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Introduction 
 

What is a Housing Strategy 

 
The Bendigo urban area, our towns and rural areas are all shaped 
by our approach to housing. The Greater Bendigo Housing Strategy 
(GBHS) will provide guidance on the location, type and form of 
housing that is required into the future to suit the changing needs of 
our community. 
 
The GBHS will: 
 
• Cater for a growing population with changing housing needs.  
• Support the provision of accessible and adaptable housing for 

the future.  
• Improve housing mix and the availability of housing for those 

with special needs. 
• Set out the role Council will play in housing policy and 

advocacy.  
• Explain how Council will use its planning scheme to assist in 

implementing the strategy. 
• Advocate for improved housing outcomes, and  
• Provide a framework as to how Council will assist in supporting 

the provision of more affordable housing. 

What is Council’s role in Housing 

 
The subject of housing is incredibly complex and in the grand 
scheme of things Council’s role in housing is limited.  To a large 
degree Council’s greatest impact is through its planning scheme.  
How land is zoned and when it is zoned, what type of housing is 
being built and where and how land is serviced are among the 
areas where Council can have a direct impact.   
 

Council can also play an advocacy role with other levels of 
government, it can act as a facilitator and it could have a strong 
policy around affordability and social housing. 

Study process 

The strategic basis of this GBHS is derived from the Greater 
Bendigo Residential Strategy (2014).  This strategy is described in 
more detail at page 7 which went through an exhaustive 
consultation/research process in its development. 
 
The Residential Strategy set the high level strategic framework, 
largely based on a Compact Bendigo (including small towns) and 
the establishment of 10 minute neighbourhoods. 
 
The first stage of the GBHS involved research, targeted 
engagement with stakeholders, information gathering and a best 
practice review.  This culminated in the preparation of an Issues 
and Opportunities Paper that identified five keys issues that the 
GBHS investigated.  These are: 
 
• A comprehensive analysis of Greater Bendigo’s housing needs.  
• Land Supply assessed whether there is sufficient land set aside 

across the whole City and particularly in urban Bendigo to meet 
our needs and how Council is proposing to tackle the City’s long 
term land supply. 

• What planning scheme tools are available to implement the 
strategic direction established in the GBHS and Residential 
Strategy. 

• Issues associated with 10 Minute Neighbourhoods and 
neighbourhood character. 

• Housing affordability and social hosing and what role Council 
could play. 

 
The feedback received to the Issues and Opportunities Paper has 
provided an important input into the GBHS. 
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Liveability 

 
The vision of the City of Greater Bendigo is to be Australia’s most 
liveable regional city and this has been driving all of the City’s 
recent strategic work.  The McCaughey Centre at Melbourne 
University defines liveability as reflecting “the wellbeing of a 
community and comprises many characteristics that make a 
location a place where people want to live now and in the future”. 
 
It is not one or two elements that make a city liveable, it is a whole 
range of factors that work together – an integrated transport system 
(good walking, cycling and public transport infrastructure), the 
quality and affordability of housing, open space network, 
infrastructure, access to services, cultural diversity, a vibrant 
economy, a welcoming environment, educational opportunities, 
public health and safety and an actively engaged community.  Good 
planning has an important role to play in all these issues. 
 
The benefits of having a liveable city are well documented: 
 
• It is a major economic driver in terms of attracting and retaining 

businesses. 
• Improves public health and safety 
• Promotes active living and injury prevention 
• Improves access to education, services and employment 
• Builds investor confidence 
• Attracts growth 
• Lower infrastructure costs 
• Environmental benefits in terms of improved air quality 
• People spend less income on the combined cost of housing 

and transport 
 
 

Impacts of sprawl 

 
There is a growing body of evidence about the negative 
environmental, economic and impacts of urban sprawl. 
 
From an environmental perspective with Bendigo being known as a 
“City in a Forest” it would mean pushing development onto the 
urban fringe where there are risks associated with fire and flood.   
 
In relation to economic impacts a number of reports highlight that 
the ongoing costs to Council for greenfield type development on the 
urban fringe is significantly higher than the rate revenue received 
when compared to infill development.  These reports also indicate 
that infill development generates considerably less costs to Council 
in relation to maintenance and operational costs over time. 
 
There are also health impacts to consider as development at the 
urban fringe is largely car dependent and future residents have less 
option of using active travel methods, lower levels of community 
connectedness and increased social isolation. 

Emerging trends in Housing 

 
Over the past few decades the housing market has been dominated 
by development in greenfield locations with housing suited to the 
traditional family unit.  This form of housing is important and will 
continue into the future but there are a number of emerging trends 
in the housing market that need to be taken into account in 
developing a Housing Strategy.   
 
These include: 
 
• Rising housing costs and declining levels of affordability. 
• Young professionals are seeking smaller, low maintenance 

housing in accessible locations that anecdotally isn’t currently 
being provided for. 
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• Older people are favouring housing in infill locations that have 
safe, well maintained neighbourhoods where there are 
opportunities for social interactions.   

• Housing needs to have universal access and be flexible 
enough to allow for changing needs over time. 

• Due to a range of reasons around lifestyle, financing and 
changing housing preferences younger people are putting off 
purchasing a home and are favouring renting. 

• Trends emerging in the USA and Australia are that young 
people are choosing where they want to live and then finding a 
job in that place rather than the other way around. 

• Due to rising housing costs new entrants into the housing 
market are facing difficulties in obtaining finance. 

• The combined cost of housing and transport (which can 
account for more than 50% of household income) is increasing 
and placing pressure on low income households often forced to 
live in outer areas that are generally car dependent. 

• The demand for social housing is increasing at a greater rate 
than the level of supply. 
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Policy and Statutory Context 
 
The following section summarises the planning policy context at a 
State, Regional and Local level as it relates to housing. 
 
