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1 Introduction 

1.1 Background and purpose 

The City of Greater Bendigo (Council) is currently revising the Maiden Gully Precinct Structure Plan (PSP) to guide 

the future growth of the town. 

A range of background studies have already been prepared to inform the work undertaken in Maiden Gully.  

These studies include vegetation and environmental assessment, bushfire risk, flood risk, drainage solutions, land 

capability, retail and social infrastructure needs, cultural heritage and transport. 

The change to this area will affect the existing population in different ways, and the Planning and Environment 

Act requires that social and economic benefits be identified. Council has engaged Elton Consulting to undertake a 

social and economic assessment (SEIA) to analyse the potential social and economic impacts arising from the PSP 

and the land acquisitions that will be required in some cases. 

Social impact assessment (SIA) is the practice of identifying, predicting, evaluating and developing responses to 

social change caused by a project. In this context, the term ‘social impact’ can be either positive or negative, 

depending on the circumstances of the activity causing the impact. Social impacts vary widely in their nature, and 

be tangible, intangible, direct, indirect, quantitative or qualitative and above all, social impacts can be experienced 

by people differently according to how a person interacts with a project. The purpose of SIA is to use findings to 

ensure that all positive impacts resulting from a project are enhanced and any negative impacts are reasonably 

mitigated. 

Economic impact assessment (EIA) considers primarily the impacts to the local and regional economy as a result 

of the investment. This includes both economic contribution and employment generation and effects. It also 

considers broader economic benefits and disbenefits such as increased demand for services, consumption induced 

demand and disruption. The EIA was undertaken by Sustainable East Pty Ltd in collaboration with Elton 

Consulting. 

1.2 Nature of the project 

The PSP is a long-term plan that guides the future use and development of the land. Originally adopted in 2013, 

it requires an update because of several changes to planning legislation. The PSP is proposing that most of the 

existing non-urban land in Maiden Gully is rezoned to the Urban Growth Zone (UGZ), which will convert to the 

General Residential Zone at a later stage.  

The PSP plans for a future community with approximately 4,152 new dwellings, and new or upgraded 

infrastructure (roads, drainage, open space), requiring land to be acquired in some cases. A more detailed 

description of the proposal is provided in Section 4. 

1.3 Approach and methodology 

1.3.1 Scoping  

Potential social impacts were scoped through the following activities: 

» Social baseline development and community capitals analysis 

» Review of background material including the PSP and technical studies available in the background 

investigations report provided by Council 

» Review of the regional and local policy context 

» Engagement with affected groups and individuals, as detailed in Section 5. 
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1.3.2 Social baseline context 

Understanding the area of social influence 

The area of social influence is defined in conjunction with the development of a social baseline that provides an 

understanding of the surrounding community’s relative resilience by considering the diverse strengths and assets, 

gaps and vulnerabilities of community groups. The area of social influence was scoped by conducting the 

following activities: 

» Reviewing background documentation 

» Community profiling 

» Stakeholder mapping and analysis.  

Social baseline and community capitals approach 

For this project, we have used the Sustainable Livelihoods Approach for assessing the level of community 

resilience and capacity to cope with socio-economic change. This approach refers to a way of thinking about 

communities and people in terms of their capabilities, and the livelihood resources (assets, capitals) and the 

livelihood strategies (activities) they undertake to make their living and conduct their way of life (Vanclay, et al., 

2015).  

This approach takes into consideration the background review, social infrastructure mapping and social and 

economic data to understand the characteristics of communities. Specific indicators are selected for each capital 

to build and understanding of how it is similar or different to comparison areas, taking note of unique differences.   

The community capitals approach considers five capitals: 

» Natural capital – the natural resources and features of an area that generate sustainable economic and 

commercial activities, provide natural beauty, and support community wellbeing 

» Human capital – the skills, knowledge, health and wellbeing of a community (e.g. educational attainment, 

SEIFA, age and population growth) 

» Physical capital – built facilities which support or enable social and economic systems (e.g. parks, schools 

and hospitals)  

» Economic capital – the resources and wealth available to individuals and families (e.g. employment, 

income, housing costs and occupation)  

» Social capital – how individuals, groups and communities interact with each other (e.g. crime rate and level 

of community participating in volunteering). 

Each capital is assessed to understand how resilient a community is to socio-economic change. During this 

process, key strengths and vulnerabilities within a community and how the proposed project may change them 

are identified. 

1.3.3 Community and stakeholder engagement 

SIA is based on the principle of community and stakeholder engagement and participation. A core value of SIA 

practice is that “people have a right to be involved in the decision making about the planned interventions that 

will affect their lives” (Vanclay, et al., 2015). SIA practice advocates that stakeholders are those who: 

» Have an interest in the project  

» Are potentially affected, positively or negatively, by the project  

» Have the ability to influence the outcome of the project application. 

Engagement activities were undertaken in the preparation of this SEIA. These are summarised, along with 

engagement outcomes, in Section 5.  
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1.3.4 Social impact identification and analysis 

Social impact definitions  

The Victorian Government Land Use Policy and Guidelines define public value as intergenerational, social, 

economic and environmental benefits to the Victorian community. While in these Guidelines this concept is 

directly applied to government land (as opposed to privately owned land as is the case in the PSP area), there is 

value in using these themes to guide this SEIA, in addition to others, to ensure the assessment is consistent with 

overarching government objectives.  

The Policy notes that public value can be enhanced by considering the following themes: 

» Intergenerational. By considering how land use decisions made today benefit current and future 

generations, including Traditional Owners who use the land to pass down their culture to younger 

generations. 

» Social. Equity of access to health, housing, education and recreational space, and improved local amenity 

and social inclusion. 

» Economic. Access to employment, and benefits for business and industry. 

» Environmental. Improve resource use and sustainability, reduce contamination, emissions and waste, 

improve ecosystems and biodiversity and manage the impacts of climate change. Environmental impacts and 

associated mitigation or enhancement measures should be assessed by an environmental specialist, however 

the interrelationships between the environment and people and the economy will be considered. 

The Policy also identifies a range of indicators for social, intergenerational and economic value assessments, as 

shown by Table 1, which will be considered in this SEIA.  

Table 1 Public value indicators  

Social Economic Intergenerational 

Community health, safety and 
wellbeing 

Employment creation 10 year impact 

Access to transport, services and 
recreation 

Improved labour and capital 
productivity 

30 year impact 

Social inclusion and equity Access to employment 50 year impact 

Housing diversity and supply Business and industry 
attractiveness 

 

Affordable services and housing Transport network efficiency   

Local amenity   

Cultural and heritage identity   

Evaluation of significance of impacts 

Guided by international social impact assessment principles and methods, as described in Social Impact 
Assessment: Guidance for assessing and managing the social impacts of projects (Vanclay 2015) and endorsed by 
the International Association for Impact Assessment (IAIA), each of the potential social impacts have been 
evaluated for significance based on a range of factors including: 

» The four impact characteristics that demonstrate the material effect of the impact (extent, duration, severity, 
sensitivity) 

» Who specifically may be affected, adversely or positively, directly or indirectly, cumulatively and the level of 
concern or interest they feel about the matter (high, medium, low) 



ELTON CONSULTING 

Maiden Gully Growth Area  7 
 

» When the potential impact, positive or negative, is expected to occur (pre-construction, construction, 
operation, closure or post-closure).  

The steps involved in evaluating impacts are further described in Appendix A. It is important to note that some 

social impacts may affect some people differently, depending on the nature of the impact and each individual’s 

circumstances. The evaluation of significance has considered the uneven experience of impacts by different 

people through attributing a social risk rating for the positive perspective of the impact as well as the negative. 

The social risk rating exercise is undertaken from the perspective of the affected parties.  

Evaluating positive impacts is based on the level of interest, scale of improvement or benefit, level of importance 

placed on the improvement or benefit and the equity of its distribution and an assessment of the likelihood and 

the scale of improvement or benefit.  

This SEIA examines both the direct and indirect social impacts of the proposed project: 

» Direct impacts are those caused directly by the project and are usually quantifiable through measurement of 
a set of social indicators. Direct impacts cause changes in the areas of population, health, employment  

» Indirect impacts are those that result from changes caused by the proposed project relating to more 
qualitative indicators such as community cohesion and sense of place.   

1.3.5 Economic Impact Assessment 

Economic Impact Assessment (EIA) is a process for identifying and assessing the broad economic impacts of a 

proposal on the community. When applied effectively, EIA allows for a comprehensive assessment of the merits 

and implications of proceeding with a proposal based on economic and employment contribution and derivation of 

net economic benefit (benefits less dis-benefits). The EIA identifies how the proposed residential development of 

Maiden Gully will impact the local and regional economy.  

Using cost benefit analysis and multiplier analysis, the report identifies both: 

» The economic impacts during both the construction and operational phase consider contribution to the 

economy, contribution to employment as well as disbenefits which would offset these benefits. The outcome 

is a consideration of total net economic benefit and economic impacts. 

» Potential property value accretion as a result of rezoning that would extend uplift beyond conventional 

capital growth from market demand. 

Economic impacts include: 

» Measurable economic benefits and disbenefits 

» Non-monetised economic benefits and disbenefits 

» Overall economic impact through both a cost benefit analysis and input-output multiplier model 

» Consideration of enduring economic impacts in the post-construction phase 

» Consideration of property value accretion and/or value impacts for land parcels inside and in close proximity 

to the PSP area. 

The EIA report is provided in Appendix B and should be read in conjunction with this report. 

1.3.6 Mitigation, enhancement and monitoring measures  

Mitigation, enhancement and monitoring measures have been developed for each identified potential impact 

through a consolidation of feedback from stakeholders, desktop research including review of academic sources, 

and our analysis of the local area of social influence.  

These findings translate into practical solutions from best practice and industry-specific analysis that can be 

incorporated in the PSP. 
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2 Policy context 
This section summarises the implications of the State, Council and local policy context for this project. 

2.1 State and regional planning and policy 
framework 

2.1.1 Plan Melbourne 

The plan states, in relation to regional cities including Greater Bendigo, that: 

Development of individual cities and towns should be in keeping with their character and balanced with the 

protection of the productive land, economic resources and biodiversity assets that are critical to the state’s 

economic and environmental sustainability.  

In addition, development in peri-urban areas must also be in keeping with local character, attractiveness and 

amenity. Growth boundaries should be established for each town to avoid urban sprawl and protect agricultural 

land and environmental assets. 

2.1.2 Loddon Mallee South Regional Growth Plan (2014) 

The Plan seeks to guide strategic land use planning in the region, including Greater Bendigo, and ensure that 

“social and cultural resources [are] preserved, maintained or developed”. Specifically relevant to this project, the 

Plan seeks to (our underlining): 

Direction 1 – Manage our population growth and settlements  

» Maintain a well-connected network of towns and settlements, which are the focus of high-quality 

development, activity, employment and living  

» Concentrate new urban development in existing towns and settlements that can accommodate growth, 

whilst preserving township/regional character  

» Provide a diverse range of housing options to meet the community’s needs. 

Direction 2 – Strengthen our communities, especially in our small towns  

» Improve access to social services and community infrastructure through improved land use and 

infrastructure planning  

» Build community connectedness and reduce areas of social disadvantage through best practice urban design 

Direction 4 – Improve our infrastructure 

» Maintain liveability in towns and regional centres through proactive infrastructure provision. 

The Plan also identifies that: 

» The region’s population is ageing, with the highest population growth projected to be in age groups above 

59 years of age. This has implications for the provision of community and health services, and housing types 

» Some intervention may be needed to change the housing mix to meet the needs of future populations 

» A challenge will be to provide local jobs to keep pace with population growth and to ensure communities are 

economically, socially and environmentally sustainable, as well as diversifying the local economy.  
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2.1.3 Victorian Government Land Use Policy and Guidelines, 
Unlocking public value from government land (2017) 

The purpose of the Victorian Government Land Use Policy (the Policy) is to establish a framework that enables a 

strategic, whole-of-government approach to government land use decision making, to maximise public value for 

Victorian communities. For the purposes of the Policy, public value is defined as using or making decisions about 

government land which deliver intergenerational, social, economic and environmental benefits to the Victorian 

community. 

Social and economic values are defined as follows in the Policy: 

» Social. Equity of access to health, housing, education and recreational space, and improved local amenity 

and social inclusion. For Traditional Owner groups access to land is an integral part of their future 

sustainability, self-reliance and community prosperity 

» Economic. Access to employment, and benefits for business and industry. 

Intergenerational equity means meeting the environmental, social and economic needs of the present generation 

without compromising the ability for future generations to meet their own needs, with measurements using a 10, 

30, and 50-year timeframe. 

As previously discussed in Section 1, the Policy also identifies indicators for social and economic value 

assessments (refer Table 1). 

2.1.4 Victoria’s Value Creation and Capture Framework 

The Framework is based on the view that government can create greater public value by “thinking beyond the 

narrow focus of a project and considering the wider opportunities available”. This is value creation which can be 

realised through economic benefits, social benefits and environment benefits.  

In seeking to maximise the social dimension to value for money, the Framework looks to enhance a number of 

values, including: improving productivity and cost efficiency to improve movements of people; increasing asset 

values; unlocking commercial opportunities through rezoning processes; improving accessibility through the 

provision of new transport infrastructure unlocking access to economic opportunities and services; enhancing 

public safety and amenity; protecting and enhancing the environment; and increasing social capital through 

delivering infrastructure and services as well as local procurement processes. 

Value capture is then discussed as “government capturing a portion of the incremental economic value created by 

government investments, activities and policies”. These actions may generate alternative revenue streams, assets 

or other financial value for Government which could assist in funding those investments and activities, and may 

generate a range of private benefits including:  

» Direct benefits - e.g. improved services for users of social and economic infrastructure (such as public 

transport or road users) and increased land and business values for owners and occupiers of re-zoned land  

» Indirect benefits - e.g. increased land and business values for owners and occupiers of property near 

transport infrastructure, commercial benefits for people who harness unlocked opportunities (such as 

developers or service providers); and lower business costs due to reduced congestion of infrastructure. 

2.2 Council-wide planning and policy framework 

2.2.1 Greater Bendigo Community Plan (2017-2021) 

The Greater Bendigo Community Plan outlines the priorities for the city over the coming years that incorporates 

community feedback and state and federal policy directives. Several focus areas are directly relevant in assessing 

the impacts of growth in Greater Bendigo: 
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» Goal 2: Wellbeing and fairness highlights the need to prioritise physical and mental wellbeing, and promote 

environments that create better health outcomes and encourage social interaction between people of all 

ages 

» Goal 4: Presentation and managing growth identifies the need to meet growing population growth and 

housing needs. This will be achieved through environmentally sustainable housing, increasing social and 

affordable housing, and protecting bushland areas 

» Goal 6: Embracing our culture and heritage discusses the importance of maintaining unique heritage, 

character and connection that existing spaces encourage. 

2.2.2 Greater Bendigo Planning Scheme 

The Greater Bendigo Planning Scheme controls land use and development within the Council area. The Scheme 
identifies that: 

» New housing and communities should promote social interaction and healthy living 

» Development in activity centres should “improve the social, economic and environmental performance and 

amenity of activity centres”, encourage housing diversity, higher densities around centres, reduce the 

number of private motorised trips, improve walking/cycling/public transport accessibility, and support the 

growth and diversification of local economies and job opportunities. Social needs should be identified to 

provide a range of accessible community facilities 

» Open spaces should provide for nature conservation, recreation and play, formal and informal sport, social 

interaction, opportunities to connect with nature and peace and solitude, and be provided in a fair and 

equitable manner with the aim of providing access that meets the needs of all members of the community, 

regardless of age, gender, ability or a person’s location 

» Council will advocate for a new railway station at Maiden Gully (not part of this project). 

In addition, the following principles are relevant: 

» Planning should identify and manage the potential for the environment and environmental changes to impact 

on the economic, environmental or social wellbeing of society 

» Planning must support the establishment and maintenance of communities by delivering functional, 

accessible, safe and diverse physical and social environments 

» Places should be enjoyable, engaging, accommodate people of all abilities, ages, and culture, contribute to 

sense of place, reflect the cultural identity of the community and enhance the function, amenity and safety 

of the public realm. 

In relation to rural residential development, planning should avoid or significantly reduce adverse economic or 
social impact by: 

» Maintaining the long-term sustainable use and management of existing natural resource attributes in 

activities including agricultural production, water, mineral and energy resources 

» Protecting existing landscape values and environmental qualities such as water quality, native vegetation, 

biodiversity and habitat 

» Minimising or avoiding property servicing costs carried by local and state governments 

» Maintaining an adequate buffer distance between rural residential development and animal production. 

