 residential dwelling approvals.

The vast majority of building approvals (93%) since July 2000 have been separate houses, with the remainder being medium density style dwellings, such as units and townhouses.

[bookmark: _Toc435691186][bookmark: _Toc473558972]3.2 Residential Lot Construction
Analysis has been undertaken to determine on a lot by lot basis the location and amount of residential lot construction activity over the past five years. Lot construction activity has been classified into distinct supply types and or supply locations as defined above.
Between 2011 and 2016, there was an average of around 780 residential lots constructed annually. The majority (76%) were broadhectare/major infill lots, with the remaining 24% through minor infill construction; although the following graph shows that a decade ago, there was a fairly even share of minor infill lots being constructed as broadhectare/major infill lots.
In comparison to the annual volume of residential building approvals, residential lot construction also varies considerably. Residential lot construction over the past five years was the lowest in 2012-13 at 446 lots, and ‘peaked’ in 2014-15 at 1,140 lots. Residential dwelling approvals over the past five years have averaged around 1,060 dwellings per year, as compared to 780 lots constructed. The difference between these would be due to the construction of dwellings on existing vacant lot stocks, as well as the construction of dwellings on low density and rural living land.
Over the past five years. small areas with volumes of broadhectare of major infill land have had the highest rates of recent lot construction.
[bookmark: _Toc435691187][bookmark: _Toc473558973]3.2.1 Minor Infill Lot Construction
Minor infill lot construction activity (defined as residential development projects yielding less than 10 lots) as measured from July 2011 to December 2016 across Greater Bendigo averaged 188 lots per annum; which represents 24% of all residential lot construction activity across the municipality. This compares to around 350 lots per year the previous 5 years, or around 39% of all residential lot construction.

Minor lot construction activity was primarily located in the small areas, or suburbs, of:

Golden Square (26 lots per annum); 
Eaglehawk (21 lots per annum);
Kangaroo Flat (20 lots per annum); and
Bendigo (13 lots per annum).

As measured annually from July 2011 to December 2016, the amount of minor infill lot construction activity has varied significantly. In 2014-15 there were 457 minor infill lots constructed, decreasing to 53 in 2012-13. From July 2011 to December 2016 there were around 940 minor residential lots constructed in total. 

Of the 940 minor infill lots constructed within the Greater Bendigo urban area during the past five years, around a half were constructed on ‘parent’ lots sized less than 1,200sqm, and only 20% (81 lots) on ‘parent lots sized less than 800sqm. There were around 360 lots constructed (38% of total minor infill lots) on parent lots sized from 2,000 to 10,000sqm. 

[bookmark: _Toc435691188][bookmark: _Toc473558974]3.2.2 Broadhectare/Major Lot Construction
On average, there were nearly 600 lots constructed per annum across the Greater Bendigo on broadhectare and major infill sites from July 2011 to December 2016. Major lot construction is defined as residential development projects yielding on sites of 1 hectare or above. This represents 76% of all residential lot construction activity across the municipality.

As measured annually from July 2011, the amount of major lot construction activity has varied significantly. In 2012-13 there were approximately 400 major lots constructed as compared to a peak of 840 lots constructed in 2011-12. 

[bookmark: _Toc473558975]4 Residential Land Supply
Section 4 of this report details the stock (measured in lots) of residential land across Greater Bendigo as at December 2016. Residential lot stock/supply is presented at small area (suburb), sub-regional (ABS Statistical Area 2) and at an LGA level. Residential lot construction is further analysed by supply type/location, namely:
· Vacant/Minor Infill lot stock - (sized less than 1 hectare);
· Minor - (parent lot size less than 1 hectare or project yielding less than 10 lots);
· Major zoned - (parent lot size less than 1 hectare or project yielding less than 10 lots); and
· Future/unzoned – (land identified by the City of Greater Bendigo for future residential development and current zoning is not supportive of ‘normal’ residential development).
For major land supply areas, estimates of potential lot construction timing have been determined. This refers to the likely timing of lot construction rather than dwelling construction. Note that these timings are indicative only to highlight new and existing growth fronts, rather than being prescriptive.
In total there is an estimated residential lot supply for broadhectate/major infill land of approximately 19,703. This is comprised of:
· 13,566 zoned major lots (66% of supply);
· 6,972 designated future residential lots (34% of supply).
There are an additional 2,289 additional vacant lots/minor infill sites (of less than 1 hectare) across the municipality.
Each of the supply types are further detailed below, including the location of all ‘normal’ recent residential lot construction activity. Maps indicating supply areas for Greater Bendigo are also available on the webpage.
[bookmark: _Toc473558976]4.1 Vacant Lot/Minor Infill Supply

A detailed assessment utilising aerial imagery and cadastre was used to undertake an assessment of vacant residential land as at December 2016. This is defined as ‘vacant lots/minor infill’ sites less than 1 hectare in size, and has no existing residential dwelling/or existing use, and is zoned General Residential Zone, Township Zone or Mixed Use Zone (with a residential component). The size of the individual allotment influences the capacity of the number of dwellings it can potentially accommodate through further subdivision, and figure 3 indicates that smaller parent lots of less than 500 square metres have less capacity for further subdivision that larger ones of 1,200 square metres of more.

This report does not provide an assessment of the capacity of these sites in terms of estimated lots/dwellings, rather than provide an assessment of the number and distribution of lots by size and location. For example, a 2,000sqm site may be further subdivided into four 500sqm lots, or may be developed for units of a greater number.

As at December 2016, there was a total residential stock of 2,289 vacant lots/minor infill sites.