State Policy 
 
The State Planning Policy Framework (SPPF) sets out the 
principles for land use and development in Victoria and all Councils 
must take account of the SPPF when making planning decisions.  
Clauses 11 within the SPPF is the most relevant to this Housing 
Strategy and provides policy in relation to: 
 
• The supply of land for residential growth (refer page 13),  
• The need to provide “opportunities for the consolidation, 

redevelopment and intensification of existing urban areas” (refer 
page 14). 

• The need to consider neighbourhood character and landscape 
when planning for growth (refer page 14), 

• Restrict low density residential development that would 
compromise future higher density development, 

• To locate growth close to transport corridors, 
 
Clause 16 relates to Housing and provides direction on housing 
diversity and affordability. 
 
Clause 18 (Transport) is also a relevant consideration in planning 
for growth. 
 

Regional Growth Plan 
 
At a regional level the policy around Housing is set out in the 
Loddon Mallee South Regional Growth Plan (LMSRGP).  The 
LMSRGP was prepared by the State Government and is the 

“strategic land use plan for the region to guide growth and change 
for the next 30 years”. 
 
In relation to housing and settlement the LMSRGP sets the 
following policy directions: 
 
• A “Settlement Break” to the north and south of the Bendigo 

urban area that accommodates “significant landscapes and 
geological features and environmental assets”. 

• The focus of housing growth will be on infill development in 
recognition of the need to provide higher density housing. 

• The need to review planning controls that relate to minimum lot 
size controls. 

• Infill opportunities on disused Crown land sites, surplus golf 
courses and redundant mines sites to be investigated. 

• To provide student housing to support the growth of La Trobe 
University. 

• That Marong provides significant opportunities to accommodate 
growth. 

• The need for improvements to the public transport system. 
• The need for an ongoing program of precinct and structure 

planning to facilitate development.  
 
The map on the following page indicates the Future Land Use 
Directions for the Bendigo urban area and indicates a number of 
these policy directions. 
 
The LMSRGP is a “Policy Guideline” in Clause 11.12 of the SPPF. 
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Map1 – Bendigo City Future land use directions (Map 10 Loddon Mallee South RGP) 

 
 

Greater Bendigo Residential Strategy (2014) 

 
The Greater Bendigo Residential Strategy (2014) was adopted by 
Council on 22 October 2014.  The strategy establishes a framework 
to guide the residential growth of the Municipality to 2036 and 
beyond. 
 
The strategy is focussed on accommodating Bendigo’s future 
residential development through creating a compact city, vibrant 
City Centre, neighbourhoods and small towns where people can 
readily access their daily needs and where there are alternative 
transport choices. 
 

The key direction in the Strategy is for Bendigo to be a Compact 
City and this is to be achieved by: 
 

• Promotion of  “10 Minute Neighbourhoods” where residents can 
access most, of their daily needs such as employment, shops 
and schools within a 10 minute walk or cycle from where they 
live.  

• Strengthening the role and function of the UGB as a tool to 
manage the outward growth of the City. 

• Maximising the use of land within the UGB. 
• Identifying Key Development Sites that might be suitable for 

higher density housing due to a range of factors including land 
size, access to services, facilities and transport. 

• Improving design standards medium density housing, open 
space and the public domain.   

• Improving the diversity of the housing being built and the 
density of development.  This cannot be achieved by continued 
outward growth of estates dominated by detached large 
houses. 

 
Planning Scheme Amendment C215 implemented the 
recommendations of the Greater Bendigo Residential Strategy.  
The amendment is updating the Municipal Strategic Statement as it 
applies to residential development. 
 
In addition to a number of rezonings and overlay changes, 
Amendment C215 strengthened the provisions that relate to Urban 
Growth Boundary (UGB), new provisions relating to 10 Minute 
Neighbourhoods, increasing the density and diversity of housing, 
facilitating the progress of the Key Development Sites and design 
quality. 
 
Amendment C215 was approved by the Minister for Planning on 28 
July 2016. 
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Local Policy 
 
The Local Planning Policy Framework sets out the key strategic 
objectives for the City of Greater Bendigo and various strategies 
and actions to achieve these objectives. 
 
Included in the Key Issues and Influences identified in Clause 21.02 
are: 
 
• The need for greater housing diversity. 
• Promotion of a compact urban form. 
• Better integration of transport and land use planning 
• Planning for health 
 
Clause 21.05 relates for specifically to housing and settlement.  
Included in the strategic directions in this clause are: 
 
• Focusing development to land within the Urban Growth 

Boundary. 
• Promotion of 10 minute neighbourhoods. 
• Improving the density of development and diversity of housing. 
• Supporting the growth of Key Development Sites. 
• Improving the quality of design of new housing, open space and 

the public domain. 
 
Also of relevance is the Integrated Transport and Land Use 
Strategy (ITLUS), the Commercial Land and Activity Centre 
Strategy (CLACS) and the Greater Bendigo Public Health and 
Wellbeing Plan that are all focussed of accessibility, health and 
improving liveability.   

Residential Zones 

 
The 2004 Bendigo Residential Development Strategy set what 
some might call ambitious targets for new types of housing 

including medium density housing and apartment living.  What was 
lacking at the time were the right zoning tools to implement these 
targets, instead implementation was largely policy based in 
combination with the “one size fits all” Residential 1 Zone. 
 
In 2013 the State Government introduced three reformed residential 
zones to replace the Residential 1 Zone.  The new zones were 
developed in recognition of the fact that Councils have areas where 
they want to encourage different forms of housing (areas where a 
special character needs to be protected or higher density is 
appropriate) and the Residential 1 Zone did not adequately respond 
to this.   
 