2.2.3 Plan Greater Bendigo and Action Plan 2018 

Plan Greater Bendigo provides a strategic infrastructure plan to attract funding from and unite the efforts of the 

public and private sector in developing important infrastructure between now and 2050. 
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The Plan seeks to support healthy and inclusive communities, including by “improving community wellbeing and 

building social connections”, and to support “diverse employment and services, active and highly valued public 

spaces, and a diverse residential population”. It identifies that the growth of Greater Bendigo has been associated 

with: 

» “A widening inequality gap, marginalisation and poorer health outcomes for certain groups in certain areas, 

including in rural areas, and among Aboriginal and Torres Strait Islanders”,  

» People less able to afford housing 

» Little public transport availability which contributes to an unhealthy community (high rates of overweight or 

obese population), or not meeting daily physical activity guidelines).  

The delivery of community hubs, in small townships and disadvantaged areas, would provide a variety of services 

in a single location and could include early learning facilities, youth hubs, libraries and employment support. 

It was also identified that employment will need to be provided close to housing in Maiden Gully, as well as 

schools.   

2.2.4 Integrated Transport and Land Use Strategy  

The extension of Bendigo metro rail to Maiden Gully will be important in achieving greater access to public 

transport in both areas. Currently the town is only accessible via bus. 

2.2.5 Greater Bendigo Residential Strategy (2014) 

The City of Greater Bendigo outlines four development objectives that set out the intentions for future residential 

development. These include: 

» Compact Bendigo – ensuring development reflects existing character, is of high-quality design, protects 

environmental assets, and is not undertaken in areas prone to bushfires and flooding 

» Connected Bendigo – promoting development close to activity centres and ensuring easy access to a variety 

of transport modes 

» Healthy Bendigo – promoting safety, social interaction and healthy living, ensuring open spaces are attractive 

and accessible, ensuring developments are highly sustainable and   

» Housing Bendigo – providing a range of housing types and densities as well as affordable housing. 

2.2.6 Greater Bendigo Public Space Plan 

The Greater Bendigo Public Space Plan identifies a series of objectives relating to public and open space in 

Bendigo and surrounding towns, including Maiden Gully. Some of the objectives and specific plans will require 

consideration in planning for growth. 

The plan discusses existing public space options including closing gaps in the forest to the north-west of Maiden 

Gully which would border the PSP area identified for future urban development. According to the plan, “Maiden 

Gully sits within large areas of native bushland and considers itself to be a bush community”. The Plan further 

highlights: 

» The lack of walkability within Maiden Gully (absence of footpaths or street trees) and the importance of 

addressing this in future growth. The Plan supports the creation of walkable 10-minute neighbourhoods via a 

range of design methods to address daily local needs: getting to school, shopping, accessing public 

transport, visiting a park; within a 10-minute walking distance (800m-1km) or bike ride (several kilometres) 

» Under provision of public space for organised recreation  

» The precinct is bisected by the Calder Highway, a significant barrier to the safe movement of pedestrians and 

cyclists, and to a large degree presents a risk of establishing a community of two divided halves. 
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More broadly, the Plan supports a public space network that allows most residents of rural townships to be within 

close reasonable walking distance (400-800m) of key public spaces. 

2.2.7 Greater Bendigo Health and Wellbeing Plan 

The Plan identifies a series of goals, objectives and measures that seek to improve the health and wellbeing of 

our community. This includes: 

» Promoting healthy lifestyles and physical activity 

» Increasing community safety, including through providing adequate health services, and reducing crime and 

antisocial behaviour  

» Supporting access to learning, development, employment and positive ageing 

» Supporting community cohesion and community resilience 

» Improving accessibility to health and community services, transport, technology and information 

» Reducing socio-economic disadvantage by increasing access to affordable, diverse housing  

» Promoting environmental sustainability and resilience to a changing climate 

» Facilitating supportive built and natural environments. 

2.3 Local planning and policy framework 

2.3.1 Maiden Gully Community Plan (2018-2022) 

Each City of Bendigo community is assisted to develop or review a community plan and supported by the City of 

Greater Bendigo. The Maiden Gully Community Plan was updated by the Maiden Gully Progress Association and 

was informed by community consultation. A key priority of this Plan is to continue the implementation of the 

Maiden Gully PSP. Important themes for the community are listed below: 

» Safety and health  

» Ensuring that future planning considers the forecast increase in young families 

» Increasing community connections and community resilience with community activities  

» Advocating for improvements to public transport options to Maiden Gully  

» Advocating for improvements to local infrastructure, including future developments in the commercial centre, 

community safety (upgrades to footpaths, cycle paths, traffic safety), and upgrades to the Community Hall 

» Ensuring activities are provided for young people and older residents. 

Implications for SEIA 

» There is a strong emphasis on the need to protect local character and amenity as part of urban 

development, as well as natural areas and landscape values in the Maiden Gully ‘bush community’. 

» Future growth will need to address the importance of walkability and access to public transport, activity or 

exercise, affordability of housing, and provide adequate community facilities and services including to 

culturally diverse groups, as well as local employment opportunities.  

» As communities grow, so should the range of housing choices and access to social services and community 

infrastructure, and public transport and employment opportunities. 

» Development should seek to encourage community cohesion, reduce social disadvantage, and promote 

health and wellbeing including through walking and cycling particularly in centres, noting that walkability in 
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Maiden Gully is currently lacking. Growth should not be associated with a widening inequality gap including 

with and among Aboriginal and Torres Strait Islanders. 

» In rural residential areas, planning should maintain the long-term sustainable use of existing natural 

resources that may support economic activities.  

» The Victorian Government Land Use Policy and Guidelines identify a series of social and economic indicators 

to assess the public value of a development. These will inform the SEIA framework.  



ELTON CONSULTING 

Maiden Gully Growth Area  14 
 

3 Social baseline conditions 
 

The following sources were used to understand the current community: 

» Profile.id (2016) and Australian Bureau of Statistics (2016) for demographic information about the existing 

population  

» Victorian Crime Statistics Agency from crime data 

» City of Greater Bendigo website Active Living Census 2019 for additional health and wellbeing data.  

3.1 Social area of influence 

At a local government level, the project is in the City of Greater Bendigo where approximately 118,000 people live 

(ABS Estimated Resident Population 2019). The population of the City is forecast to nearly double by 2050 to 

reach approximately 200,000 people. 

The City has the third largest concentrated economic base of any city in Victoria with an annual Gross Regional 

Product of over $5.56 billion. As shown by Figure 1, it contains several small towns such as Maiden Gully. 

Figure 1 Maiden Gully suburb (grey) within the Bendigo LGA 

 

Source: Profile.id 

The Maiden Gully suburb is located to the west of the Bendigo urban area, approximately 8km from the Bendigo 

centre. The Eaglehawk Golf Club and areas of bushland and forest separate the suburb from Bendigo’s western 

urban areas such as Eaglehawk, California Gully and Golden Square. 

The Maiden Gully township is in the centre of the suburb. Approximately 65% of the suburb population lives 

within the township. The Maiden Gully Structure Plan is proposed to guide growth north and north-east of the 

township, as shown in Figure 2.  
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Figure 2 Maiden Gully township and PSP area  

  

 

The PSP area is best characterised by ABS statistical areas (SA1) 2102308 and 2102306, however it is important 

to note that the SA1s extend beyond the boundaries of the PSP area. For the purpose of this SEIA, the two SA1s 

encompassed within the PSP area and the Maiden Gully suburb are considered the main area of social influence, 

as shown by Figure 3. However, some impacts may extend beyond the suburb. 
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Figure 3 Area of social influence 

 

Maiden Gully experienced significant population growth between 2006 and 2011 (Table 2), particularly compared 

to Greater Bendigo. Population growth slowed in the 2011-2016 period but remained high. Only little growth 

occurred in the PSP area. 

Table 2 Population growth by area  

Year PSP area  Maiden Gully Greater Bendigo 

 total  % increase from 
previous census 

total % increase from 
previous census 

total % increase from 
previous census 

2006 n/a n/a 3,374  93,253  

2011 916 n/a 4,274 26.7% 100,611 7.9% 

2016 945 +3% 4,992 17.0% 110,477 9.8% 

Source: ABS Census of Population and Housing, SA1s, Maiden Gully (SCC), City of Greater Bendigo (LGA), 2006, 2011 and 

2016, Usual Resident Population. Compiled and presented in profile.id. 

Current uses  

Within the area of the PSP, land uses currently include residential (general or low density), a business zone, and 

farming uses, as well as some public conservation and resource or public use land to the south and west of the 

township. While the PSP area is predominantly zoned for farming, existing allotments are of a smaller size than 

that typically required for farming. The area can therefore be more adequately described as low density rural 

residential, and there are no existing farming or other agriculture-related activities. There are small scale farming 

activities adjcent the PSP area that should be considered. 

Land adjacent the PSP area is mostly farming land or public conservation land including the former Eaglehawk 

Golf Club. Some of the land to the east of the township, within the PSP, is already traversed by Crown Land 

easements. 

Creeks and flooding risk 

Several creeks and gullies including Maiden Gully Channel traverse the PSP area parallely from north-west to 

south-east and the PSP discusses the need to promote native vegetation retention along these corridors as well 



ELTON CONSULTING 

Maiden Gully Growth Area  17 
 

as the potential to create recreation opportunities along some portions. The creeklines are identified as areas of 

high flora and fauna significance, as well as cultural significance for traditional owners as identified in the Dja Dja 

Wurrung Country Plan 2014-2024. 

The low-lying area adjacent to the western boundary of the primary study area is subject to an inundation overlay 

and is therefore at risk of regular flooding. 

Forests and bushfire risk 

Due to the amount of forested land, Greater Bendigo, including Maiden Gully has a high bushfire risk. The 

majority of the existing township is within bushfire prone areas. Maiden Gully is surrounded on three sides by Box 

Ironbark Forest. Box Ironbark Forest is classified as ‘woodland’ under the Bushfire Management Overlay (BMO) 

and AS 3959-2009. Areas adjacent to the northern and western boundary will remain prone to bushfire attack 

regardless of development of the Structure Plan. 

Land ownership 

The PSP mentions the high number of landowners (over 200) in the PSP area with relatively small-sized parcels 

(56% of properties are less than two hectares in size) for farming land, but relatively large for residential use. 

The area is defined by “large homes on large lots in a bushland landscape” and a very specific character.  

Implications for SEIA  

» Maiden Gully is currently a rural-residential area  

» There are small-scale agricultural activities adjacent the PSP area that may be impacted by the PSP. 

» Community/public and traditional owner access to creeks should be encouraged. 

» It is necessary to ensure that future land, in particular residential land, is protected from bushfire risk. The 

PSP will change land use patterns and impact how communities should prepare their land/properties. 

» A higher density township style of development that provides well defined boundaries between urban and 

woodland/ agricultural areas would minimise the need to provide defendable space and reduce fire spread 

within the study area, but urban development within the precinct will need to provide adequate setbacks 

between buildings and woodland. 

» Changes to land uses and zonings will have implications for property values and bushfire protection 

requirements. 

3.2 Existing community 

3.2.1 Community capitals  

We have used the Sustainable Livelihoods Approach for assessing the level of community resilience and capacity 

to cope with change. This approach focuses on the capabilities, the livelihood resources (assets, capitals) and the 

livelihood strategies (activities) people and communities use to make their living and conduct their way of life 

(Vanclay, et al., 2015).  

A livelihood refers to the way a person or household secures the necessities of life (e.g. food, water, shelter and 

clothing) and live in the community. Livelihoods are interdependent on each other and on the biophysical 

environment. A livelihood is sustainable when it can cope with and recover from stresses and shocks (i.e. is 

resilient) and maintain or enhance its capabilities and assets both now and into the future while not undermining 

the natural resource base.  

Under the Sustainable Livelihoods Approach we have analysed the five major community capitals (or assets). This 

approach was published by Coakes and Sadler in 2012 and supports the concept that there are multiple forms of 

assets within communities which, when viewed collectively, can assist to understand how sensitive communities 

might be to changes in their environment (Coakes & Sadler, 2011). The five key capital areas that collectively 

create community capacity and resilience are natural, economic, physical, human and social. 
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Importantly, the capitals analysis approach views different types of community assets as interrelated and linked, 

meaning that where one type of capital is compromised, other capitals are likely to also be affected (Hart in 

Coakes and Sadler, 2012, p. 325). In general, the more assets that a community has across the types of capital, 

and the more diverse the overall portfolio of assets are, there is an increased likelihood that communities will be 

resilient when faced with changes in their social environment. 

Detailed data is provided at Appendix C. 

3.2.2 Natural capital 

Natural capital refers to the natural resources and features of an area that generate sustainable economic and 

commercial activities, provide natural beauty, and support community wellbeing (Coakes and Sadler, 2011, p. 

331). This can include the extraction of minerals, agricultural land uses, and an area’s natural features such as 

lakes, forests and fields.  

Measures selected for natural capital include: 

» Employment in natural resource-based industries  

» Land capability. 

In the case of Maiden Gully, the critical natural capital includes existing agricultural and woodland areas, mineral 

deposits/natural resources. 

While the PSP area is currently predominantly zoned Farm Zone (FZ), most allotments are smaller than would be 

typically required for farming, as described in the land capability study. While there are small farmlets, the study 

area can be described as a low density rural residential precinct.  

To determine the quality of land for agricultural use, a land capability assessment was undertaken for the Maiden 

Gully area as part of the precinct planning process. The study aimed to assess the capability of the existing land 

space to sustain and subsequently manage the potential different usages such as agriculture, effluent disposal, 

roadways, buildings, and dams. A land capability rating assesses land characteristics and their ability to affect 

land uses and allocates a ‘capability class’. A capability class of ‘1’ represents essentially no restraints to the 

proposed land use, whilst a class ‘5’ indicates a very low capability to sustain the land use. 

It is noted that the results were poor (class 4) for agricultural production due to a limited soil profile and 

subsequent shallow presence of rock and the region’s short term growing season. 

As a proportion of the total working population in both areas, employment in industries relying on natural capital 

is relatively low, with approximately 3 to 3.5% of the population in the PSP area and in Maiden Gully working in 

natural related industries.  

In addition to quantitative measures: 

» The Dja Dja Wurrung Country Plan emphasises the importance of land and water for traditional Aboriginal 

culture and identity and play an important role in aspirations for community and economic development. 

There is an important role for the Aboriginal community to play in the management and governance of 

natural resources, including having a role in “water governance”, “wildlife management” and “bushfire 

management”.  

» The engagement phase identified that the existing character of the township and PSP area contribute to a 

‘country feel’ which is one of the main attractors for residents, or a major reason why they enjoy living in this 

area. The Bendigo Regional Park was also defined as a great separation between the rural character of 

Maiden Gully, and the Bendigo urban area. 

Implications for SEIA  

» Maiden Gully’s ‘bushland character’ is created by a combination of open space, prominent patches of 

vegetation, various waterway corridors and surrounding regional park. These features contribute to 

residents’ sense of place and the area’s identity.  
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» While natural resources are a factor in the employment of residents working in extractive industries, the 

small proportion of the population employed in these industries means that the Maiden Gully community is 

unlikely to be impacted by change in farming land zoning. Those employed in these industries are likely to 

travel out of the PSP area to access their jobs (e.g. there is no mining in the PSP area). 

» There is some farming adjacent the PSP area which should be considered and protected to ensure the 

continuity of farming uses. It was also mentioned during the engagement that the impacts of existing 

farming on future residents should also be considered. 

» Recognise the role of the Dja Dja Wurrung people in planning and future management of the land. 

» The area is known for natural features and large forested areas. Activities that remove bushland and 

vegetation may impact residents’ sense of character and may impact on lifestyle. 

3.2.3 Physical capital 

Physical capital refers to an area’s built infrastructure and services, including hospitals, schools and housing, as 

well as services such as aged and child care. Areas that lack key physical capital are likely to not be as resilient or 

adaptable to change, unless significant investments are made. 

Various measures can be used to assess physical capital in an area and resulting resilience to change. For this 

analysis, the following indicators have been used: 

» Dwelling types  

» Transport infrastructure  

» Method of travel to work including public and active transport 

» Social infrastructure 

» Open space and recreation facilities. 

Housing stock 

Nearly all dwellings in the PSP area and Maiden Gully are in the form of separate houses (99%), compared to the 

City of Greater Bendigo where approximately 10% of the housing stock comprises semi-detached/terrace homes 

or apartments.  

The rate of home ownership is slightly higher in the PSP area (90.3%) compared to Maiden Gully (86%) and 

significantly higher than Greater Bendigo (65%), and there are no social housing tenants in the PSP area or 

township. The proportion of unoccupied dwellings in the PSP area (8.1%) is higher than in Maiden Gully (4.5%), 

and lower compared to Greater Bendigo (10.2%). 