The suburbs with relatively high numbers of vacant lots/minor infill sites tend to be the location of broadhectare/major infill development; which include:

Epsom – 192 lots
Marong – 183 lots
Kangaroo Flat – 170 lots
Golden Square – 158 lots
Huntly – 131 lots

Many of these lots are less than 800 square metres with limited capacity to further subdivide.

[bookmark: _Toc473558977]4.2 Broadhectare/Major Infill Supply

As at December 2016, there was a total capacity of approximately 13,580 lots on residential zoned broadhectare/major infill land. 

[bookmark: _Toc473558978]The development fronts within the suburbs of Bagshot, Golden Square, Huntly, Maiden Gully, Sailors Gully and Strathfieldsaye account for nearly 70% of all zoned residential broadhectare/major infill land supply across the municipality.


4.3 Future Residential Land Supply

Analysis has been undertaken in conjunction with municipal planning officers to identify the location and associated lot yield of future residential land stocks. Future residential land stocks are identified by the City of Greater Bendigo, and contained within various municipal planning policy and strategy planning documents.

Future residential land stocks are not zoned to support immediate ‘normal’ residential development, and rezoning and structure planning processes are required before conventional residential development proceeds.

Within the City of Greater Bendigo, there is an estimated potential of 6,972 lots within future residential areas. Of this lot potential:

· 3,000 lots are located in the Maiden Gully growth front;
· 1,800 lots are located in the Marong growth front;
· 1,000 lots are located in the Strathfieldsaye front; and
· 1,000 lots are located in the Eaglehawk growth front. 




5 Projected Demand and Years of Supply
This report incorporates the most recently available demand figures to project dwelling requirements and future adequacy of residential land. These figures currently use the Victoria in Future 2016 projections as the basis for demand, which are updated in line with state population and household projections. 

Victoria in Future 2016 is the Victorian Government’s official population and household projections. Information is provided for state-wide, regional and metropolitan areas as well as local government areas. Victoria in Future 2016 reflects the latest available trends such as changes to levels of immigration or economic conditions, or changes to policy affecting population growth locations and levels, and subsequent demand for housing.

Victoria in Future 2016 projections cover the period 2011 to 2051 for the state, regional Victoria and Melbourne; for 2011 to 2051 for the Statistical Areas in regional Victoria; and for 2011 to 2031 for local government areas and ‘small areas’. 

Overall, regional Victoria is projected to grow by around 537,000 people in the next 30 years. Much of this growth is projected to come from net migration from Melbourne. Strong population growth can be expected in:

· regional centres, which have diverse employment opportunities and services;
· coastal areas, which are popular locations for sea-changers such as young families and retirees; and
· tree change and other ‘lifestyle’ locations such as rural areas around Melbourne and the regional centres as well as the Alpine areas and the Murray River.

Projected dwelling requirements sourced from the VIF 2012 projections indicated that the period from  2012 to 2016, it was estimated that there was an average annual demand for 947 residential dwellings across the municipality. Over the same period, residential lot construction averaged 780 per annum and residential building approvals 1,060; indicating higher levels of residential activity than was anticipated back in 2012.

Victoria in Future 2016 projections indicate that from 2016 to 2051, there is an estimated annual average increase of 1,120 dwellings per year for Greater Bendigo. 

Years of supply for residential land 

Analysis has been undertaken to estimate the years of major residential land supply for the City of Greater Bendigo. In estimating the years of residential land supply only major and future residential land supply types are considered. In the assessment of adequacy or establishing the estimated years of supply, the demand component for the above supply types are estimated via the assessment of historical construction patterns together with Victoria in Future 2016 projections.

Three scenarios are employed to estimate future demand for residential dwellings:

· Victorian Government Population and Household Projections – VIF 2016 with previous trends of residential land consumption;
· Victorian Government Population and Household Projections – VIF 2016 with current trends of residential land consumption; and
· Victorian Government Population and Household Projections – VIF 2016 with projected trends of residential land consumption.

Over the past five years, there has been a larger share of residential lot construction (56%) on broadhectare/major infill land as a total for dwellings approved across the municipality, as compared to the previous 5 years (28%). On average, over the past 10 years, 43% of total residential construction was on broadhectare/infill lots. 

The first scenario (low) assumes the trends over the past 10 years to continue, with 43% of projected dwellings to be on broadhectare/major infill lots. The second scenario (medium) assumes the shift to broadhectare/major infill land based on current trends, with 56% of projected dwellings to be on broadhectare/major infill lots. The third scenario (high) assumes a further shift to broadhectare/major infill 
land into the future based on past and current trends, with 69% of projected dwellings to be on broadhectare/major infill lots.


a) Years of Supply (low) - VIF 2016 with previous trends of residential land consumption.

In terms of zoned major residential land stocks it is estimated based on the identified supply and projected demand, there are sufficient land stocks to satisfy in excess of 25 years of future demand.

In terms of total residential land supply stocks (zoned and unzoned), there is sufficient land to satisfy in excess of 25 years of projected demand.

b) Years of Supply (medium) - VIF 2016 with current trends of residential land consumption.

In terms of zoned major residential land stocks it is estimated based on the identified supply and projected demand, there are sufficient land stocks to satisfy 22-23 years of future demand.

In terms of total residential land supply stocks (zoned and unzoned), there is sufficient land to satisfy in excess of 25 years of projected demand.

c) Years of Supply (high) - VIF 2016 with projected trends of residential land consumption.

In terms of zoned major residential land stocks it is estimated based on the identified supply and projected demand, there are sufficient land stocks to satisfy 17-18 years of future demand.

In terms of total residential land supply stocks (zoned and unzoned), there is sufficient land to satisfy in excess of 25 years of projected demand.
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