The three residential zones available to Council are: 
 
• Residential Growth Zone – where higher density is encouraged 

and could applied in and around activity centres and along 
transit corridors. 

• General Residential Zone – would be applied to “typical” 
residential areas. 

• Neighbourhood Residential Zone – this is the most restrictive of 
the zones and recognises that there is a special character that 
needs to be preserved.   

 
These zones, if correctly applied, will provide greater clarity to 
residents, developers and Council and provide a statutory tool for 
achieving better housing outcomes rather than relying on a “one 
size fits all” zone and policy approach. 
 
The Greater Bendigo Residential Strategy (2014) established a 
clear set of criteria that articulates where the new zones will be 
applied.  The criteria for applying the new zones are based on those 
drafted by the Residential Zones Standing Advisory Committee and 
are set out in Section 12.4.2 of the Greater Bendigo Residential 
Strategy (2014), but have been modified slightly to suit local 
circumstances.   
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These criteria were adopted by Council when the strategy was 
adopted in October 2014.  The criteria are indicated on the following 
page.  It is noted that these criteria have been modified so they 
more closely align with 10 minute neighbourhood principles. 
 
As part of implementing the Housing Strategy, the City will 
commence the process to introduce the revised zones. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Criteria Applicable to: 
NRZ GRZ  RGZ  

Character 
 Is the site subject to any character 

controls? (HO, NCO, SLO)  
Yes Part No 

 Is the site subject to any risk factors? 
(fire, flood, salinity) 

Yes Part No 

 Are there any environmental values? 
(VPO, ESO, etc.) 

Yes Part No 

 Is it within the buffer to an industry? Yes Part No 
Strategic 
 Is the site greater than 1ha? No Yes (not 

vacant) 
Yes 
(Vacant) 

Accessibility 
 Proximity to public transport (metres) 801+ 401-800 0-400 
 Proximity to a separated 

walking/cycling track (metres)  
801+ 401-800 0-400 

 Proximity to passive open space 
(metres) 

801+ 401-800 0-400 

 Proximity of the site to a major road? 
(metres) 

801+ 401-800 0-400 

 Proximity of the site to a current or 
proposed railway station? (metres) 

801+ 401-800 0-400 

Context 
 Is reticulated infrastructure available? 

(sewerage, water, etc) 
No Upgrade 

required 
Yes 

 Proximity to an activity centres or 
node? (metres)  

801+ 401-800 0-400 

 Proximity to health services (metres) 801+ 401-800 0-400 
 Proximity to educational services 

(metres) 
801+ 401-800 0-400 

 
Table 1 – Residential Zones Assessment Criteria 
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Residential Development Objectives 
 
The following are objectives for residential development as 
articulated in the Greater Bendigo Residential Strategy (2014).  
These objectives underpin the strategic and statutory directions of 
the Housing Strategy and are closely aligned with other strategic 
work including Connecting Greater Bendigo - the Integrated 
Transport and Land Use Strategy (2015) and the Commercial Land 
and Activity Centre Strategy (2015). 
 
Compact Bendigo 
 
• To ensure that new developments are complementary to 

existing areas of heritage or neighbourhood character values. 
• To ensure that medium and higher density housing is of high 

quality design. 
• To protect the environmental assets of Greater Bendigo and in 

particular Crown Land and areas with significant biodiversity 
values. 

• To avoid development in areas of higher levels of risk from 
bushfire and flooding. 

 
Connected Bendigo 
 
• To promote more intensive residential development proximate 

to activity centres and along major transport corridors and 
nodes. 

• To ensure residential areas are accessible by a variety of 
transport modes. 

• To promote the intensive development of sites that are 
accessible by a variety of transport modes. 
 

 
 
 

Healthy Bendigo 
 
• To create communities that promotes social interaction and 

healthy living. 
• To achieve high levels of community safety. 
• To ensure that open space and the public domain are attractive 

and accessible. 
• To ensure new development demonstrates high levels of 

sustainability and builds community resilience to the impacts of 
climate change. 

 
Housing Bendigo 
 
• To provide for a range of housing types and densities that 

responds to the changing needs of the community. 
• To provide and support affordable housing opportunities. 
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Drivers of Change 
 
The Greater Bendigo Residential Strategy (2014) states that 
continuing to grow how we have done in the past by pushing 
development onto the urban fringe is becoming increasingly 
unsustainable.   
 
How we grow needs to change and the following section discusses 
the various factors that are driving the need for change in the 
housing sector. 
 

Demographic change  

 
According to the 2011 Census, the City of Greater Bendigo had a 
population of 101,995 people and lone and two person households 
combined represented 52% of all households. Couples with children 
represented only about 27% of all households (refer to Graph 1).  
 
The 2011 Census confirmed that separate detached housing is the 
most dominant type of housing in Bendigo – approximately 90% of 
households live in these dwellings.  97.7% of couples with children, 
93.6% of couples with no children, 91.7% of single parent families 
and 77.2% of lone person households live in detached dwellings. 
 
These figures will be updated when the 2016 census data becomes 
available in early to mid 2017. 
 
The City of Greater Bendigo’s current Estimated Residential 
Population is about 110,000 people and this is forecast to grow to 
about 156,000 by 2036.  By 2036, 1 in 5 people will be aged 65 
years or over.   
 

 
 

Graph 1: Household Structure as at 2011 (source: Id Consulting) 

 
 
To accommodate the City’s growing population over the next 20 
years approximately 18,000 new houses are required (900 
additional dwellings per year on average). The population 
forecasting prepared by Id Consulting (Council’s demographic 
consultants) also provides estimates of current and future 
household structures (refer to Graph 2). 
 
This graph indicated that lone and two person households will 
increase to 58.1% in 2036.    
 