Transport infrastructure 

Road network 

The township is bisected by the Calder Highway, a State arterial road connecting with Bendigo, with a speed limit 

of 80km/h within the township. A service road is provided on the south side of the Calder Highway to access the 

town centre, caravan park, primary school and community facilities. A children’s crossing which operates during 

school peak times, is provided to the east of the service road access point to facilitate pedestrian and cyclist 

access to the primary school. 

There are limited gaps available in the highway traffic flow, which restricts movements of people from one side to 

the other due to high speeds and volumes. The lack of controlled crossing points (outside of school peak times) 

also restricts access for pedestrians and cyclists, and discourages these active transport modes. 

Most external car trips are made to/from Bendigo/Melbourne, Eaglehawk, then Marong.  

Public transport  
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Eaglehawk train station is the nearest train station to the PSP area and Maiden Gully, and is located 

approximately 2.5km north-east for the township. 

An existing rail line is noted to run along the northern boundary of the primary study area, however it is currently 

not in use. 

In terms of local bus services, there is one route in Maiden Gully connecting to Bendigo. The utilisation of the 

local bus service is very low. The Maiden Gully Community Plan states that nearly all people travel to work in a 

private vehicle, and that 81% of households have two or more cars. 

Active transport  

In terms of active transport, and as described in the transport assessment, there is a limited footpath network 

within the township. Road bicycle facilities are provided along the Calder Highway from Maiden Gully Road to 

Bendigo. Off-road shared paths for walking and cycling are provided on the Calder Highway, between Maiden 

Gully Road and Monsants Road, and along Maiden Gully Road between the Calder Highway and Golf Links Road.  

Logically, the vast majority of Maiden Gully residents, including in the PSP area, travel to work by car as a driver 

or passenger. This is also similar to residents within the Greater Bendigo area, where only a slightly larger 

proportion of Greater Bendigo residents walk to work. Data from the Greater Bendigo Cycling and Walking 

Strategy indicates that only 1.3% of residents cycle to work and 3.9% walk to work in the entire municipality. 

Approximately 1% of residents in the PSP area walk to work or use public transport, and 0% cycle to work, 

noting that a slightly higher proportion of residents within the PSP area worked at home compared to both 

Maiden Gully and Greater Bendigo. 

In addition, the Walk Cycle Greater Bendigo Strategy shows that less than 5% of women are comfortable riding 

with traffic (e.g. without dedicated infrastructure).  

In Greater Bendigo’s Active Living Census (dated 2019), Maiden Gully residents suggested improvements that 

may lead to increased use, with most responses in relation to walking tracks and footpath improvements, and 

bicycle tracks/lanes and skate facilities, and toilets and change rooms. 

The PSP area is currently showing low levels of walkability, mostly due to its nature as a low density semi-rural 

area. As densities grow in an urban environment with footpaths and infrastructure including new services and 

facilities as destinations, this will likely change. A cultural change, to ‘get people out of their cars’ would also be a 

contributor, noting the high proportion of car ownership and number of cars owned. 

Social infrastructure, retail and open space  

There are limited social infrastructure, retail or open spaces in the PSP area which explains the low score 

identified in the PSP area in relation to access to social infrastructure, noted in the Liveability Report for Bendigo. 

The main facility is the Marist College (foundation to year 12), currently operating with 1,000 children with a 

capacity to 1,250 (to be reached in three years as indicated by the College). Children come from the western 

suburbs of Bendigo and an approximate 10km ring around Bendigo, with some students coming from 60kms. The 

school runs a bus service for students. The school allows access to some of their facilities to the broader 

community outside of school hours, including ovals as a joint use facility jointly funded by Council and the 

College. The gymnasium is also accessible including amenities. There are groups that use these facilities including 

football, netball, cricket.  

There are also some existing walking/cycling trails. 

Maiden Gully township 

As shown by photos in Figure 4, the Maiden Gully Town Centre has a relatively low scale of development,  

incorporating functions which include an IGA supermarket, a general store, a pharmacy and a small Australia Post 

outlet, and caravan park. 
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Figure 4 Maiden Gully Centre 

  

The IGA is the last supermarket west of Bendigo and services populations from Marong, Bridgewater and 

Eaglehawk as well as Maiden Gully. Most employees are from Maiden Gully and the shop supports local producers 

such as vegetable growers on Shoemaker’s Lane. 

Community facilities and services within Maiden Gully are shown in Figure 5 and include: 

» Maiden Gully Primary School, third largest primary school in Bendigo as mentioned by the Principal, 

approaching capacity. The school allows access to its gymnasium to the broader community outside of 

school hours, with local basketball, karate and calisthenics classes, and other types of programs. Netball 

trains in the outdoor under cover court area 

» Child care facilities: one 3-4 years old kindergarten and long day care, currently operating at capacity  

» Community facilities: Maiden Gully Community Hall and Maiden Gully Scout Hall 

» Recreation: Maiden Gully Recreation Reserve with football/cricket oval and tennis courts, and Maiden Gully 

Lions Park. 

Facilities are limited and residents rely largely on surrounding areas such as Kangaroo Flat and Eaglehawk. 
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Figure 5 Existing social infrastructure  

 

Implications for SEIA  

» Nearly all dwellings in the PSP area and in Maiden Gully are separate houses and it is expected that residents 

have access to private open space or large amounts of land on larger properties. Future dwelling types may 

not provide as much private open space. 

» Maiden Gully is a car-dependent town. The small proportion of commuters travelling to work via bus, train, 

bicycle or on foot, and high proportion of commuters travelling by car is associated with a lack of adequate 

public and active transport infrastructure in the area. Car travel is the most convenient mode of transport to 

commute to work and access necessary social infrastructure and services.  

» The PSP area has a low walkability score as noted in the Liveability Report for Bendigo, which will likely be 

impacted by the development of a new urban area. Creating new facilities and services (new destinations to 

walk to) as populations grow in a denser urban environment with adequate infrastructure (active transport 

network) will likely improve the walkability score, contributing to broader liveability. As the town grows, a 

focus on developing active and public transport infrastructure is likely to provide greater independence to 

those who may not always have access to a private vehicle, particularly elderly, young or less mobile 

individuals. 

» Residents suggest that walking tracks and footpath improvements, and bicycle tracks/lanes and skate 

facilities, be provided to improve active transport. 

» Existing social and recreational infrastructure, as well as open space in the area provide a range of services 

and facilities to the current residents of Maiden Gully. A significant increase in population may place a strain 

on these services and infrastructure, particularly given the shared nature of their use with surrounding 

communities. As per the social infrastructure assessment conducted for the PSP, there will likely be an 

impact of population growth on retail and existing social infrastructure, including school and child care 
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facilities (in particular kindergarten), maternal and child health, community spaces and open 

space/recreation. Upgrading the recreation reserve is already identified as a priority, and there are strong 

community aspirations for a community hub, including early years services, and a recreational hub. 

3.2.4 Economic Capital 

Economic capital refers to the variety of economic resources, including income and wealth that exist in an area 

(Coakes and Sadler, 2011, p. 331). For the purpose of this analysis, the primary source of economic capital is 

income sourced from employment. This is linked to the resources and wealth available to key industries in the 

area. 

Indicators selected for the analysis of economic capital include: 

» Unemployment 

» Employment types and sectors 

» Income  

» Property values 

» Housing affordability 

Unemployment 

The unemployment rate in the PSP area is slightly lower than the Maiden Gully suburb, with both rates lower than 

Greater Bendigo. 

Employment types and sectors 

The proportion of managers and professionals is lower in the PSP area than the other two areas, with a larger 

proportion of technicians and labourers, and clerical and administrative workers. 

Main industries are retail trade and health care/social assistance, followed by education and training and 

manufacturing, relatively similarly to Maiden Gully and Greater Bendigo. There is a slightly larger proportion of 

people employed in mining in the PSP area, with employment located out of the PSP area (e.g. there is no mining 

activity in the PSP area). The proportion of people employed in agriculture is smaller than Greater Bendigo. 

Income  

The median weekly household income is lower in the PSP area compared to Maiden Gully, however both are 

higher than Greater Bendigo. 

The proportion of low income households (less than $650 gross weekly income) is higher in the PSP area 

compared to Maiden Gully, but both areas show significantly lower levels of low income households compared to 

Greater Bendigo.   

Property values  

The current median sale price of housing ($512,500) is substantially higher in Maiden Gully compared to Greater 

Bendigo ($394,870). This is explained by the large blocks and larger size of properties in Maiden Gully, as the 

actual value per square metre is lower in Maiden Gully. 

Housing affordability 

Median rent and mortgage repayments are lower in the PSP higher compared to Maiden Gully, and just above 

that of Greater Bendigo. 

» In terms of housing affordability, there is a very low proportion of households in the PSP area with rent 

payments greater or equal to 30% of household income, while the proportion in Maiden Gully is 2.4% 

(compared to over 10% in Greater Bendigo) 
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» There is a similar proportion of households with mortgage repayments greater than or equal to 30% of 

household income in the PSP area and Maiden Gully, both values being larger compared to Greater Bendigo . 

This shows occurrences of housing stress both in the PSP area and the broader Maiden Gully area. 

Implications for SEIA  

» Maiden Gully experiences relatively low levels of unemployment particularly compared to the Greater Bendigo 

average and is supported by a highly diverse workforce. Employment is spread across a range of industries, 

with a relatively even split in ‘white collar’ and ‘blue collar’ workers. This would indicate the area is in a 

strong position to respond to change in economic impacts. Maiden Gully’s low unemployment suggests the 

workforce is flexible and stable. 

» Household income is somewhat lower in the PSP area but is proportionally high for the Maiden Gully area. 

This places residents in a favourable position to react to change in the structure of the local economy.  

» There are occurrences of housing stress in the PSP and Maiden Gully areas, also noting that rent and 

mortgage are presently lower in the PSP area compared to Maiden Gully, but may increase due to future 

growth. Should the median weekly household income remain at the same level in the PSP area in the future, 

and housing costs increase, housing stress is likely to grow. This will likely need to be addressed through 

social and affordable housing options. 

3.2.5 Human capital 

Human capital refers to the health and welfare of a population and includes their ability to contribute to ongoing 

community sustainability. This contribution may come through education, training and/or skills which can have a 

significant impact on how resilient a community is to change (Coakes and Sadler, 2011, p. 332). 

A number of indicators can be used to determine how human capital will influence community resilience in an 

area. The area of direct influence in this analysis has been measured using the following: 

» Age groups 

» Household composition  

» Educational attainment 

» SEIFA 

» Population mobility 

» Population aged over 65 

» Traditional owner groups 

» Motor vehicles. 

Age groups 

In terms of age groups, a larger proportion of the population in the PSP area and Maiden Gully are school aged 

children or parents aged over 35, compared to Greater Bendigo. A smaller proportion of the population are young 

adults/workers aged 18-34, or aged over 50 compared to the average for Greater Bendigo.  

The median age in Maiden Gully is 34 compared to 39 in Greater Bendigo, and 43 in Regional Victoria. In the PSP 

area, the median age is 42 in average, reaching 49 in the western portion. 

Other key characteristics include: 

» Approximately 0.6% of the population is Aboriginal and Torres Strait Islanders in the PSP area (0.4% in 

Maiden Gully and 1.7% in Greater Bendigo) 

» In terms of household composition, the majority of the population in the PSP area and in Maiden Gully is 

composed of family households (respectively 75.7% and 88.4% compared to 68% in Greater Bendigo). The 
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proportion of single person and group households is also significantly smaller in both areas than in Greater 

Bendigo (total of 15.8% and 11.6% respectively in the PSP area compared to 32%) 

» The levels of educational attainment are reasonably similar between Maiden Gully and Greater Bendigo. Most 

of the population in both areas hold a certificate III qualification or above. A slightly larger proportion of 

residents in the PSP area hold a certificate III or below 

» In Maiden Gully, just over half of residents were living at the same address 5 years ago, which is similar to 

Greater Bendigo and reflects recent urban development growth. In the PSP area, 71% of residents were 

living at the same address, which indicates a more established community 

» Residents of the PSP area are significantly more likely to have 3 cars or more compared to Greater Bendigo 

» A smaller proportion of the Maiden Gully population needs assistance for core activities (2.7% compared to 

nearly 6% in Greater Bendigo) which may be a reflection of the smaller proportion of people aged 65 and 

over. 

Health and wellbeing  

Based on the 2019 Active Living Census, and compared to Greater Bendigo and other subregions in the LGA, 

residents from Maiden Gully are: 

» Less likely to self-report fair or poor health, and more likely to report very good/excellent health 

» More likely to have a BMI above normal 

» More likely to eat daily vegetable requirements  

» More likely to drink alcohol weekly and to be at risk of alcohol-related injury on a single occasion 

» More likely to use sportsgrounds, swimming pools, community gardens, indoor sports, hard courts and 

education facilities after hours, mainly for organised sport (presumably children/teenagers) and unstructured 

physical recreation activities  

» Amongst children and adolescents in Greater Bendigo, those from Maiden Gully recorded significantly fewer 

minutes of vigorous physical activity per week compared to Greater Bendigo 

» More likely to offer suggestions for improvement that may lead to increased use, with a majority of 

responses in relation to walking tracks and footpath improvements, and bicycle tracks/lanes and skate 

facilities, and toilets and change rooms. 

Social disadvantage  

Socio-Economic Indexes for Areas (SEIFA) use census data relating to income, employment status, literacy, 

English language proficiency, living conditions and many other measures to calculate a measure of socio-

economic conditions.  

The Index of Relative Socio-economic Disadvantage (IRSD) summarises variables that indicate relative 

disadvantage. This index ranks areas on a continuum from most disadvantaged to least disadvantaged. A low 

score on this index indicates a high proportion of relatively disadvantaged people in an area. We cannot conclude 

that an area with a very high score has a large proportion of relatively advantaged people, as there are no 

variables in the index to indicate this. We can only conclude that such an area has a relatively low incidence of 

disadvantage. 

The Index of Relative Socio-economic Advantage and Disadvantage (IRSAD) summarises variables that indicate 

either relative advantage or disadvantage. This index ranks areas on a continuum from most disadvantaged to 

most advantaged. An area with a high score on this index has a relatively high incidence of advantage and a 

relatively low incidence of disadvantage.  

A score of around 1,000 is usually the average for Australia, and as shown by Table 3, scores are higher in 

Maiden Gully compared to Bendigo. 
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Table 3 SEIFA by area 

 Maiden Gully Greater Bendigo 

IRSAD (refer Figure 6) 1036 961 

IRSD (refer Figure 7) 1074 981 

Source: Australian Bureau of Statistics, Census of Population and Housing 2016. Compiled and presented by profile.id 

Maiden Gully has scores that are slightly higher than those of Greater Bendigo for both IRSD and IRSAD, and it 

can be concluded that it has a relatively lower incidence of disadvantage. 

However as shown on Figures 6 and 7 below, the western portion of the PSP area has relatively higher incidence 

of disadvantage. 

Figure 6 IRSD 

 

Source: City of Greater Bendigo, Index of Relative Socio-economic Disadvantage, 2016, Usual residence Compiled and 

presented in profile.id 

Figure 7 IRSAD 

 

Source: City of Greater Bendigo, Index of Relative Socio-economic Advantage and Disadvantage, 2016, Usual residence Compiled and 

presented in profile.id 
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Implications for SEIA 

» Maiden Gully has a relatively young population and relatively high proportion of families, however the 

median age is significantly higher and there is a larger proportion of people aged over 60 in the PSP area. 

» The social disadvantage scores seem to indicate a lower level of disadvantage in the PSP area compared to 

the broader area, also noting that there is a larger proportion of low income households in the PSP area. 

» The population of the town has significantly increased over the past few years, suggesting that new 

residents were attracted to the township for a range of reasons, which based on engagement findings mostly 

include lifestyle, country character, space, community feel, nature, and proximity to Bendigo and/or schools. 

» While the broad Maiden Gully area has experienced a high level of population growth since 2006, suggesting 

residents are used to change, residents in the PSP area are more likely to have been less exposed to growth. 

They are more likely to have lived in the area for a long time, indicating an established community.  

3.2.6 Social capital 

Social capital includes individuals, groups, organisations and institutions within a community and how effectively 

they interact. Social cohesion is a central part of this aspect of the capitals assessment and plays an important 

role in shaping a community’s ability to deal with change (Coakes and Sadler 2011, p. 332). 

Measures used to assess resilience from social capital that have been considered include: 

» Crime 

» Cultural and Linguistic Diversity (CALD) 

» Cultural heritage  

» Unpaid work 

» Active living. 

Key findings are as follows: 

» The vast majority of people living in the PSP area and Maiden Gully were born in Australia and speak English 

only at home. 

» While there is no crime data available for the PSP area, Maiden Gully experiences significantly less crime, in 

terms of incidents per 100,000 people, than Greater Bendigo across all measures including crimes against 

the person. However, data released by the Victorian Crime Statistics Agency indicates that the highest levels 

of criminal incidents in Greater Bendigo are, after the Bendigo suburb, in suburbs located adjacent Maiden 

Gully or on the western side of Bendigo (Kangaroo Flat, Golden Square, Long Gully, Eaglehawk). 