Also of strategic importance to note is the Loddon Mallee South 
Regional Growth Plan that identifies an aspirational population of 
200,000 by 2041.  Based on current projections this 200,000 figure 
is not likely to be reached until the 2050’s. 
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Graph 2: Forecast Household Structure as 2016, 2026 and 2036 (source: If Consulting) 

 

Housing needs 

 
With a growing population the provision of well located, sustainably 
designed, appropriate and affordable housing is a significant issue 
for the City of Greater Bendigo and the community.  
 
Bendigo has to have sufficient land planned for housing to meet a 
growing municipality’s needs; housing needs to be provided in 
accessible locations; the type, size and form housing has to be 
sufficiently diverse to meet different and changing household 
requirements and be able to be adapted over time. Housing needs 
to include environmentally sustainable design principles to be well 
designed and affordable to own, rent and live in. 
 

While Separate detached housing is the most dominant type of 
housing in Bendigo.  Dwelling sizes do not generally match 
household types, 66.6% of all households live in dwelling with three 
or more bedrooms - 53.6% of lone households and 84.6% of 
‘couple’ households live in detached dwellings with 3 bedrooms or 
more. While Council is not suggesting that those in households with 
few people should only be supplied with smaller houses, as people 
age and the number of people in the house decline a wide choice of 
housing options should be available in their neighbourhood. Lower 
maintenance housing on lower maintenance smaller lots should be 
a realistic option. 
 
Over recent years the number of dwellings being constructed has 
been strong, however this year it appears that dwelling construction 
rates may have slowed. 
 

 
Graph 3: Dwelling Construction for the COGB 

 

Another significant issue for the community are high levels of 
mortgage and rental stress where the lowest 40% of income 
earners spend more than 30% of their income on houses costs.  As  
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the above graph shows Bendigo has many areas where the level of 
rental and mortgage stress are high. In some cases suburbs or 
towns have nearly 50% of households in either mortgage or rental 
stress. This reflects housing costs or income levels or both. 
Particular groups are also impacted. About 50% of all single 
mothers are in rental stress. 
 
It is understood that the State Government will soon be releasing a 
State Housing Strategy that is going to be providing major 
incentives for the development of affordable housing.  It is not clear 
exactly what these incentives will be, but the City needs to be ready 
to act when this strategy is released. 

Land Supply 

 
The question of land supply was a central issue discussed at the 
C215 Panel Hearing which implemented the Greater Bendigo 
Residential Strategy (refer page 9) with 4 expert witnesses  
 

Graph 5 – Mortgage and Rental Stress by Suburb 2011 

 
appearing on this issue.  There were a number of areas of 
agreement between the experts and included among this are: 
 
• That undertaking land supply assessments is difficult in Greater 

Bendigo due to the number of lots that are “undevelopable”, 
fragmented land ownership and the spread of lots across the 
urban area. 

• Difficult to predict the relationship between household types and 
dwelling types. 

• That conventional detached housing will remain the dominant 
form of housing. 

• There was broad agreement that there were 9000 zoned lots 
available within the UGB, a further 6000 unzoned lots and 2000 
lots available in Marong. 

• That there is between 13 and 17 years of broad hectare land 
supply available. 

 
This broad hectare land supply figure did not take into account 
development in rural areas and small towns (other than Marong).  
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Nor did it consider infill development, housing in the City Centre or 
on Key development Sites.  This figure also does not include the 
Maiden Gully North West growth front (refer to page 27). 

10 Minute Neighbourhoods 

 
The notion of a 10 Minute Neighbourhood is closely aligned with the 
Residential Development Objectives (refer to page 10).  A 10 
Minute Neighbourhood is a neighbourhood where people are able 
to access many of their daily needs (work, shops, schools, etc.) 
within a 10 minute walk or cycle of where they live.  It is about 
connecting people and place.  The advantages of living in a 10 
minute neighbourhood include: 
 
• People have greater economic opportunity. 
• People spend less income on the combined cost of housing 

and transport. 
• Minimise environmental impacts. 
• Promotes a healthy lifestyle based on walkability. 
• Greater transport choice. 
 
A number of things need to happen to promote the concept of 10 
minute neighbourhoods: 
 
• There needs to be a mix of land uses – something the planning 

system with zoning does not necessarily encourage. 
• There needs to be a wider diversity of housing to cater for all 

types of housing needs this will include provision for higher 
density housing that has a high design standard and in 
accessible locations. 

• There needs to be an attractive and functional public domain 
and public space network. 

• Walking and cycling need to be prioritised over other transport 
modes and need to be provided as part of ongoing 
infrastructure investment. 
 

Many areas within Bendigo including those proximate to activity 
centres, major activity nodes (including La Trobe University and the 
Bendigo Hospital) and employment nodes have the potential to 
develop into 10 minute neighbourhoods.  This is a key component 
of the Housing Strategy. 

Efficient Use of Land 

 
The Greater Bendigo Residential Strategy (2014) is firmly focussed 
on concentrating residential growth within Bendigo’s Urban Growth 
Boundary (UGB) and within small towns. 
 
Within the Bendigo UGB there are significant areas that are not 
zoned for conventional residential development but might be 
appropriate to rezone.  These include land zoned Farming, General 
Residential and surplus Crown Land.  There are also a number of 
overlay controls that affect minimum lot sizes that may not 
contribute to the efficient use of land.  It is noted however that in 
some cases these overlay controls are strategically important (i.e. 
the control may protect a special landscape character). 
 
One of the keys to achieving a Compact Bendigo is to make better 
use of the land within the UGB. 

Neighbourhood Character and Heritage 

 
As an overarching principle most people recognise the need for 
diversity in housing supply and that medium density housing is a 
necessary form of housing.  However it is recognised that many in 
the community believe that the value of the character of the area 
where they live outweigh the need to provide for diverse needs and 
often oppose a development that they consider is not consistent 
with the character of their street or local area.   
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Dealing with character issues is not simple or straight forward.  In 
considering development proposals in areas affected by character 
planning controls it is important to remember: 
 
• The character of an area should not be used to prohibit 

development, it is about making sure that new development 
respects the character of the area. 

• Neighbourhood character is not static, it changes over time and 
in some areas this change will be more noticeable. 

• There are broader strategic implications that need to be 
considered if a compact urban form is to be achieved. 

• There are greater social, economic and environmental 
outcomes achieved with infill development as opposed to 
greenfield. 

 
One of the challenges faced by the planning system is to reconcile 
the seemingly opposing forces of promoting urban consolidation 
and improving housing diversity and at the same time managing 
and respecting the character of an area. 
 
The State Government Practice Note “Understanding 
Neighbourhood Character” describes an areas character as “the 
combination of the public and private realms.  Every property, public 
place or piece of infrastructure makes a contribution, whether great 
or small.  It is the cumulative impact of all these contributions that 
establishes neighbourhood character”.   
 
It is not one particular feature, such as street trees, but a range of 
features that work together to define an areas character - it is about 
its look and feel, what makes a place special or unique. 
 
There exists a number of planning scheme tools within the Greater 
Bendigo Planning Scheme that seek to protect the look and feel of 
an area.  These tools are: 
 
• Heritage Overlay 

• Neighbourhood Character Overlay 
• Significant Landscape Overlay 
• Residential Character Policies in the Local Planning Policy 

Framework 
 
Within the Bendigo urban area there is significant geographic 
coverage of these controls, with some areas having multiple layers 
of control, as indicated on the following map.  This map indicates all 
land that is zoned General Residential or Low Density Residential 
overlayed by the character planning controls (shaded orange) 
referred to above.  The areas shaded grey are zoned General 
Residential or Low Density Residential Zone but not subject to 
these controls. The coverage of these controls is extensive. 
 
The Panel appointed to consider Amendment C215 (refer page 9) 
heard submissions from the development industry that the 
character controls that currently exist in the planning scheme are 
working against the key strategic direction of having a Compact 
Bendigo.  The view put to the Panel was that these controls were 
stifling innovative development.  The Panel made a 
recommendation that the zone and overlay controls be reviewed in 
“strategic areas”. 
 
It is also worth noting that within the purpose of the General 
Residential Zone there is a statement “To implement 
neighbourhood character policy and adopted neighbourhood 
character guidelines”.  This zone purposes did not exist in the 
previous Residential 1 Zone provisions and emerging VCAT 
decisions are already placing weight on this reference within the 
purpose of the zone. 
 
However, a further challenge is the relative inconsistency in VCAT 
decisions in relation to neighbourhood character.  There have been 
a number of decisions where VCAT did not support a particular 
development based on the impacts it would have on the character 
of the area and have relied on the Residential Character Policies at 
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Clause 22.  However, a recent decision (Dimu Holdings P/L v 
COGB P2405/2014) made the following observation: 
 

 
Map x – Coverage of character protection controls 

 
 

“I give limited weight to the local policy in clause 22.24. It predates 
the policies in clauses 11, 16 and 21 that clearly encourage some 
level of intensification and more robust built form in well serviced 
areas such as this. I also think that it is less relevant to 
contemporary expectations regarding housing that include relatively 
large dwellings and two storey built form.”      
 
There is a need to consider the future of the Residential Character 
Policies in either targeted locations or more widely.  Similarly there 
is a need to review the Neighbourhood Character Overlay which is 
acting as a de facto demolition control rather than a tool to manage 
the future character of an area. 
 
Planning for Health and Active Transport 
 
There is a growing body of evidence that demonstrates that 
transport and land use planning decisions are having a significant 
impact on people’s health and lifestyle. 
 
Where people live, how they move around, what shops and 
services they can access can have a positive or negative impact on 
their health and wellbeing. 
 
The Heart Foundation has produced “Healthy Active Design” tool to 
help design a built environment that promotes active and healthy 
communities.  The tool has nine principles to promote healthy living 
that align closely with the 10 minute neighbourhood concept and 
includes: 
 
• Public Open Space - provide a well distributed network of 

walkable, attractive and public open spaces and natural areas 
within the neighbourhood that provide for the various needs of 
the community.  

• Shared facilities - Community facilities that enhance 
opportunities for physical activity and enhancement of wellbeing 
and community interaction and cohesion 
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• Buildings – have buildings that specifically supports increased 
levels of physical activity. 

• Town Centre - Provide walkable neighbourhood and town 
centres that provide for the daily needs of residents and are 
surrounded by a network of connected streets, paths and cycle 
ways, integrated with public transport and within close proximity 
of a variety of residential dwelling types. 

• Schools - Provide schools within walkable proximity (around 
800m) to homes and ensure that the routes to school are 
connected and facilitate children’s active transport to school. 

• Movement Network - Provide accessible, safe and connected 
movement networks integrating walking, cycling and public 
transport routes for safe and convenient travel within and 
between neighborhoods’. 

• Mixed Use - the creation of compact mixed-use neighborhoods’ 
that are integrated with public transport and active transport 
modes. 

• Housing diversity - Provide a range of lot sizes and greater 
choice of types of housing that are proximate to mixed-use 
centres, employment, community facilities and public transport. 

• Sense of Place - Enhance a sense of community by 
encouraging and facilitating community connections through 
opportunities for residents to meet, interact and engage in their 
neighbourhood.  

 
More information about Healthy Active by Design can be found at: 
http://www.healthyactivebydesign.com.au. 
 