» A larger proportion of residents of the PSP area and Maiden Gully undertake unpaid domestic work and 

voluntary work than in Greater Bendigo. 

» The proportion of residents of the PSP area caring for children is smaller than Maiden Gully, but larger than 

in Greater Bendigo as a whole 

» A larger proportion of residents in the PSP area provide unpaid assistance to a person with a disability, 

compared to both Maiden Gully and Greater Bendigo, which is a reflection of the older population. 

A Cultural Heritage Assessment (in relation to both Indigenous and non-Indigenous heritage) was undertaken as 

part of the PSP background investigations, which identified that: 

» There is a Registered Aboriginal Party (RAP) with responsibility for the Study Area, namely the Dja Dja 

Wurrung Clans Aboriginal Corporation (DDWCAC). 

» There are 10 registered Indigenous archaeological sites within the surrounding region of the Study Area, and 

the majority of these are artefact scatters and scarred trees, comprising both surface and buried deposits 
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» There is a low density of Aboriginal sites in the area despite the large number of creeks and gullies that 

would ordinarily be considered highly sensitive. The low density of places is likely due to previous cultural 

place, that likely existing within the Study Area, having been destroyed through widespread disturbance 

including through mining activities and native vegetation clearance    

» There are no recorded Aboriginal Places located within or within 200m of the Study Area. While of low 

potential, it is possible that Aboriginal cultural heritage may have survived within the PSP area, however this 

can only be validated by undertaking an archaeological survey 

» Other archaeological sites may exist, most likely associated with gold mining infrastructure, buildings or 

structures associated with agricultural land uses. 

Implications for SEIA 

» There is a relatively low level of cultural diversity in the area. Any future growth will potentially lead to a 

more culturally diverse population with implications in relation to addressing cultural integration and specific 

needs from various groups. 

» There are higher levels of people providing unpaid assistance to persons with a disability, or doing unpaid 

domestic work, in the PSP area. 

» The relatively high levels of voluntary work undertaken by Maiden Gully residents compared to Greater 

Bendigo indicate a high level of community cohesion.  

» There is a low density of Aboriginal sites in the area. Areas of highest archaeological sensitivity consist of 

areas within 200m of watercourses however there have been high levels of disturbance. Additional survey 

work is required. 
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4 Future of the PSP area 
 

This section describes the intention and content of the PSP, and is predominantly based on a review of the draft 

PSP, and background investigations that informed its preparation. 

4.1 Maiden Gully Precinct Structure Plan – December 
2019 Draft 

4.1.1 Objectives and vision 

The Precinct Plan is a long term strategic plan to guide the future urban development of Maiden Gully. It 

described how the land is expected to be developed, and how and where services are planned to support 

appropriate development. It will enable the transition of appropriate non-urban land to urban land. 

The vision for the Plan is as follows:  

Maiden Gully is a vibrant and community-minded village for people to “Live and Grow”. Maiden Gully will 

continue to evolve and grow to meet the needs of the people in this community. To support this growth and 

evolution, Maiden Gully will need adequate infrastructure to support residential, commercial, educational, 

social and recreational facilities. It is also imperative that while we continue to grow we retain the beauty of 

this rural community in which we live by protecting the natural environment. 

4.1.2 Principles  

Guiding principles include: 

» Image, character and housing, combining the retention of the existing character with new development  

» Employment and activity centres, with an aim to create opportunities for employment, education and 

services, as well as additional commercial and retail uses and community facilities  

» Community facilities, with a focus on health, early years (kindergarten and maternal child health), and 

multipurpose community facility/hub which should be provided at the proposed recreation reserve off Golf 

Links Road  

» Open space and natural systems, with a focus on protecting waterways and vegetation 

» Transport and movement, with an aim to provide new housing within a 10-minute walking distance from 

“important places”, as well as more public transport services and cycling and walking opportunities  

» Utilities and energy, to provide the community with necessary infrastructure  

» Bushfire management. 

4.1.3 Future population 

The PSP identifies a potential yield of 4,152 dwellings and approximately 12,900 residents overall, at an average 

of 12 dwellings per hectare. This represents more than double the existing population. More diverse and compact 

housing is expected closer to the centre and services. 

Based on forecast.id data, it is anticipated that: 

» The largest growth will be within the 30-34 age group, and more broadly there will be growth of young and 

mature families (25-44 years) with children (0-14 years) 
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» There will be a loss of population in the young adult age groups (18-24 years), as young home leavers seek 

employment and educational opportunities elsewhere 

» There will be a small increase in the 50-64 age groups, with empty nesters and retirees 

» Council will encourage the inclusion of new social housing development, noting an overall target of 9.5% 

(from 4.9%) social housing in the whole LGA by 2036.   

Based on a yield of 4,152 and residential population of 12,900, and using service age groups from the Maiden 

Gully Precinct Structure Plan 2019 background investigations, the below population breakdowns are assumed. 

Table 4 Projected age breakdown 

Service age group % Number  

0-4 years 6.9% 893 

5-9 years 7.6% 983 

10-14 years 7.9% 1,023 

15-19 years 6.9% 893 

20-24 years 5.4% 699 

25-29 years 5.4% 699 

30-34 years 6.5% 841 

35-39 years 7.2% 932 

40-44 years 7.3% 945 

45-49 years 6.8% 880 

50-54 years 6.1% 790 

55-59 years 5.5% 706 

60-64 years 5.1% 661 

65-69 years 4.8% 621 

70-74 years 4.0% 517 

80-84 years 3.1% 401 

85+ 1.9% 246 

Total 100.0% 182 

Table 5 Projected household breakdown 

Household type % Number 

Couple with dependents 44.7% 1,985 

Couple without 
dependents 

34.8% 1,391 

Group households 3.0% 108 

Lone person households 11.9% 415 
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One parent family 5.2% 228 

Other families 0.4% 1985 

Total  
4,156 

* (Numbers have been rounded) 

Table 6 Projected dwelling breakdown 

Housing type % Number  

Detached  38.0% 1,580 

Sem-detached 21.0% 872 

Multi-unit 41.0% 1,701 

Total 100.0% 4,153 

* (Numbers have been rounded) 

4.1.4 Required infrastructure  

The Plan identifies the following infrastructure categories that will be required to support growth: 

» Arterial roads, connector streets, intersection upgrades and local roads and bridges  

» Pedestrian and cycle paths  

» Drainage  

» Service infrastructure (electricity, water, sewerage, gas, telecommunications). 

The planning and funding of the above infrastructure will involve a range of stakeholders including State 

agencies, Council, and private developers. In addition, landowners need to be engaged as a number of 

infrastructure projects will require the acquisition of private land. This process has already commenced and all 

landowners have now been informed. 

The PSP also discusses improving pedestrian and cycling networks, and working with relevant agencies to 

“increase and improve public transport services for Maiden Gully to promote less car dependence and greater 

sustainability”. 

4.1.5 Future community facilities, retail and open space 

The existing Maiden Gully centre will remain where it is and will experience some growth to provide new business 

and employment opportunities. A new, smaller neighbourhood centre is also proposed in the northern portion of 

the PSP area, close to the Marist College and new open space. 

The Plan identifies the following requirements for social infrastructure: 

» Multi-purpose community facility/hub that would include meeting rooms, art space, and an early years facility 

comprising dual room kindergarten and Maternal Child Health consulting rooms. This facility should be 

provided at the proposed recreation reserve off Golf Links Road 

» A total of 7.372ha of passive open space areas and off-road walking and cycling trails are planned across the 

PSP area. In addition, there will be off road walking and cycling trails along waterways 

» Total of 15.03ha of active open space. 
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4.2 Other projects 

Other projects currently being undertaken should be considered and understood as they may trigger cumulative 

impacts. These include: 

» Duplication of Calder Highway by Department of Transport  

» Township Structure Plan and background investigations being undertaken in Marong. 

4.3 Technical studies 

A review of technical studies identifies the following. 

4.3.1 Retail Demand 

» Bendigo will continue to provide the higher order retailing. 

» Given the outcomes of both the Retail Demand and Community Needs assessments, a two centre approach 

for Maiden Gully is preferred, providing higher order retailing facilities within and around the current Maiden 

Gully town centre, and a secondary smaller activity centre centred around the Marist College. The location of 

this secondary centre will need to be given careful consideration given the land ownership patterns. 

» The eventual dwelling yield and expected population density will impact on the scale of facilities at the 

secondary ‘centre’. As the PSP is developed, this will need to be factored in. 

» New job opportunities may be created, including retail and non-retail commercial activities. 

4.3.2 Recreation and Community Needs 

» Existing facilities in Maiden Gully are well utilised and are at capacity 

» Recreation spaces at the Marist College, as well as the existing Maiden Gully Recreation Reserve are 

recommended to be increased in size to provide consolidated recreational spaces. 

» Current facilities are not able to meet the anticipated population growth and associated increased demand. 

» Current Maiden Gully residents have good access to facilities in surrounding areas, but this is predominantly 

car based access. 

In relation to community facilities: 

» Due to increasing population including younger and older age groups, there will likely be a need for 

additional early years facilities, a community hub (which could include early years services, community 

meeting spaces and recreation, spaces for senior citizens/youth groups), health services to be provided by 

the private sector, local open spaces of at least 1ha in size. 

» Between 3 and 4 kindergarten rooms will be required to address future demands and to provide for 

approximately 132 4 year old kindergarten places, two of which to be co-located as part of the Marist College  

» One to two maternal child health consulting rooms to be co-located with the new kindergarten facility. 

In relation to recreation facilities, the following is identified in the draft PSP: 

» 16-18ha additional land for future sports infrastructure (including at least 4ha within the Marist College, and 

at least 12ha within a separate new major sports precinct or two smaller sports reserves) 

» At least 12-14ha of passive public open space  

» 0.8ha for a community recreation centre/neighbourhood house. 
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4.3.3 Transport  

» A number of internal roads and external roads will require improvement to address future traffic increases.  

» Additional public transport opportunities or increase in services should be considered (bus services) and 

better access to Eaglehawk train station.  

» In addition, new and improved walking and cycling infrastructure and linkages should be provided, and 

active transport initiatives should be considered (Walking School Bus, Ride-to-School and Ride-to-Work). 

4.3.4 Bushfire Risk 

» The pattern of existing woodland will change. A higher density township style of development that provides 

well defined boundaries between urban and woodland/ agricultural areas would minimise the need to 

provide defendable space and reduce fire spread within the study area.  

» Urban development within the precinct will need to provide adequate setbacks between buildings and 

woodland. 

» Land cannot be rezoned for residential purposes until it has been determined that the area is safe, or can be 

made safe with appropriate buffer distances from forest. As discussed above, both Maiden Gully and Marong 

have high bushfire risks. The City of Greater Bendigo recognises the important role of land use planning in 

community resilience to bushfire. As development continues in Marong and the population rises, the City of 

Greater Bendigo can recommend a Bushfire Place of Last Resort (Neighbourhood Safer Place). As the name 

alludes, these are places where people can gather when no other options present themselves, and should 

not be part of the community’s bushfire plans. 

» The design response states that the PSP will consider the location of buildings and distance to vegetation, 

the road network and escape routes and subdivision design guidelines to ensure that risks are mitigated. 

Implications for SEIA 

» There will be a growing population and associated housing development.  

» There will be changes to existing housing patterns and lifestyle that need to reflect future population 

characteristics.  

» There will be additional commercial/business land, employment opportunities, as well as additional 

community facilities and open space. At present community facilities and services within Maiden Gully are 

limited and residents rely largely on surrounding areas such as Kangaroo Flat and Eaglehawk, requiring car-

based travel. Open space and recreation opportunities are also limited. 

» There will be additional vehicle traffic with a range of associated impacts. This will trigger the need for 

additional road infrastructure. 

» A growing population will require additional pedestrian and cycling traffic and infrastructure, and additional 

public transport, potentially leading to improved streetscapes and landscaping and improved connectivity.  

» New stormwater infrastructure will be built including wetlands.  

» To achieve the above, acquisition of private land will be required with a range of impacts on landowners.  

» There will be changes to bushfire management zones and levels of bushfire threats, and changes to 

floodable areas, as well as changes to vegetation patterns and natural areas, with potential impacts on the 

landscape and character of the area. 
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5 Engagement  
Engagement with the affected communities and stakeholder groups within the area of social influence was 

undertaken to assist in social impact identification and mitigation. A detailed stakeholder analysis is provided in 

Appendix D. 

5.1 Council-led engagement 

Council undertook a one on one engagement process and organised separate conversations with all landowners 

impacted by land acquisitions associated with the PSP. We received verbal feedback of these meetings. 

Feedback was generally positive, with people also thankful for the opportunity to talk early in the process. Most 

queries related to the type of infrastructure that is being planned/proposed on their land, such as road or 

drainage specific concerns. 

The following positive feedback was received: 

» Developers or people who have plans to develop their land are supportive and want this project to move 

forward 

» People respond well to improvements to infrastructure that happen at the right time. Planning for growth is 

happening 

» People like shared paths through the suburb 

» The project is trying to create a suburb where people want to live. 

The following elements or topics were raised as requiring attention: 

» Some respondents did not realise the level of growth that is being planned, but acknowledged that this 

growth was inevitable 

» The existing lifestyle is predominantly semi-rural, which was the main attraction point for some residents 

» There are some concerns around how infrastructure delivery will occur 

» Developers are mainly supportive of the project but some are concerned or frustrated with how long it has 

taken to get to this stage 

» Mental stress  

» A small number of landowners (approximately 3 or 4) are against the PSP.  

There was not significant concern expressed around additional traffic created by a growing population, but this 

might be because people have not realised this potential impact yet.  

5.2 Engagement for this SEIA 

An engagement methodology was prepared in collaboration with Council. We undertook stakeholder mapping to 

identify all affected communities in the area of social influence and identified the following processes (Table 7). 

Table 7 Engagement activities 

Stakeholder group Method Objective  

Council staff, including 
representatives from 
planning/strategic 
planning, active living, 
social planning, 

Two hour workshop  » Confirm findings to date on socio-
economic baseline and area of 
influence  
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Stakeholder group Method Objective  

development engineering, 
Healthy Greater Bendigo 

» Identify the project’s likely social and 
economic impacts, both positive and 
negative 

» Rate those impacts 

Local community, 
landowners, businesses 

6 interviews with landowners 

2 interviews with representatives of 
the Maiden Gully Primary School and 
Marist College  

1 interview with the Maiden Gully 
Progress Association 

1 interview with local business  

» Identify the project’s likely social 
impacts, both positive and negative  

» Find out suggestions for how identified 
impacts can be addressed 

Councillors, including 
Mayor, Deputy Mayor and 
ward councillors 

One hour workshop » Outline the SEIA process, including 
engagement 

» Test findings on likely social and 
economic impacts, both positive and 
negative 

» Rate those impacts 

While findings from the engagement process have been used in the social baseline and assessment sections of 

this report, findings in relation to existing thoughts and perceptions of the Maiden Gully environment are 

summarised below. These will form the basis of the impact assessment in the next section. 

Main reasons people purchased or enjoy living in Maiden Gully: 

» Sentimental reasons, with some people having lived there all their life 

» Country feel, including: 

> The larger blocks, leading to space, peace and quiet, having a shed, space for kids to play, with the 

opportunity to subdivide when going into retirement 

> Relaxed lifestyle 

> Sentiment that Maiden Gully is not part of a large regional centre  

» Community feel, networks and associated safety (children can walk to school, people will help if needed), 

also reflected in the Next door neighbourhood hub program, a community platform for networking, news-

sharing, community events, safety 

» Existing paths are well used and support informal social interactions for walkers  

» Nature: visual impact of vegetation and bushland (and the fact that Maiden Gully is separated from Bendigo 

by a national park), wildlife, natural tracks to walk and cycle. 

» Good education, with some children having moved to Marist College  

» Convenient proximity to Bendigo yet separated from it, and easy access to other suburbs without having to 

drive through Bendigo centre 

» Proximity to school and shops 

» Local activities for children in Maiden Gully (community hall, Marist College) or Marong. There are areas for 

children to play creatively, building informal bike tracks on paths and socialising. 

Some existing negative factors: 

» Some intersections, e.g. intersections with Calder Highway, movements in and out of town centre  

» Car parking at the supermarket/centre is already at capacity at times  
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» Not a lot of playgrounds for children  

» Low quality drainage infrastructure and road engineering.  