Infrastructure and funding 
 
The provision and funding of infrastructure to service the City and 
small towns is an ongoing challenge for the Council and other 
service providers whether it be infill or greenfield development. 
 
Difficulties faced by service providers include provision of 
infrastructure to multiple growth fronts, constraints around ability to 

fund new or upgraded infrastructure and the lead times required to 
plan and deliver infrastructure are an ongoing challenge. 
At present the only tool available to address this issue is through 
the use of a Development Contributions Plan (DCP).  A DCP allows 
for an infrastructure levy to be collected at the time of subdivision 
that funds infrastructure items such as roads, drainage and 
community infrastructure. 
 
The DCP system has been in place for many years however only a 
small number of Council’s across Victoria have utilised the DCP 
system as the preparation of the DCP’s is complex, time consuming 
and once part of the planning scheme is resource intensive to 
administer.   
 
In recognition of these issues the State Government established a 
Standard Development Contributions Advisory Committee to 
develop a system of standard levies that could be applied to 
different development settings such as growth areas or strategic 
sites. 
 
The Advisory Committee submitted its report on setting the levies in 
May 2013 and in May 2014 the Minister for Planning announced the 
introduction of the standard levies.  The levies have yet to be made 
available. 
 
If these levies were available it would significantly improve the 
ability to provide services to growth areas.  It is recommended that 
the City advocate for these levies to become available. 
 

Natural Environment vs Residential Growth 
 
Bendigo is known as the “City in a Forest” due to the ring forest that 
surrounds the city.  There are also significant areas of forest (both 
publically and privately owned) within the Bendigo urban area and 
small towns such as Heathcote. 
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The City has used a number of tools to protect vegetation in 
residential areas including Vegetation Protection Overlays, Section 
173 Agreements and Native Vegetation Precinct Plans.  Over time 
these tools have had limited success in terms of protecting 
biodiversity values.   
 
At past Panel Hearings (C102, C133) the (now) Department of 
Environment, Land, Water and Planning has advised that 
vegetation should be considered “lost” and offset.  Any vegetation 
retained would be for its amenity value rather than its biodiversity 
value. 
 
The retention of vegetation within the urban area is an important 
contributor to the liveability of the Bendigo and small towns.  
However it should be recognised that this vegetation is retained for 
its amenity value unless adjoins crown land, forms part of a larger 
vegetated area or is part of a biolink/wildlife corridor. 
 
If vegetation is to be retained for its biodiversity values then it is the 
vegetation outside of the UGB that is important to protect.  This is 
part of the purpose of the UGB - to prevent development in areas 
that council wants to protect. 
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Issues and Opportunities 
 
As part of the process in developing the Housing Strategy an Issues 
and Opportunities Paper was prepared that discussed in detail the 
key issues challenging the community in relation to housing.  The 
Paper also posed a number of questions around these issues and 
the response received has informed this strategy. 
 
Included among the questions asked were: 
 
• How important is it to provide housing that is close to services? 
• How important is it for people to be able to age in place? 
• How important is it to have planning scheme tools in place to 

achieve greater diversity in housing and to promote a Compact 
Bendigo and 10 Minute Neighbourhoods? 

• Should Council raise the bar in relation to environmentally 
sustainable design standards? 

• Should Council have a clear policy around social housing and 
affordability? 

 
During the exhibition of the Issues and Opportunities Paper there 
was also an online survey undertaken that was framed around the 
key questions.  157 responses were received to the survey. 
 
Overall the feedback received was positive.  Very few submitters or 
respondents to the survey questioned the strategic directions in the 
Issues and Opportunities Paper.   
 
There was very strong support for having a greater mix of housing 
types that caters for people different life stages and in areas that 
are close to services and active transport choices.  There was also 
strong support for improving ESD standards and for developing a 
social housing policy. 
 

A number of additional key development sites and potential infill 
sites were identified and will be discussed in more detail in the 
following section.  
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Housing Diversity 
 
Achieving greater diversity in the location and type of housing being 
built is critical. 
 
Currently the detached “family” home of 3+ bedrooms is the 
dominant form of house being built, particularly in greenfield 
locations.  This housing type will likely continue to be the most 
dominant form of housing, but it is recognised that this does not suit 
everyone’s needs. 
 
As people age they are likely to look at downsizing both the size of 
the house and the land size.  The survey undertaken as part of the 
Issues and Opportunities Paper showed that as people age being 
close to services and public transport become increasingly 
important. 
 
What areas do we want to be encouraging greater diversity in 
housing?   
 
To answer that question is that it should be in areas that are close 
to services and shops and have active transport choices – the 10 
Minute Neighbourhoods.  The City has mapped the 10 Minute 
Neighbourhoods within the Bendigo urban area this map is on the 
following page.     
 
The map is on the following page and was derived by: 
 
• A boundary was established around the City Centre, the 9 

Activity Centres identified in the Commercial Land and Activity 
Centre Strategy.  This was done based on the extent of the 
Commercial 1 Zone. 

• Major activity nodes of La Trobe University and the Bendigo 
Hospital and the train stations at Kangaroo Flat, Bendigo, 
Eaglehawk and Epsom were mapped.  

• A 10 minute (800 metre) walking catchment was then mapped, 
around these activity centres and nodes. 

• A 400 metre walking catchment was mapped along the 
declared main roads that are the major public transport routes.   

 
The map identifies areas where there is likely to be change to the 
character of the area over time.  The level of change is discussed in 
more detail below.  
 
It is important to note that any change to the character of an area is 
not something that will happen overnight.  It would be a gradual 
change and the important thing is to ensure that new developments 
are of the highest design standards 

10 Minute Neighbourhoods 

 
The City has mapped the 10 minute (800m) walking catchment 
around the “Main Activity Centres” which include the City Centre, 
the Activity Centres and the major activity nodes of the Bendigo 
Hospital and La Trobe University. 
 
In addition to these areas a further area has been identified in 
Golden Square that has the potential to be a 10 Minute 
Neighbourhood.  This area would include the Golden Square Train 
Station, the Neighbourhood Activity Centre, Safeway Supermarket, 
Chum Street mine and Southern Cross Austereo (both Key 
Development sites), the Fortuna site and the former Laurel Street 
Primary School that is now surplus to the government requirements 
and earmarked for sale. 
 
These areas generally have a good range of shops and services to 
suits people’s daily needs.  They also typically have good access to 
public transport and other active transport options. 
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The question becomes how do to strategically plan for these areas 
and what planning scheme tools can be used to facilitate the 
development of 10 Minute Neighbourhoods. 
 
What is clear is that there is not appropriate a “one size fits all” 
approach to developing these 10 minute neighbourhoods as each 
of these areas is unique and the level of change that is appropriate 
will vary. 
 
The recommendation of the Housing Strategy is to prepare 
Framework Plans for these areas that would include an assessment 
of the following: 
 
• Heritage values – these will be vary between the 

neighbourhoods. 
• Transport - what active transport options are there and what 

could be done to improve it. 
• Key sites within the neighbourhoods where higher density 

housing is appropriate. 
• What facilities exist in the area and what additional facilities and 

services are required if any. 
• Built form outcomes – what building heights are appropriate and 

what design standards should apply. 
• Public realm and design standards. 
• What infrastructure is required and how this would be funded. 
• Review the existing planning controls including any Residential 

Character Policy or Neighbourhood Character Overlay. 
• What zone/overlay/planning policy best responds to the local 

conditions. 
 
The Framework Plan approach also provides a process for the 
community to be involved in the planning of their neighbourhood.   
 
The Implementation Plan will set out a checklist of issues that the 
Framework Plan will need to address.  The Implementation Plan will 

also include criteria about what facilities and services are required 
to qualify as a 10 Minute Neighbourhood. 

Transit Oriented Development 

 
There are major transport routes that run through the City and of 
these it is the north-south corridor between Kangaroo Flat and 
Huntly is are the most significant.  This corridor is well serviced by 
public transport (including rail), it includes most the schools, shops 
and jobs in the Bendigo urban area. 
 
The corridor between Bendigo and Eaglehawk is also important. 
 
Along these corridors well designed medium density housing is 
encouraged to make the best use of existing transport 
infrastructure. 
 
Changes to the zoning of these areas is not likely to be required as 
change to the character can be managed through the General 
Residential Zone.  Potential exists to review other planning controls 
that apply along these corridors.  A planning policy may also be 
appropriate.  This will be considered in detail in the Implementation 
Plan. 
 
The Highway Entrances and Boulevards Policy in the Planning 
Scheme relates to these major transport corridors.  This document 
is now over 20 years old and is due for a review and could include 
an assessment of the planning controls. 
 
In terms of the scale of development expected in these moderate 
change areas a number of illustrations have been prepared for the 
former Symons Dairy site in Lily and Thistle Streets, Bendigo has 
an example.  The plan on the following page has a yield of 30 
dwellings per hectare which is the density envisaged for these sites 
by the Residential Strategy. 
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The photo shows the site as it exists, the image below this shows 
what development would be like at 10 dwellings per hectare and the 
bottom image is 30 dwellings per hectare. 

The differences in the scale of development are not considered to 
be significant. 

The Implementation Plan will recommend a process for the 
planning of these areas. 
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Other Residential Areas 

 
The areas represent the majority of residential areas and greenfield 
locations.  In these areas any change to the density and character 
of these areas will be incremental and occur within the existing 
planning framework – no changes are required.  
 
There are significant opportunities within the UGB to promote 
residential development on sites that are currently incorrectly 
zoned. 
 
There are areas where limitations on residential development are 
appropriate due to environmental factors such as vegetation, 
flooding, fire risk or some other constraint but others areas have 
development potential. 
 
During the development of the Greater Bendigo Residential 
Strategy a number of landowners have come forward nominating 
their properties as candidates to be rezoned.  A number of these 
sites have definite potential for residential development where 
others have some of the constraints referred to above.  The 
community also identified a number of sites during the exhibition of 
the Issues and Opportunities Paper. 
 
A separate piece of work is underway to assess these sites and this 
will form part of the Implementation Plan. 

Key Development Sites 

 
The Greater Bendigo Residential Strategy (2014) identified a 
number of “Key Development Sites” that were considered suitable 
for higher density residential development due to a variety of 
reasons including location, land size and access to services.     
 

Some of these sites are already zoned in a way that would allow 
more intensive residential development to be undertaken, others 
require rezoning and some have site specific issues that would 
need to be resolved, such as contamination.   
 
The Residential Strategy recognises that these sites have been in 
the “too hard basket”.  To overcome this the strategy recommended 
the appointment of a Residential Development Facilitator whose 
role is to work with government, developers, the community and 
other stakeholders to de-risk these sites, to remove some of the 
barriers to development and make the sites market ready.  This 
position is not currently funded but remains a high priority. 
 
The Greater Bendigo Residential Strategy (2014) recommends that 
these sites be considered for application of the Residential Growth 
Zone, however some sites may only require a rationalisation of 
other planning controls, such as the removal of the Residential 
Character Policy to facilitate their development. 
 
Additional sites were also identified by the community as part of the 
Issues and Opportunities Paper.  These sites are undergoing 
assessment and will be considered as part of the Implementation 
Plan. 
 