Changes that people have noticed over time: 

» Most changes have occurred on the southern side of the highway 

» Areas north of the highway feel like they have been left behind, with fewer upgrades to access paths and 

footpaths compared to the southern side. Walking/cycling infrastructure is not good enough for children to 

get to/from school  

» More general activity than there used to be, particularly due to the new school. This can be seen at the town 

centre where the supermarket is busier and busier. More specifically, there has been more traffic, including 

because of the new school but also generally on the Calder Highway and it is becoming difficult to cross. 

Some residents have already asked Council for a school zone 

» A lot of vegetation has been cleared, along creeks for example, and this has increased the impact of traffic 

noise (from the Calder Highway). This has also impacted on wildlife that is more condensed on smaller 

patches of natural land 

» People are not necessarily disturbed, but more aware that the area is changing 

» Differences of opinion around the ‘community feel’, with some respondents describing that some of the 

friendship networks have been impacted by growth already, with now a lot of renters and higher turnover of 

residents, while some others think the small town feel is still there, and that new residents have been 

incorporated in the community  

» Some explain that the ‘peace and quiet’ and community feel are still there because Maiden Gully is “far 

enough”, because there are no shopping centres (as opposed to other areas e.g. Kangaroo Flat), or because 

of the large proportion of children 

» With covid-19, there is already an impact on retail, with more home deliveries. Retail has increased for local 

business, as people cook more 

» With ongoing growth at Marong, traffic getting bigger there (and impacting on Maiden Gully via Calder 

Highway). 
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6 Social and economic impact 
assessment 

This section provides an assessment of social and economic impacts of the PSP. It also includes mitigation 

measures to address negative impacts, enhancement measures to ensure positive impacts are enhanced, 

monitoring measures, and suggests modifications to the PSP to further maximise benefits and reduce disbenefits. 

A summary of impacts is provided in Section 6.2, with a detailed Social and Economic Impact Assessment and 

Management Plan (SEIAMP) provided in Appendix E, and a separate Economic Impact Assessment report in 

Appendix B. 

6.1 Assessment framework 

The SEIA framework has been structured based on social and economic indicators from the Victorian Government 

Land Use Policy and Guidelines (see sections 1 and 2) with additional categories that are relevant to Maiden Gully 

and the PSP, including: 

» Personal and property rights, including whether economic livelihoods are affected, and whether communities 

experience personal disadvantage  

» Decision-making systems, particularly the extent to which communities can have a say in decisions that 

affect their lives, and have access to complaint, remedy and grievance mechanisms 

» Fears and aspirations related to one or a combination of the other indicators, or about the future of 

communities. 

Table 8 Public value indicators  

Social Economic 

Community health, safety and wellbeing Employment creation 

Access to transport, services and recreation Improved labour and capital productivity 

Social inclusion and equity Access to employment 

Housing diversity and supply Business and industry attractiveness 

Affordable services and housing Transport network efficiency  

Local amenity Personal and property rights 

Cultural and heritage identity  

Decision-making systems  

Fears and aspirations  

 

In the context of this SEIA, and given the nature of the PSP project, some of these values have been considered 

together, and therefore the following categories have been retained: 

1. Housing diversity, supply and affordability 

2. Access to transport, services and recreation 
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3. Community health and wellbeing 

4. Local amenity and character  

5. Social inclusion and community identity  

6. Employment opportunities  

7. Infrastructure efficiency  

8. Decision making systems 

9. Personal and property rights.  

As discussed in the methodology section, the assessment process follows the below steps: 

1. Identify the magnitude and duration, as well as the groups affected and their vulnerability. The framework 

discusses impacts of different scales, or impacts felt differently by different community groups, including 

landowners or residents (existing or future) of the PSP, as well as residents or business (existing or future) 

of the broader Maiden Gully area, users and operators of services and facilities, and in some cases at a 

broader local or LGA level. 

2. Assess likely social risk/benefit based on the likelihood of the impact and its level of consequence 

3. Determine whether there are cumulative impacts  

4. Identify potential mitigation or enhancement measures, and whether these include recommendations to alter 

the PSP 

5. Assess the likely social risk/benefit following mitigation or enhancement. 

6.2 Impact assessment  

All likely social and economic impacts are identified and assessed in the SEIAMP provided in Section 6.4. This 

section summarises key findings. 

6.2.1 Housing diversity, supply and affordability 

A key element of the PSP is the associated population growth that it will create through the provision of 4,152 

new dwellings in a denser environment, including a proportion of non-private dwellings (not defined at the time 

of this report). Through increased density, the PSP also aims to increase housing diversity and choice of 

dwellings, available for existing and future residents.  

During consultation, positive impacts were described, with some residents: 

» Mentioning that they liked the housing variety that will be brought with the Plan through new lot sizes, and 

most stated they understood the need for smaller homes and blocks.  

» Acknowledging that smaller blocks may support ageing in place, which was considered as a positive outcome 

of increased housing diversity 

» Stating that higher densities would result in shorter distances for social interaction, potentially leading to 

more walking instead of driving. 

Consultation also identified a range of concerns around the impact on privacy of higher densities, with less open 

space, additional traffic and associated nuisances e.g. noise, pollution, fast drivers. Some described that people 

living closer to each other may lead to potential conflicts. Others expressed concerns in relation to impacts on 

housing affordability, with land values likely to increase as a consequence of the Plan.  



ELTON CONSULTING 

Maiden Gully Growth Area  39 
 

Good planning and the walkability provided within denser environments of at least 20-25 dwellings per hectare1 

has been shown to have a positive effect on social cohesion and health2, when provided with a well-connected 

street network. Housing diversity and associated affordability also enables older residents to age in place by 

downsizing within their community remain connected to existing networks. This has a range of mental and 

physical health benefits but also reduces public expenditure by reducing time older people spend in hospitals and 

institutional care3.  

Diversity and choice will be essential to address the needs of a range of households and income levels, which is 

already recognised in Bendigo’s Draft Affordable Housing Action Plan, with the LGA-wide target to increase the 

supply of social housing from 4.9% to meet demand of 9.5% by 2036, as well as regional strategic documents 

such as the Loddon Mallee South Regional Growth Plan, as discussed in Section 2. Other cities within Victoria are 

recognising and responding to the social, economic, transport and environmental benefits of housing diversity, for 

example Plan Melbourne 2017 – 20504. This is further recognised across Australia such as the NSW DPIE’s 

Housing Diversity SEPP, which identifies the key role a diverse housing stock plays to promote affordable options 

and attract new residents in an increasingly unaffordable market5.  

Benefits:  

The following are high social and economic benefits, given their magnitude beyond the PSP area, long term 

duration and impact on potentially vulnerable groups. 

» Increased housing diversity and choice, increased housing affordability, smaller lots and dwellings allow 

ageing in place and provide opportunities for smaller households. 

These benefits can be further strengthened by: 

» Directly supporting housing diversity and affordability in planning controls and negotiated outcomes with 

developers via S173 agreements as part of the planning approval process: diversity and choice will be 

essential to address the needs of a range of households and income levels, otherwise potentially contributing 

to housing unaffordability as well as potentially preventing further new attraction of residents. 

» Supporting ageing in place measures. 

Risks: 

The following are high social and economic risks, given their magnitude beyond the PSP area, or their impact on 

health or wellbeing or potentially vulnerable groups. 

» Decrease in affordability of housing 

» Higher densities will lead to conflicts between residents or nuisances including additional traffic, noise, 

pollution. 

In addition, higher densities may lead to smaller amounts of private open space for residents of the PSP area. 

These can be mitigated by: 

» Incorporating social and affordable housing criteria in planning controls 

» Ensuring there will be new public open spaces provided for existing and future residents 

» Quality planning at the development application stage to minimise impacts and maximise quality of 

development and of public domain. 

 

                                                
 
1 Gunn LD, Rozek J, Hooper P, Lowe M, Arundel J, Higgs C, Roberts R, Giles-Corti B. Creating liveable cities in Australia: A scorecard and 

priority recommendations for Melbourne. Melbourne: RMIT University, Centre for Urban Research, 2018 
2 Leyden, K. M. (2003). Social Capital and the built environment: The importance of walkable neighborhoods. American Journal of Public 
Health, 93(9), 1546-1551. 
3 Lux, M., & Sunega, P. The impact of housing tenure in supporting ageing in place: exploring the links between housing systems and housing 
options for the elderly. International Journal of Housing Policy, 14(1), 30-55. (2014). 
4 State Government of Victoria, Plan Melbourne 2017 – 2050, 2016. 
5 NSW Department of Planning, Industry and Environment. Explanation of Intended Effect for a new Housing Diversity SEPP, July 2020 
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Recommendations for the PSP: 

» Social/affordable housing criteria and targets are incorporated in the PSP. 

» Ensuring that all/most future residents, particularly on smaller blocks are within walkable distance (400-

800m) of an open space 

» Include planning controls in relation to the design of smaller dwellings, to allow ageing in place: for example, 

universal design, adaptable to persons with specific needs, accessibility of dwelling and building, accessibility 

for carers (visitor parking), and proximity to support services. 

6.2.2 Improved access to retail, services and facilities 

While currently residents of the PSP area and Maiden Gully in general, enjoy the proximity to quality education 

and shops, although they likely travel out of the township to access a larger supermarket, the Plan will lead to an 

improved availability of services, retail and social infrastructure, and open spaces, supporting future passive and 

active recreation, and associated social connections. This will address a current under provision of open or public 

spaces, playgrounds and child care, and was viewed positively during consultation. This will also create additional 

employment and strengthen the local economy. Community facilities, sport activities, schools, public spaces, all 

supported by the PSP, can also contribute to social cohesion and community and intercultural interaction, as well 

as religious institutions6. However, it is essential that social infrastructure is delivered in a timely and accessible 

manner, as the population grows and not at completion of the development, to ensure future residents have 

access to adequate facilities and services early on, and also to encourage social interaction and support social 

cohesion7. This is further discussed in Section 6.2.5. 

In relation to retail, future growth will trigger additional demand for local shops, with likely positive supply chain 

benefits considering that the local IGA in Maiden Gully supports local producers (vegetable grower on 

Schumaker’s Lane) and nearly all employees are from Maiden Gully. Some residents currently drive to Bendigo for 

most things, and future retail will provide more Maiden-Gully based opportunities, supporting the local economy. 

During engagement, it was suggested that more active frontages in the centre would support retail operators, as 

well as easier access and parking to access shops, and in general more planning for the existing centre. It was 

also mentioned that there should be adequate staging of retail being developed over the years, as population 

grows. 

In relation to social infrastructure, the PSP includes additional community land to support future community uses 

including community facility space, early childhood centre, maternal health, passive and active recreation. These 

spaces and facilities will address future demand, noting that existing facilities are nearly at capacity now, as per 

the social infrastructure assessment undertaken to inform the PSP. The social infrastructure assessment also 

identified that there was an under provision of public space for organised recreation and a lack of playgrounds, 

which will be addressed by the PSP. Remaining gaps particularly regarding child care should be considered.  

In relation to schools, it was mentioned by both schools that existing schools in Maiden Gully do not have the 

capacity to address future growth. Both schools are reaching capacity without the planned growth. There is 

redevelopment planned at the primary school to increase capacity. Expanding the existing Marist College was not 

described as a preferred solution as it might become too big. Where children will go to school, and how they will 

access schools, is a concern for both facilities, also recognising this is a State responsibility.  

In relation to community facilities, there was concern regarding the location of the proposed community hub.  It 

was also mentioned that future community buildings are more flexible and multipurpose and that cultural changes 

will need to occur with growth, to allow more community sharing of programs and timetables. 

                                                
 
6 Anthony Moran and Mark Mallman: Understanding Social Cohesion in Shepparton and Mildura: Final Report  Department of Social Inquiry, La 
Trobe University, Bundoora, November 2015 
7 Melanie Davern, Lucy Gunn, Carolyn Whitzman, Carl Higgs, Billie Giles-Corti, Koen Simons, Karen Villanueva, Suzanne Mavoa, Rebecca 

Roberts & Hannah Badland (2017) Using spatial measures to test a conceptual model of social infrastructure that supports health and 
wellbeing, Cities & Health, 1:2, 194-209 
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More broadly, a greater number of services, facilities and retail provided locally is likely to be associated with 

higher levels of walking, which is explored in the following section. 

Benefits:  

The following are extreme or high social and economic benefits, given their magnitude beyond the PSP area, long 

term duration and impact on potentially vulnerable groups including children. 

» Land will support the provision of additional community facilities to address future demand. 

» There will be improved access to public open space and increased opportunities for recreation and sport. 

» Increased demand for retail will support existing businesses and increased retail floorspace will ensure that 

future residents remain in proximity of retail. 

These benefits can be further strengthened by: 

» Considering the findings of the community needs assessment, regularly reviews the adequacy of spaces 

provided, and provides adequate facilities or services (or secures private operators). Engaging with the local 

community as part of detailed planning/design of community facilities is also important to ensure 

expectations are met. 

» Potentially investigating spaces that can support religious institutions in the future. 

» Continuously engaging with local sports clubs and the community to ensure adequacy of uses, spaces and 

facilities including management/governance, and monitor participation rates. 

» Adequate staging of retail floorspace to minimise over provision. 

Risks: 

The following are extreme social and economic risks, given their magnitude beyond the PSP area and impact on 

education and children.  

» Social infrastructure is not delivered as population grows 

» Unaddressed demand for child care.  

» Unaddressed demand for schools. 

These can be mitigated by: 

» Appropriately staging the delivery of social infrastructure including open spaces as population grows. 

» While largely beyond the PSP or Council to influence, as this is a State Government responsibility, engaging 

with the Department of Education to ascertain future demand for schools in the PSP area/existing township 

or broader area. 

» Monitor demands and needs and reconsider child care provision as population grows. 

» Ensure zoning allows private development of childcare facilities.  

Recommendations for the PSP: 

» Ensure zoning allows public or private development or expansion of childcare and school facilities, and 

potentially religious institutions. 

6.2.3 Community health and wellbeing  

The new network of walking and cycling trails was very well received during the engagement process, for its 

contribution to recreation opportunities, health and wellbeing as well as social connections, and likely contribution 

to addressing the current dependency on cars. The majority of stakeholders raised the value of the trails and 

walking/cycling paths planned throughout the PSP area, which will support informal and casual social interaction, 

and improve access to shops and schools. It was also described during the engagement that currently children 

have access to informal play spaces, such as informal bike tracks, which occupies them in an active and creative 

way. This should be maintained in the future. 
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The combination of providing new destinations (e.g. shops, parks, activities) in a denser environment, close to 

homes, and a network of walking/cycling trails, have been shown to be associated with increased physical activity 

among adults, in addition to greater diversity in land use, shorter distance to transit, neighbourhood walkability8, 

as well as presence of quality open space9. It has been shown that increases in physical activity are associated 

with the location of community facilities within 800–1200 m from home in Australia, and that levels of subjective 

wellbeing were positively associated with having access to facilities within 800m10. There will therefore likely be a 

reduction in car dependency and an increase in walking and cycling, with associated health benefits and 

improvements in active living which might be monitored in the next versions of the Active Living Census. Noting 

that Bendigo’s Walking and Cycling Strategy identifies that women in particular feel more comfortable as the level 

of dedicated cycling infrastructure (e.g. bike lane, protected cycleway, shared path), there will likely be benefits 

for this segment of the population. 

The PSP responds to community concerns that were expressed in the Active Living Census 2019 where 

respondents in Maiden Gully suggested additional walking tracks and footpath improvements, and bicycle 

tracks/lanes. All of the above benefits will impact existing and future residents of Maiden Gully, including those of 

the PSP area, as well as residents of the broader area who may also use the future facilities, trails and upgraded 

roads.  

It was mentioned that future growth may be associated with increased levels of crime, however it is unclear 

which aspect of future growth could lead to increased crime. Based on research findings, there is no evidence of 

increased crime associated with existence of social/affordable housing, and that the concentration of social 

disadvantage may be associated with potential anti-social behaviour11. Increased density has also been shown to 

reduce crime rates through the increase in passive surveillance that occurs, with one study finding a 60% 

decrease in graffiti, litter, vandalism and broken windows12. As previously mentioned, higher density, more 

walkable environments can develop a stronger sense of community through incidental interactions. It was 

mentioned during engagement that increase in crime may be a perception, rather than a real impact, however 

Crime prevention through environmental design (CPTED) measures, including passive surveillance, to minimise 

this. 

In addition, the Greening Greater Bendigo Strategy discusses findings by the Commonwealth Scientific and 

Industrial Research Organisation (CSIRO) that, by the end of the century, Bendigo could experience 16 more days 

of extreme heat (up from four currently) and an increase in heatwave events. Hotter, drier conditions will result in 

a greater number of heat related illnesses and deaths, an increase in bushfire weather and a greater demand on 

energy for air-conditioning, with evident implications on health and wellbeing as well as economic consequences. 

Benefits:  

The following are high social and economic benefits, given their magnitude beyond the PSP area, long term 

duration and impact on potentially vulnerable groups including children. 