At a State Government level the Treasurer has publicly 
foreshadowed the release of a major Housing Strategy and the 
delivery of the government’s election commitment to address 
affordability. The indications are that a major report prepared by a 
cabinet subcommittee examining surplus Crown Land (such as 
Chum Street), the processes to release land for housing and how 
affordable housing will be provided on that land is likely to be 
released in July.   It is understood that Bendigo is well placed to be 
part of that initiative.  
 



 

Greater Bendigo Housing Strategy Page 25 
 

In relation to the expected scale of development, illustrations were 
prepared for the former Coliban Water site at Alder Street, 
Kangaroo Flat.  The plan below has a yield of 30 dwellings per 
hectare which is the density envisaged for these sites by the 
Residential Strategy. The photo opposite shows the site as it exists, 
the image below this shows what development would be like at 10 
dwellings per hectare and the bottom image is 30 dwellings per 
hectare.  

The differences in the scale of development are not considered to 
be significant.  
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Townships  
 
The small towns within the City of Greater Bendigo also have 
opportunities to accommodate growth and offer a lifestyle 
alternative to living in the Bendigo urban area.  Currently 15% of all 
housing occurs in small towns and rural areas.  This 15% figure has 
climbed to 19% in recent years due primarily to accelerated rates of 
housing development in Marong and Junortoun. 
 
These small towns offer significant potential to absorb and attract 
growth and act as a viable alternative for people seeking a township 
lifestyle with the convenience of living near a major regional city.  In 
many respects these small towns currently operate as 10 Minute 
Neighbourhoods. 
 
In recognition of this Council has committed to a program to 
prepare Structure Plans for the small towns. 
 
The Marong Structure Plan is under development and the 
Heathcote Structure Plan is scheduled to commence early 2017. 
Structure Plans for Elmore, Goornong and Redesdale are 
programmed to commence in the 2017/18 financial year. 
 
The Structure Plans should also include identification of the 10 
Minute Neighbourhoods in these small townships where 
appropriate. 
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Future Growth Areas 
State planning policy requires that Councils plan to “accommodate 
population growth over at least a 15 year period”. Given the 
forecast growth of about 900 houses per year in Greater Bendigo 
this would equate to ensuring that the city has sufficient land to 
accommodate 13,500 houses either zoned or land available to be 
zoned.   
 
It is important to recognise that in the case of Bendigo that does not 
all translate to requiring a supply of lots in what is known as 
‘greenfield’ sites, land on the edge of the urban area. In recent 
years up to 40% of Bendigo’s lot supply has been derived from the 
more efficient provision of land within the existing urban area. In the 
short term this is likely to continue particularly given state 
government support for the disposal of surplus Crown Land (of 
which Bendigo has a considerable supply), and a growing emphasis 
on supplying housing in and around the city centre supported by the 
rezoning of land in areas like the Hospital precinct and High Street 
boulevard. Further at least 15% of Bendigo’s housing supply is 
provided by development in our townships like Marong and 
Heathcote and in rural living areas like Junortoun.  
 
During the Amendment C215 Panel Hearing the Panel accepted 
that there was between 13-17 years of supply of ‘greenfield land’ 
within the Urban Growth Boundary. Based on a short to medium 
term continuation of current trends Council estimates that the 
supply of land for Bendigo’s new housing needs can more than 
meet the 15 year requirement and that a realistic assessment is that 
there is well in excess of 20 years supply. This figure is not based 
on increasing density, smaller lots sizes in greenfield areas or 
substantial increases in medium density housing. It is based on the 
future provision of housing in almost all areas of the city being at 
similar densities to what Bendigo has seen over the last couple of 
decades. 
 

Council as part of its response to the Residential Strategy Panel 
recommendations drafted a plan of how Greater Bendigo can reach 
a population of 200,000, in keeping with the Loddon Mallee South 
Regional Growth Plan with minimal expansion to the UGB. Marong 
(with a new railway station) and Junortoun would be brought into 
the UGB; there would be expansion at Huntly (based on a new 
railway station and at Maiden Gully north west (around a new 
railway station) 
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Affordable Housing Policy 
  
There is strong community support for the development of an 
Affordable Housing Policy.  This was the clear message from the 
submissions and survey responses received to the Issues and 
Opportunities Paper and from past Health and Wellbeing Surveys. 
 
At present 44 of the 78 municipalities in Victoria have a policy and 
this includes the regional centres like Ballarat and Shepparton but 
not Greater Bendigo. 
 
An Affordable Housing Policy can address a wide range of issues 
including: 
 
• Advocating for increasing the stock of community housing. 
• Advocate for change to legislation or additional funding to 

support affordable housing initiatives.  
• Advocate for inclusionary zoning where a percentage of large 

developments is made available for affordable housing. 
• Inducements for developers who provide land for affordable 

housing. 
• Broker agreements between housing providers and developers 

and actively investigate and support affordable housing 
opportunities. 

• Council could require the provision of affordable housing when it 
disposes of surplus land. 

• Council could also allocate the “air space” above at grade car 
parks for affordable housing. 

• Include statements within the Municipal Strategic Statement 
around affordable housing. 

 
It is recommended that further consultation take place within the 
City of Greater Bendigo and with stakeholder groups and that an 
Affordable Housing Policy form part of the Implementation Plan. 
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Environmentally Sustainable Development 
 
One of the questions asked of the community during the exhibition 
of the Issues and Opportunities Paper was whether Council should 
“raise the bar” in relation to ESD standards. 
 
It was one of the issues that received universal from submitters and 
respondents to the survey. 
 
There is a separate piece of work being undertaken that is 
investigating the need to introduce an ESD local planning policy 
that would improve ESD standards for housing. 
 
The development of this policy is strongly supported.  
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Implementation Plan 
 

Being prepared. 