» The new network of trails and pathways for pedestrians and cyclists will support active living, health and 

wellbeing for existing and future residents 

» Increased levels of physical activity  

» This will provide increased social connection opportunities. 

These benefits can be further strengthened by: 

» Further improving and integrating the active transport network, and ensuring connectivity 

                                                
 
8 Zapata-Diomedi B, Brown V, Veerman JL. An evidence review and modelling exercise: The effects of urban form on health: costs and 
benefits. An evidence review commissioned by the Centre for Population Health, NSW Ministry of Health, and brokered by the Sax Institute for 
The Australian Prevention Partnership Centre; 2015. 
9 Heart Foundation, Healthy Active by Design 
10 Melanie Davern, Lucy Gunn, Carolyn Whitzman, Carl Higgs, Billie Giles-Corti, Koen Simons, Karen Villanueva, Suzanne Mavoa, Rebecca 

Roberts & Hannah Badland (2017) Using spatial measures to test a conceptual model of social infrastructure that supports health and 
wellbeing, Cities & Health, 1:2, 194-209 
11 Western Research Institute for Housing Plus, Social impact analysis, May 2019 
12 Foster, S., et al. (2011). “Creating safe walkable streetscapes: Does house design and upkeep discourage incivilities in suburban 
neighbourhoods?” Journal of Environmental Psychology 31(1): 79-88. 
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» Considering active transport opportunities identified in the traffic report  

» Ensure active transport network supports social interaction and connects to meeting places, incorporates 

seating and amenities. 

Risks: 

The following is an extreme social risk, given its magnitude beyond the PSP area and impact on safety and fears. 

» Increase or perception of increase in crime 

» Contribution of a new urban environment to a hotter environment, with implications for the environment and 

people’s health and wellbeing. 

This can be mitigated by: 

» Future development should incorporate Crime prevention through environmental design (CPTED) measures, 

including passive surveillance, to minimise this. 

» Adequate measures to promote social cohesion and prevent social disadvantage would likely contribute to a 

low crime environment 

» Adequate measures to address climate change and urban heat, including adequate tree canopy planning and 

management, green infrastructure planning and design, and other measures to be identified by adequate 

specialists. 

Recommendations for the PSP: 

» Incorporate Crime prevention through environmental design (CPTED) measures in controls. 

» As strongly suggested during the engagement: investigate greater connections between trails, and the 

Maiden Gully township, Bendigo centre, broader transport network, other residential area. Based on 

literature findings, connections to open spaces and key destinations, including schools, should also be 

considered, as well as the safety of pedestrian infrastructure including when crossing local roads and the 

Calder Highway. 

» Ensure that public and private developments are designed to support and encourage walking and cycling. 

» Investigate areas that can provide opportunities for informal mountain biking, skate facilities and natural 

play. 

» Incorporate measures to address climate change and urban heat. 

6.2.4 Local amenity and character 

An important aspect of Maiden Gully’s lifestyle is the existing vegetation, bushland and national parks. Currently 

people may travel to Bendigo for work, but “go home to [their] community”. While Maiden Gully will become a 

“satellite area outside of Bendigo”, existing bushland/regional parks between Maiden Gully and Bendigo will be 

important to protect as a separation between the two, to protect the more rural atmosphere, which is recognised 

in the PSP.  

There is a legitimate concern that some of the existing vegetation in the PSP area will be cut down, and that 

smaller blocks will be constructed (compared to the current predominant form of housing and large blocks), with 

an associated impact on the existing character of the area. The PSP has acknowledged that there will be 

vegetation loss in order to meet bushfire protection requirements. 

While this will likely lead to increasing housing diversity and choice, there will be impacts on natural character and 

wildlife, which should be managed as advised by technical experts. In addition, the impact of pets on wildlife was 

also mentioned. There are also concerns around the impacts on waterways and water sources, and as mentioned 

above waterways have an important cultural role for traditional owners which should be considered. Some 

mentioned during consultation that the PSP is impacting existing dams that serve an important purpose in 

bushfires with potential implications for future fires. 
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This will also likely impact on the amenity of the area, to which many residents were attracted because of the 

‘country feel’ represented by vegetation and nature. Several community members think that 500sqm blocks are 

too small considering the existing character of the area and that 700sqm a minimum size. For some residents of 

the PSP area, this will directly reduce their amount of private open space due to property acquisition.   

With future growth and the creation of a new urban area, the PSP is likely to increase the overall amount of 

pollution emitted in the region, which has a range of social (e.g. impacts of air pollution and emissions of 

additional vehicles on health and safety; noise; visual impact), environmental and economic implications. 

Increased populations can lead to greater pressures on air quality13 and have negative health impacts, particularly 

on an ageing population. However higher density delivered well, has been associated with a reduction in 

emissions by enabling a greater diversity of transport modes beyond the car such as public transport and active 

transport14 which not only reduce pollution but are also sources of incidental exercise.  

Construction will likely have impacts on some of the existing and future residents or stakeholders as infrastructure 

and dwellings are constructed over many years. There was some concern voiced during the engagement around 

the duration of construction, with heavy machinery and equipment on properties, as well as a lack of information. 

Benefits:  

The following is a high social benefit, given its association with a key community value expressed during 

consultation. 

» The PSP retains and protects a natural separation between Maiden Gully and Bendigo by bushland. 

There is no specific measure to further strengthen this aspect. 

Risks: 

The following are extreme or high social and economic risks, given their impact on key community values 

expressed during consultation or impact on human safety: 

» Impact on country feel and character associated with loss of vegetation (and reduced lot sizes) 

» Impact, including cultural, on wildlife and environmental assets such as waterways and water sources 

» Additional pollution 

» Impacts of construction (unavoidable but shorter term). 

These can be mitigated by: 

» Implementing a range of vegetation retention and replacement measures as well green infrastructure and 

sustainable design measures. However this should be done with due consideration given to bushfire 

requirements that will lead to a loss of vegetation. Human safety must prevail. 

» Maximising the retention of existing waterways and water sources, while also considering findings from the 

bushfire risk assessment. 

» Prepare a Cultural Heritage Management Plan, to manage potential impacts of environmental actions. 

» Engage with the Dja Dja Wurrung people in relation to wildlife, fire and biodiversity management and 

cultural heritage.  

» Incorporating recommendations from the fauna and flora report, including undertaking additional work. 

» Delivering a low emission urban area should be a priority for the PSP 

» Ensure communication with landowners and residents about construction timeframes, and 

developers/builders to put in place adequate construction management plans to address potential nuisances. 

                                                
 
13 Keywood MD, Emmerson KM, Hibberd MF (2016). Ambient air quality: Increasing population. In: Australia state of the environment 2016, 
Australian Government Department of the Environment and Energy, Canberra, https://soe.environment.gov.au/theme/ambient-air-
quality/topic/2016/increasing-population, DOI 10.4226/94/58b65c70bc372 
14 Zhang L, Hong J, Nasri A, Shen Q. How built environment affects travel behavior: A comparative analysis of the connections between land 
use and vehicle miles traveled in US cities. Journal of Transport and Land Use. 2012;5(3):40–52. 
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Recommendations for the PSP: 

» In relation to wildlife, additional work should be undertaken on the impacts on fauna and flora. 

» In relation to country feel, the PSP should encourage vegetation retention where possible, as well as tree 

canopy cover and general ‘greening’ of the public domain and properties in the future. Bushfire protection 

requirements need to take precedence and also need to be considered and may influence the range of 

possibilities. Bushfire management is a major component of the PSP and human safety remains the primary 

priority, potentially leading to unsatisfactory outcomes on vegetation. The role of waterways in bushfire 

protection should be investigated as necessary. 

» As detailed in the SEIMP, incorporate controls in relation to tree removal/canopy replacement like for like, 

protection of areas of dense canopy, protection of old growth trees, protection of water sources, retention of 

natural water courses. 

» Adequate staging will be required to be put in place to minimise disruption of construction, and effective 

communication with all impacted stakeholders. 

6.2.5 Social inclusion and community identity  

There is uncertainty around the potential impacts of the Plan on the existing community feel. Community feel is 

another key reason why current residents enjoy living in Maiden Gully, and is defined by the existing social 

networks, trust and safety that are felt by people. For some, the arrival of new residents might strengthen the 

existing community, while for others, it might disappear. During the engagement, some described that the future 

of this ‘community feel’ will depend on how higher densities are planned. The Plan was described as being 

positive for families, with tracks and infrastructure/activities for children, but some mention that the community 

will lose its ‘identity’. It was also mentioned that there was already a disconnect between residents of the ‘new’ 

area compared to the more established areas of Maiden Gully. 

As the population grows, greater levels of cultural diversity can be expected which may lead to a more vibrant 

and cohesive community, with good levels of social capital. ‘Good’ social cohesion may be described as “sense of 

belonging; sense of worth; social justice; participation, and acceptance’, while negative experiences may include 

high levels of discrimination, feeling like they do of not belonging or being unwelcome, or that there are barriers 

to local participation, feeling unsafe in relation to living with diverse others, lower levels of employment 

integration15. 

The active links and walkability in the PSP area, open spaces and community facilities that the Plan is creating will 

likely be associated with community connections and sense of community16, however given the scale of growth, 

assumed increased housing diversity and the broad range of factors that impact on social cohesion17, there might 

be value in implementing additional measures to promote social connections.  

Benefits:  

The following is a high social benefit, given its association with a key community value expressed during 

consultation. 

» Population growth and increase in housing diversity may lead to greater levels of cultural diversity, leading to 

a more vibrant and cohesive community.  

Risks: 

The following is an extreme social risk, given its impact on key community values expressed during consultation: 

» Weakening of the existing community feel, social networks and sense of community. 

                                                
 
15 Anthony Moran and Mark Mallman: Understanding Social Cohesion in Shepparton and Mildura: Final Report  Department of Social Inquiry, 
La Trobe University, Bundoora, November 2015 
16 Alex Kleeman, Dr Lucy Gunn, Professor Billie Giles-Corti, Evidence supporting the health benefits of Housing Diversity 
17 Nicola Dempsey et al, The key to sustainable urban development in UK cities? The influence of density on social sustainability, Progress in 
Planning Volume 77, Issue 3, April 2012, Pages 89-141 
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The identified social benefit can be strengthened 

by the following measures, which would also 

mitigate the identified social risk: 

» Developing and implementing a place making 

or community development/building program 

to promote and strengthen community 

networks, support and celebrate 

multiculturalism and diversity, associated with 

community events/festivals, to ensure a 

successful integration of existing and future 

residents, and connect areas north and south 

of the highway. 

» Satisfaction surveys could be regularly 

distributed amongst residents to identify 

potential areas of concern. Social cohesion 

can also be monitored by data collection 

(levels of volunteerism, participation in local 

groups, participation in group activities, local 

action groups). 

 

 

Recommendations for the Plan: 

» Ensure community spaces and facilities are provided in the early stages of development, as the population 

grows, and not at completion, and are integrated within the transport network including active network, to 

create an interconnected system of streets and paths that connect people to places and activities, including 

public facilities, workplaces, services, retail, by prioritising walking and cycling. 

6.2.6 Employment opportunities  

Additional and more diversified employment opportunities are likely, represented by construction in the 

short/medium term, and in the longer term, additional commercial and retail floorspace and future additional 

community facilities.  

The economic impact assessment identifies a potential for 4,439 full time employment positions (conservative 

approach). This is a positive impact and is consistent with the priorities of the Loddon Mallee South Regional 

Growth Plan and Plan Greater Bendigo Action Plan of ensuring that communities are economically, socially and 

environmentally sustainable. It is noted that employment opportunities should be accessible for all segments of 

the population including more vulnerable groups and Aboriginal people. 

The impact on agricultural production is likely to be minimal, given the absence of agricultural production in the 

PSP area. There are however existing agricultural uses adjacent the PSP area that should be considered in future 

development, noting that there may be pressures to rezone agricultural land for residential beyond the Urban 

Growth Boundary. 

The implementation of the PSP is likely to result in the loss of agricultural production possibility and possible 

speculation impact on land surrounding the PSP area. It is likely to occur during the construction and post-

construction phase. While there is minimal commercial agricultural production in the area and that new 

production on that land is unlikely, for land adjoining the PSP, there are possible downstream impacts. 

Further, sentiment of inevitable rezoning (as a result of expansion of the urban growth boundary) means possible 

conflict of agricultural and urban land uses as well as a lack of desire to reinvest. While this is not a certainty, it 

does reflect the general radial pattern of development around Bendigo. 

 

Case study: City of Casey New Estates 

Community Development Program 

 

The City of Casey developed this program in response 

to the rapid residential housing estate and population 

growth in the Council area, to create a sense of 

community, welcome new residents, and create bonds 

and networks between existing and new residents. 

 

The program included the following actions: 

» New estates information evenings 

» Community directions newsletters 

» Community activities including Casey People in 

Parks events, including residents bbqs, or events in 

community facilities or parks 

» Building Better Communities forums 

» Point of contact, information and referral 

» New group development and support 

» Collection of local community stories 
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Benefits:  

The following is a high social and economic benefit, given its impact on livelihoods across the township and 

perhaps broader area. 

» Additional and more diversified employment opportunities.  

This benefit can be further strengthened by: 

» An economic development strategy could be developed to accompany residential growth in Maiden Gully, 

promote local employment, ensure opportunities for vulnerable groups and Aboriginal people, attract new 

businesses and further promote employment diversification. 

Risks: 

The following are low social and economic risks: 

» Loss of potential agricultural production (there is no agricultural production within the PSP area) 

» Potential conflicts between farming and residential uses. 

These can be mitigated by: 

» Considering the impacts of farming onto residential uses and any required planning control to minimise 

conflict 

» Including planning controls to protect the durability of existing farming uses adjacent the PSP area 

Recommendations for the PSP: 

» Include planning controls to protect adjacent farming uses. 

» Consider a buffer or zoning solutions to protect existing farming uses (if and as required – subject to 

investigations). 

6.2.7 Infrastructure efficiency  

There will be traffic increases associated with growth, and proposed traffic/transport infrastructure upgrades are 

proposed in the plan to mitigate the impact of this. While there were individual concerns in relation to various 

upgrades, resulting in parking losses for some, broader concerns were expressed in relation to the Calder 

Highway, which is an existing barrier with associated safety concerns, and pedestrian safety in general.  

The Plan seeks to provide improved/additional infrastructure for safe walking movements, and also includes 

several pedestrian crossings. Based on engagement findings, additional measures may be required that would be 

the result of additional technical investigations or may be identified as part of future detailed design work. 

Perceptions of safety or lack thereof should be monitored regularly and addressed as required. In the future, 

appropriate lighting should be ensured. Traffic safety can also improve with the lower speed limits and fewer trips 

that come with denser streets18. 

There is evidence showing that improved street networks are associated with increased levels of walking and 

cycling, and could be supported through a range of measures including increasing street connectivity, 

incorporating traffic slowing devices/pedestrian crossing, decreasing road traffic volumes, addressing busy roads 

(as well as active transport route options)19.  

In relation to other types of infrastructure (e.g. drainage, roads or footpaths), upgrades proposed in the PSP will 

address current issues with infrastructure described by some as low quality. This will also improve equity between 

areas north and south of the highway, and ensure that areas north of the highway are embellished. However, it 

                                                
 
18 Giles-Corti B, Ryan K, Foster S. Increasing Density in Australia: Maximising the Health Benefits and Minimising Harm. Perth, Western 
Australia: National Heart Foundation of Australia, 2012. 
19 Zapata-Diomedi B, Brown V, Veerman JL. An evidence review and modelling exercise: The effects of urban form on health: costs and 
benefits. An evidence review commissioned by the Centre for Population Health, NSW Ministry of Health, and brokered by the Sax Institute for 
The Australian Prevention Partnership Centre; 2015. 
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was also mentioned during the engagement that the Plan is only representative of part of the area of Maiden 

Gully and does not represent a cohesive and integrated approach with the existing township and does not 

sufficiently connect the two areas.  

As described in the economic assessment report, the allocation of ongoing maintenance and operational costs for 

infrastructure will be endured by the new residents although users who will benefit from the infrastructure will 

include residents or users from a broader catchment who will not be financially responsible for infrastructure 

upkeep. As such, in terms of contribution planning, the catchment areas for the infrastructure should consider a 

fair allocation of funding burden for ongoing maintenance and operations. 

Benefits:  

The following is an extreme social benefit, given its impact on livelihoods across the township and perhaps 

broader area, and impact on safety and vulnerable groups including children: 

» There will be greater choice in terms of active transport with safer options and additional crossing points 

over the Calder Highway.  

This benefit can be further strengthened by: 

» Review pedestrian safety across the PSP and engaging with the community around pedestrian safety. 

Risks: 

The following are high or extreme social and economic risks, given their impact on the township and users of 

thoroughfares through the area as well as impacts on human safety and potentially vulnerable groups including 

children: 

» Increase in traffic 

» Calder Highway remains perceived as a barrier, although a number of safe crossing points have been 

identified and will be signalised 

» Resident/pedestrians feel less safe as traffic increases  

» Loss of car parking 

» There is not a fair cost allocation of infrastructure.  

These can be mitigated by: 

» Ensuring that active transport network provides existing and future residents with sufficient opportunities to 

walk and cycle instead of driving. 

» Continuing to identify upgrade/investment opportunities south of the highway including upgrade 

walking/cycling paths/footpaths. 

» There may be a need to undertake regular reviews of parking needs and efficiencies, particularly as 

population and retail floorspace grows, potentially involving stakeholder engagement, noting that Council’s 

strategy is to promote walking and cycling over driving. 

» Monitoring and addressing perceptions of safety or lack thereof. 

» Appropriate lighting and other infrastructure should be ensured to maximise pedestrian safety. 

» Traffic safety can also improve with the lower speed limits and fewer trips that come with denser streets, 

» The Calder Highway is a Department of Transport asset. While the plan identifies a number of crossings, 

there should be further collaboration with Department of Transport to address concerns  

» Upgrades will likely lead to increased Council maintenance and rates (increase of approximately $7M 

collected rates per annum) leading to additional investments. 

» Ensuring that infrastructure cost burden is shared by beneficiaries through collection of a DCP which has a 

value capture mechanism from uplift accrued through rezoning. 

» Reducing flooding risks and improved road safety which are significant public values.  
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Recommendations for the PSP: 

» Ensure that infrastructure cost burden is shared by beneficiaries through collection of a DCP which has a 

value capture mechanism from uplift accrued through rezoning. 

» Consider additional upgrades south of the highway. 

» Maximise connections between south and north of highway including cycling and walking connections. 

6.2.8 Decision-making systems 

As mentioned during the engagement process, the PSP will lead to coordinated growth and a more cohesive 

approach to planning for the whole township. 

Information sharing is crucial, for a large number of persons, as all PSP landowners and residents of Maiden Gully 

are likely interested in the future of their suburb, and for some, of their property. Stress and anxiety are likely to 

be caused by a lack of information or simply lack of certainty around timeframes, particularly for landowners 

whose property is being affected by compulsory acquisition. There was concern expressed during the 

engagement process that there was not a sufficient level of information regarding the overall project and 

timeframes. It was also mentioned that some people have moved to Maiden Gully for lifestyle without being 

aware of the proposal. There is already a level of anxiety, which in some cases could be softened through 

efficient communication.  

Benefits:  

The following is an extreme social and economic benefit, inherent to the very nature of the PSP, given its impact 

on future land use at the local and LGA level: 

» Preventing adhoc building by providing guidelines and rules on what is allowed to be built in a broad area (as 

opposed to a single development approach), maintaining building standards, resulting in coordinated growth. 

Risks: 

The following is an extreme social risk, given its already occurring impact on community resilience to cope with 

change and community wellbeing:  

» Existing lack of clarity for existing residents regarding the preparation and delivery of the Plan, and 

associated stress and anxiety 

These can be mitigated by: 

» Improving communication with all residents, and particularly communicating key timeframes when they 

become known e.g. timing of approval, start of construction including infrastructure upgrades. 

» Providing services for people who are affected and require support.  

Recommendations for the PSP: 

n/a 

6.2.9 Personal and property rights  

While general impacts on land and housing values are discussed in Section 6.2.1, with broad impacts on existing 

and future communities, some other impacts were associated with individual situations or a small number of 

landowners, mostly in the PSP area. 

This includes those that will see a rise in development opportunities on their land, or a property value uplift, with 

the value of land and properties likely to increase considerably as a result of future development potential. Those 

adjacent the PSP area may experience slower growth rates. Generally, the cost of additional or upgraded 

infrastructure should be shared by beneficiaries through collection of a DCP which has a value capture mechanism 

from uplift accrued through rezoning. It will be important to ensure that infrastructure/ development contributions 

are requisite with the level of property value accretion which can directly be attributed to the PSP. 
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In other cases, certain landowners will see a loss of development opportunities or a loss of portion of their land 

due to acquisition. Some mentioned they won’t benefit from these opportunities because the corner of their block 

is requested for infrastructure, or because a new roundabout is proposed in front of their house with associated 

additional traffic noise. In some extreme cases, residents are planning to sell their property and relocate to the 

more established area of Maiden Gully, or out of the township/LGA., which are extreme reactions and likely 

associated with stress or anxiety even if only just short term. Adequately negotiating land acquisitions with these 

landowners is an important part of the rezoning process, to ensure that land owners acquired for infrastructure or 

rezoned for lower value uses are able to maintain opportunities to relocate in the community if they choose. 

While there is a feeling of resignation amongst some community members, with some describing the inevitability 

of growth or associated impacts such as increased traffic or smaller blocks, one resident mentioned that the pros 

and cons of impacts on lifestyle were “fairly even” and that “financial contributions balanced it all out”.  

Benefits:  

While limited to a certain number of landowners, the following are high social and economic benefits, given their 

impact on livelihood and direct impact on some properties: 

» New development opportunities and property value uplift for some landowners. 

» Landowners outside the PSP area will still benefit from the recreational and community infrastructure. 

While not an enhancement measure as such, it is recommended that infrastructure/ development contributions 

are requisite with the level of property value accretion which can directly be attributed to the PSP. 

Risks: 

While limited to a certain number of landowners, the following are high or moderate social and economic risks, 

given their impact on livelihood and direct impact on some properties: 

» Loss of development opportunities and property value loss for some landowners 

» Direct impact caused by acquisition 

» Possible financial impact on landowners adjacent the PSP area 

» Stress and anxiety associated with the above. 

These can be mitigated by: 

» Continuing / finalising negotiations with each landowner individually and provide information and support, 

including land valuation information, throughout the whole process and as necessary 

» Ensuring that any disruption and/or lasting change is communicated to surrounding residential properties 

» Ensuring that land owners acquired for infrastructure or rezoned for lower value uses are able to maintain 

community links/ opportunities to relocate in the community if they choose, above simple just terms 

compensation. 

Recommendations for the PSP: 

n/a 

6.3 Cumulative impacts 

Cumulative impacts may be triggered by the following developments: 

» There is an ongoing Department of Transport project on the Calder Highway (duplication) which may also 

trigger a range of impacts, including construction, on the Maiden Gully population that may be associated 

with the Plan. Adequate collaboration with Department of Transport is recommended, as well as advocating 

for engagement with residents/stakeholders as required. Improvements on the Calder Highway may lead to 

increased active transport opportunities, which would further improve benefits described above. 
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» The Department of Transport are investigating the movement of traffic between Maiden Gully and Bendigo 

to improve safety, which would likely have additional positive impacts. 

» Recent traffic upgrades undertaken in Maiden Gully including the PSP are creating some confusion amongst 

community members, questioning the need for additional works, or the efficacy of previous works. 

» The local IGA in the Maiden Gully centre has received approval to expand their floorspace. This may 

contribute to construction impacts and nuisances, but in the long term will contribute to responding to retail 

demands. 

» Growth in Marong: concerns were expressed during consultation in relation to how the two areas, both 

forecast to grow, will come together. Concerns were mostly in relation to additional traffic, with Marong 

already one of the main destinations for cars commuting on the Calder Highway, which will likely grow as 

population increases. The provision of social infrastructure and retail that will be provided in Marong was 

another area of concern. It was mentioned that there should be appropriate staging of retail to prevent the 

development of excessive retail floorspace early on (noting it is not Council’s role to manage commercial 

feasibility), to ensure that “there needs to be retail when there’s enough people”. It is noted that the Loddon 

Mallee South Regional Growth Plan also identified residential growth in Bridgewater and Inglewood which 

may also create similar cumulative impacts.  

» As stated in the Integrated Transport and Land Use Strategy (ITLUS), there is longer term aspiration to run a 

rail service through Maiden Gully, out to Marong. There is also a current push from younger residents in 

Marong to improve the frequency of bus services, which would run through Maiden Gully. Increased public 

transport opportunities would be beneficial for the PSP area and broader area, which is recognised in the 

ITLUS that advocates for research to be undertaken on the benefits of additional public transport including 

productivity, liveability and health 

» Covid-19, with currently impacts on retail demands, and potentially impacts on demands for certain dwelling 

types or densities, or recreation opportunities and open spaces. This would require further investigation. 

6.4 Social and economic impact assessment and 
management plan (SEIAMP) 

The Social and economic impact assessment and management plan (SEIAMP) is provided in Appendix B.  
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7 Conclusions 
This Social and Economic Impact Assessment (SEIA) has been prepared in relation to the Maiden Gully Precinct 

Structure Plan (PSP), to analyse the potential social and economic impacts arising from the PSP. 

The SEIA has included the development of a social baseline, a review of background material including the PSP 

and technical studies and of the regional and local policy context, and an engagement process with affected 

groups and individuals as well as Council staff and Councillors. 

The SEIA has considered positive and negative impacts for the following categories, proposed enhancement or 

mitigation measures and recommendations for the Plan as identified in the SEIAMP.  

The key positive impacts of the PSP are: 

» There will be coordinated growth in the PSP area with less adhoc development and more controls and 

guidelines  

» There will be increased housing diversity  

» There will be land for additional community facilities, increased recreation opportunities, services and retail 

» There will be greater choice in terms of active transport with safer options  

» Infrastructure will be upgraded throughout the area and drainage and flooding risk will be reduced.  

A range of enhancement measures are included in the SEIAMP and are discussed in this report to further 

strengthen these benefits. 

The key risks of the PSP are: 

» Staging of social infrastructure, services and open space, if not delivered as the population grows  

» Unaddressed demand for some services or facilities including child care and schools, as well as public 

transport  

» Impact on the existing character and country feel, including community feel and social networks, as well as 

fauna and flora and waterways 

» Contribution to urban heat and additional pollution 

» Lack of clarity and information for residents, direct impacts on properties for landowners and associated 

anxiety, and various concerns with proposed traffic upgrades.  

A range of mitigation measures are included in the SEIAMP and are discussed in this report to address these 

risks. 

We also suggest that the following monitoring measures could be used to assess the evolution of risks or 

benefits. 

Table 9 Monitoring measures 

Category Monitoring measures  

Housing diversity, 
supply and affordability 

Dwelling types 

Home ownerships and housing affordability including for low income households 

Access to transport, 
services and recreation 

Participation rates 

Demands and needs for social infrastructure and retail 

Community health and 
wellbeing 

Car dependency and physical activity and self-reported wellbeing through active 
living census  

Human and social capital data (refer baseline) 

Methods of travel to work 
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Category Monitoring measures  

Perception of safety  

Urban heat 

Local amenity and 
character  

Satisfaction/values surveys  

 

Social inclusion and 
community identity  

Cultural diversity data 

Satisfaction surveys  

Human and social capital data (refer baseline) 

Employment 
opportunities  

Employment data (refer baseline) 

Infrastructure efficiency  Undertake regular reviews of parking needs and efficiencies 

Monitoring and addressing perceptions of safety or lack thereof 

Decision making 
systems 

Satisfaction or issues with the PSP process 

Engagement findings from the exhibition process  

Personal and property 
rights 

Property/land values 
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A Evaluation of impacts 
 



Evaluation of significance of impacts 
Guided by international social impact assessment principles and methods as described in Social Impact 
Assessment: Guidance for assessing and managing the social impacts of projects (Vanclay 2015), endorsed 
by the International Association for Impact Assessment (IAIA), each of the potential social impacts are 
evaluated for significance based on a range of factors including: 
» The four impact characteristics that demonstrate the material effect of the impact (extent, duration, 

severity, sensitivity) 
» Who specifically may be affected, adversely or positively, directly or indirectly, cumulatively and the 

level of concern or interest they feel about the matter (high, medium, low) 
» When the potential impact, positive or negative, is expected to occur (pre-construction, construction, 

operation, closure or post-closure).  

It is important to note that some social impacts may affect some people differently, depending on the nature 
of the impact and each individual’s circumstances. The evaluation of significance has considered the uneven 
experience of impacts by different people through attributing a social risk rating for the positive perspective 
of the impact as well as the negative. The social risk rating exercise is undertaken from the perspective of 
the affected parties.  

Evaluation of positive impacts are based on the level of interest, scale of improvement or benefit, level of 
importance placed on the improvement or benefit and the equity of its distribution and an assessment of the 
likelihood and the scale of improvement or benefit.  

Table 1 Impact characteristic definitions 

Characteristic Definition 

Extent The geographical area affected by the impact (or the number or proportion of 
people or population groups who are affected). 

Duration The timeframe over which the impact occurs 

Severity Scale or degree of change from the existing condition as a result of an impact 

Sensitivity Susceptibility or vulnerability of people, receivers or receiving environments to 
adverse changes caused by the impact, or the importance placed on the matter 
being affected. Attributes of sensitivity include: conservation status; intactness; 
uniqueness or rarity; resilience to change and capacity to adapt; replacement 
potential; impacts on vulnerable people; and/or of value or importance to the 
community 

Where a predicted social risk rating of impacts is potentially high or extreme but there was insufficient or 
limited evidence available, a ‘worst-case’ scenario was used for evaluation purposes and the precautionary 
principle applied.  

Table 2 Consequence criteria for assessment of social risk rating 

Consequence criteria 

Minimal No discernible positive or negative changes caused by the impact 

Minor Small change caused by the impact 
Generally temporary or short term in duration 
Impacts confined to a small number of receivers within the proposed 
development locality 
Able to be mitigated such that impacts are deemed to be low. 

Moderate Moderate change caused by the impact 
Generally temporary or short to medium term in duration 



Spatial extent of impacts may vary across the affected LGAs 
Able to be mitigated or managed such that impacts are deemed to be low.  

Major Large change caused by the impact 
Generally medium to long term in duration 
Spatial extent of impacts may vary across the affected LGAs, or the broader 
region or State 
Negative impacts would require extensive mitigation or consultation with affected 
stakeholders. 

Catastrophic Very large changed caused by the impact 
Likely to be long-term in duration 
Spatial extent of impacts may vary across the affected LGAs, or the broader 
region or State 
Negative impacts would require extensive mitigation and consultation with 
affected stakeholders. 

Table 3 Social risk matrix 

 Consequence level 

1 2 3 4 5 

Minimal Minor Moderate Major Catastrophic 

Likelihood 
level 

A Almost certain A1 A2 A3 A4 A5 

B Likely B1 B2 B3 B4 B5 

C Possible C1 C2 C3 C4 C5 

D Unlikely D1 D2 D3 D4 D5 

E Rare E1 E2 E3 E4 E5 

Social risk rating 

 Low  Moderate  High  Extreme 

Source: SIA Guidance for assessing and managing the social impacts of projects, Vanclay, F. et al (2015) 
p.49.  
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purpose other than requested by the client.

All best efforts have been taken to ensure any data, references and images are accurate,
however the client project team takes no responsibility for the accuracy of the source
data.

September 2020.



3MAIDEN GULLY PSP - ECONOMIC IMPACT ASSESSMENT DRAFT REPORT

CONTENTS
EXECUTIVE SUMMARY 4

PROJECT OBJECTIVES & REPORT STRUCTURE 10

MACRO ECONOMIC CONDITIONS & DEMOGRAPHIC
PROFILE 13

HISTORICAL RESIDENTIAL BUILDING ACTIVITY TRENDS 19

PSP & ECONOMIC IMPACT CATEGORISATION 25

QUALITATIVE ASSESSMENT 28

QUANTITATIVE ASSESSMENT 33

ENDURING ECONOMIC IMPACTS 49

PROPERTY VALUE IMPACTS 51

REFERENCES 55



4MAIDEN GULLY PSP - ECONOMIC IMPACT ASSESSMENT DRAFT REPORT

EXECUTIVE
SUMMARY



5MAIDEN GULLY PSP - ECONOMIC IMPACT ASSESSMENT DRAFT REPORT

EXECUTIVE SUMMARY
The City of Greater Bendigo Council (Council) adopted the the Maiden Gully Precinct
Structure Plan (PSP) in 2013. The PSP fits within the framework of the Greater Bendigo
Residential Strategy (GBRS), part of the City’s aspiration to release housing supply to
meet with expected long-term residential housing needs over the next 20-30 years.

The Maiden Gully PSP covers a total area of 700 hectares. In accordance with the plan,
Council intends to develop the area to 3,864 dwellings in order to house approximately
11,500 new residents. There are considerable economic impacts of the PSP, both during
the construction period as well as enduring impacts post-construction.

ABOUT THIS REPORT

This economic impact report is part of the broader ‘Social and Economic Impact
Assessment for Maiden Gully PSP’. The PSP is in a period of re-evaluation. The report is
to identify how the proposed residential development of Maiden Gully will impact the
local and regional economy as part of the EIS process for a re-exhibited PSP.

The economic impacts during both the construction and operational phase consider
contribution to the economy, contribution to employment as well as disbenefits which
would offset these benefits. The outcome is a consideration of total net economic
benefit and economic impacts.

A second part of this economic impact assessment identifies potential property value
accretion as a result of rezoning that would extend uplift beyond conventional capital
price growth from market demand.

MEASURING ECONOMIC BENEFITS

This report considers both qualitative and quantitative economic assessment to derive
measurable and non-monetised benefits and dis(benefits).

The summary of economic impacts include:

1. Measurable economic benefits

2. Non-monetised economic benefits

3. Measurable economic (dis)benefits

4. Non-monetised economic dis(benefits)

5. Overall economic impact through both a cost benefit analysis and input-output
multiplier model

6. Consideration of enduring economic impacts in the post-construction phase

7. Consideration of property value accretion and/or value impacts for land parcels
inside and in close proximity to the PSP area.

As the construction phase comprises the majority of costs and benefits, enduring costs
and benefits are outlined separately. This is to ensure their importance is not diminished
by the higher value of construction phase costs and benefits.
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ECONOMIC IMPACT CATEGORIES
MEASURABLE ECONOMIC BENEFITS

Additional Investment and Consumption

The Maiden Gully PSP is likely to spur additional investment and consumption activity in
the Bendigo region. We have calculated the monetary impact of this stream to be $927
million (in $2020 dollars) over a 20 year period, assuming construction commenced in
2020/21.

Additional Government Revenue

The PSP is likely to spur additional government revenue to various tiers of government.
We have evaluated its impact on the City of Greater Bendigo Council with respect to
rates. We have calculated the monetary impact of this stream to be $45 million (in
$2020 dollars) over a 20 year period, assuming construction commenced in 2020/21.

NON-MONETISED ECONOMIC BENEFITS

Social Benefits

The PSP is likely to spur social benefits including increased community engagement,
increased visitation and additional community programs/events. More specifically, this is
likely to include investment in greater community facilities as a result of new housing,
increased public open space amenity and new social infrastructure capacity in Greater
Bendigo.

Environmental benefits

The proposed plan is likely to lead to positive environmental benefits including
increased recycling, reduced illegal dumping, better water and energy management and
tree-planting initiatives. This has been considered against potential environmental
disbeneifts including loss of rural land, increased heat island impacts and potential loss
of canopy.

MEASURABLE ECONOMIC DISBENEFITS

Additional Pollution

The proposed plan is likely to increase the overall amount of pollution emitted in the
region. We have calculated the monetary impact of this stream to be $82 million over a
20 year period. This does not yet exclude discounting for future environmental impacts
from Council, however they are covered in non-monetised environmental benefits.

Loss of Agricultural Production

The proposed plan is likely to reduce the value of existing agricultural production which
occurs in the proposed plan area to zero or near zero. We have calculated the monetary
impact of this stream to be $9 million (in 2020 dollars).

NON-MONETISED ECONOMIC DISBENEFITS

Loss of Amenity

The proposed plan is likely to reduce the value of amenity. Amenity refers to the
existing environment. Amenity dis-benefits are measured by perceived degradations to
quality or service as a result of a change. In Maiden Gully, this is likely to include rural
vistas, green space and reduction in heat island impacts. This could be partially offset
by further tree planting, greening and landscaping.
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OVERALL ECONOMIC IMPACT - CONSTRUCTION PHASE

We have calculated the overall economic impact during the construction phase of the
PSP using two different approaches - a Cost-Benefit Analysis (CBA) approach and an
Input-Output based Multiplier Analysis approach. These approaches calculate different
types of impacts which are not directly comparable.

More specifically, the CBA approach calculates the expected overall monetised
economic impact likely to be generated by a project and compares all expected
monetised economic benefit streams to all expected monetised cost streams. In
comparison, the Input-Output based Multiplier Analysis approach calculates the
expected overall income (sometimes identified as spending), GDP contribution and full
time equivalent (FTE) employment likely to be generated by a project.

Cost Benefit Analysis

Figure 1 below indicates the expected overall impact associated with the Maiden Gully
Precinct Structure Plan when modelled using a Cost-Benefit Analysis (CBA) approach.
More specifically, it reveals that the project has an estimated Net Economic Benefit of
$880 million and a Benefit-to-Cost (BCR) of 10.64 based on an evaluation period of 20
years and a 7% discount rate. This implies that the proposed plan is likely to return an
economic benefit which is over 10 times greater than the economic dis-benefit it will
cause.

It should be noted this ratio is reflective to the referent area (Greater Bendigo) and
excludes broader impacts to a larger market which partly explains the high BCR. It can
be argued that the development opportunity would be lost to another region if it were
not to be delivered.

Given that the project yields a BCR comfortably beyond 1.0, the PSP is likely to
significantly benefit the local economy.

Furthermore, the project has more upside risk as opposed to downside risk given the
conservative nature of the assumptions that we have made in regards to the loss of
agricultural Production dis-benefit stream. This does not however cover potential
broader impacts of rural land loss.

FIGURE 1 - OVERALL ECONOMIC IMPACT (CBA APPROACH)
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Input-Output based Multiplier Analysis

Figure 2 indicates the results of the expected overall economic impact associated with
the Maiden Gully Precinct Structure Plan when modelled using an Input-Output based
Multiplier Analysis approach.

It reveals that the proposed plan is expected to generate:

• $3,641 million in income, $633 million in GDP and 4,439 in full time equivalent (FTE)
job years in construction and indirectly related positions when modelled using Type I
Multipliers, and

• $4,551 million in income, $791 million in GDP and 5,549 in full time equivalent (FTE)
job years in construction and indirectly related positions when modelled using Type
II Multipliers.

Employment estimates for short term construction jobs have relied on a 2009 NSW
Treasury published research paper, Employment Support Estimates–Methodological
Framework (TRP09-3), which quantified full time equivalent (FTE) employment specific
multipliers by analysing over 2,200 projects undertaken in NSW as part of the NSW
Infrastructure Program for 2009-10. It should be noted these FTE jobs would cover the
lifecycle of

There have been multiple adjustments to income, industry and employment effects to
account for 2020 figures.

FIGURE 2 OVERALL ECONOMIC IMPACT (INPUT-OUTPUT APPROACH)
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ENDURING BENEFITS
The development of the Maiden Gully PSP will have a significant ongoing impact on the
local economy of Greater Bendigo. While in measurable terms, the majority of impacts
(benefits and dis-benefits) occur during the construction period, there is enduring
economic and employment benefits.

The four identified enduring benefit categories are:

• Induced demand for service employment (retail and local services)

• Increase in government revenue

• Increased potential for diversification of employment base and agglomeration

• Improved housing elasticity

INDUCED DEMAND FOR SERVICE EMPLOYMENT

Maiden Gully, through the PSP is expected to have over 11,500 residents when
construction is complete. This equates to considerable demand for local services and
retail. This contributes both to local employment and economic generation. This will be
calculated with reference from Council.

INCREASE IN GOVERNMENT REVENUE

Maiden Gully, through the PSP is expected to have over 11,500 residents and 3,800
dwellings when construction is complete. Applying an average for standard residential
detached dwellings for property levies in Greater Bendigo ($1,904 per annum) a total
increase in collection of $ 7,357,056.00 would be collected per annum above existing
rates. Applied over a 20 year enduring period once constructed, this equates to
$147,141,120.00 in 2020 dollars.

DIVERSIFICATION OF EMPLOYMENT BASE

Maiden Gully, at present has a higher median household income than the Victorian
Average and significantly higher than Greater Bendigo ($1,838 per week compared to
$1,184 earned by Greater Bendigo LGA residents, $1,542 earned by Melbourne GCCSA
residents and $1,419 earned by Victorians as a whole). This is combined with an high
proportion of non-school qualifications (trades etc). There is significant potential
through the development of Maiden Gully to further diversity the employment base and
continue to attract higher income earning skilled workers. This has broader economic
benefits including potential attraction of industry, something amplified by recent
improvements in remote working.

IMPROVED HOUSING ELASTICITY

The DEEWLP estimates Greater Bendigo has 17-25 years supply. The ongoing benefit of
the PSP would be to improve structural elasticity through greater supply in the market.
When supply I constrained to minimal choice, this can have a two fold impact of
contributing to housing unaffordability as well as potentially preventing further new
attraction of residents.
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PROJECT OBJECTIVES
The City of Greater Bendigo Council has adopted plans to support its urban growth
through a number of residential and housing strategies which include the Maiden Gully
Precinct Structure Plan (PSP). The purpose of this EIA is to identify the economic
impacts that will benefit and impact both the community and landowners through the
construction and post-construction phases of the PSP. The primary objectives are:

• To identify the contribution to the local economy (gross regional product) of the
proposed development contained in the PSP

• To ascertain the level of likely short term (construction) and enduring employment
as a result of the new development.

• To consider the economic drawbacks to the community as well as targeted benefits
to particular components of the community, including landowners.

• To derive a total net economic benefit.

• To ascertain potential property value accretion to landowners as a result of rezoning
above conventional market value increase (the rezoning value)

MAIDEN GULLY PRECINCT STRUCTURE PLAN

The Maiden Gully Precinct Structure Plan was adopted in 2013 by Council. However,
Council is in the process of finalising an amendment to the plan. It covers a total area of
approximately 700 hectares. The area is bound by Schumakers Lane to the west, the
railway line and Eaglehawk Golf Club to the north, Regional Park to the east and Calder
Highway (including the existing town centre) to the south.

In accordance with the plan, Council envisions to develop the area to 3,864 dwellings
over a 20-year period in order to house 11,592 new residents. This is the equivalent of
193 dwellings per annum over the 20 year lifecycle.

If endorsed, the plan is likely to have considerable impacts upon the existing 200
separate landowners.

POLICY ALIGNMENT

City of Greater Bendigo Council

This project is aligned with the Greater Bendigo Residential Strategy (GBRS) overall
agenda to sustainably release land to meet the projected demand within its geographic
boundary. The primary evidence base to determine demand has been (and will be)
population projections published by the Australian Bureau of Statistics (ABS) and the
Victorian Government Department of Environment, Land, Water and Planning (DELWP).

Victoria

This project is aligned with the Victorian Government’s overall State Planning Policy
Framework (SPPF) to sustainably release land to meet the projected demand for
residential land in the most economically efficient possible manner. The primary
evidence base to determine demand has been (and will be) population projections
published by the Australian Bureau of Statistics (ABS) and the Victorian Government
Department of Environment, Land, Water and Planning (DELWP).
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WHAT IS ECONOMIC IMPACT ASSESSMENT
Economic Impact Assessment (EIA) is a process for identifying and assessing the broad
economic impacts of a proposal on the community. When applied effectively, economic
impact assessment allows for a comprehensive assessment of the merits and
implications of proceeding with a proposal based on economic and employment
contribution and derivation of net economic benefit (benefits less dis-benefits) .

In approach, it can integrate data on impacts in the ‘dollars & cents’ measured economy
with that for broader social and environmental impacts. When applied systematically
across a number of proposals that are competing for scarce resources, economic
impact assessment can be used to assess which projects will benefit society the most.

COST BENEFIT ANALYSIS & MULTIPLIER ANALYSIS

We have calculated the overall economic benefit associated with the PSP using two
different approaches - a Cost-Benefit Analysis (CBA) approach and an Input-Output
based Multiplier Analysis approach. These approaches calculate different types of
impacts which are not directly comparable.

More specifically, the CBA approach calculates the expected net (or overall) monetised
economic benefit likely to be generated by a project and compares all expected
monetised economic benefit streams to all expected monetised cost streams.

In comparison, the Input-Output based Multiplier Analysis approach calculates the
expected overall income (sometimes identified as spending), GDP contribution and full
time equivalent (FTE) employment likely to be generated by a project.

Input-output multiplier models can use broad assumptions and benefits so using a duel-
faceted approach is seen as necessary to cover the economic benefit spectrum

STRUCTURE

This Economic Impact Assessment (SEIA) has been structured into the following
chapters:

2. Assessment of macroeconomic conditions and demographic profile

3. Historic trends in residential development in Greater Bendigo

4. Economic impact categorisation

5. Qualitative Assessment of economic impacts during construction

6. Quantitative Assessment of economic impacts during construction

7. Enduring costs and benefits in post-construction

8. Property Value Accretion and rezoning
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MACRO ECONOMIC CONDITIONS
The macro-economic conditions refer to the broader trends, trade fluctuations and
externalities. Macro-economic conditions can have a cascading effect of differing levels
to local regions, depending on the economic composition and exposure of regions to
certain swings and trading conditions.

In 2020, the impact of Coronavirus (COVID-19) is projected to have a major global
economic impact which will directly affect Australia’s economic outlook. It is likely to
leave certain regions more exposed than others, depending on the composition of their
gross regional product. The scale and accuracy of economic impacts as a result of
COVID-19 is not yet known as it is still very much in early stages (for economic analysis)
and has occurred during the latter stages of this report.

VICTORIA

The Victorian economy, prior to the onset of COVID-19 has been showing strong signs
of growth which is reflecting high investment and population growth relative to other
states. Gross State Product (GSP) increased by 5.0% to $454.6 billion in 2019. This was
the third highest year-on-year economic growth rate recorded by any State or Territory
in Australia. In comparison, Western Australia (WA) recorded the highest economic
growth rate at 10.6% while national Gross Domestic Product (GDP) strengthened by
5.3%.

The macroeconomic situation in Victoria is expected to be strong over the next four
years according to macroeconomic forecast data published by the Victorian
Department of Treasury and Finance. The state is expected to experience a dip in
growth in 2020 as a result of sluggish wage growth and the ongoing recovery of the
property market in Melbourne. Following the transition phase, it is expected to
progressively strengthen – 5.0% (2021), 5.1% (2022) and 5.3%.

FIGURE 3 GROSS STATE PRODUCT & OUTLOOK (VICTORIA)
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DEMOGRAPHIC CHARACTERISTICS
At a high level, the demographic characteristics for Maiden Gully, indicate a population
that relative to Greater Bendigo and Victoria is higher income earning, older and has a
lower level of unemployment and social disadvantage.

The purpose of identifying demographic trends is to assess how the economic impact
of the construction phase and enduring development of Maiden Gully could impact
existing residents as well as those further afield.

AGE PROFILE

The information presented in Table 1 indicates that the overall age profile of the Greater
Bendigo LGA is broadly consistent with that of the Melbourne GCCSA and Victoria. That
being noted, it also suggests that the Greater Bendigo LGA had a lower-representation
of working-age residents (25 to 44) and a higher-representation of older residents (55
to 74) compared to the Melbourne GCCSA and Victoria as a whole.

This is likely due to the region’s distant proximity to the Melbourne CBD, which makes it
an attractive location for retirees seeking a quieter lifestyle but dissuades young people
pursuing education and employment opportunities.

Interestingly, this phenomenon does not seem to exist at Maiden Gully State Suburb
level. In particular, younger residents (0-19) and young working age residents (25-44)
represent a greater portion of the population compared to the Greater Bendigo LGA,
Melbourne GCCSA and the state. This in turn indicates that these suburbs may be
popular among young families for lifestyle reasons. The new housing under the PSP will
further deliver new housing which is affordable given the high lifestyle amenity.

Accordingly, this information is reflected in the median age of Victorians residing at 35
years (Maiden Gully SSC), 39 years (Greater Bendigo LGA), 36 years (Melbourne
GCCSA) and 37 years (state-wide). In comparison, the national median age was
reported to be 38 years at the time of the last census.

Age Group Maiden Gully SSC Greater Bendigo LGA Melbourne GCCSA Victoria

Number % Number % Number % Number %

0-4 years 427 9% 7,075 6% 287,178 6% 371,220 6%

5-14 years 872 17% 14,123 13% 532,524 12% 709,702 12%

15-19 years 390 8% 7,066 6% 269,015 6% 356,340 6%

20-24 years 219 4% 7,580 7% 333,367 7% 413,792 7%

25-34 years 553 11% 13,739 12% 730,345 16% 889,190 15%

35-44 years 774 16% 13,101 12% 639,084 14% 805,920 14%

45-54 years 720 14% 14,091 13% 587,317 13% 780,420 13%

55-64 years 557 11% 14,036 13% 476,902 11% 677,453 11%

65-74 years 353 7% 10,859 10% 344,283 8% 509,599 9%

75-84 years 99 2% 6,065 5% 196,050 4% 285,006 5%

85 years + 25 1% 2,743 2% 89,151 2% 127,993 2%

Total 4,992 100% 110,477 100% 4,485,211 100% 5,926,624 100%

TABLE 1: AGR PROFILE BY REGION
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EDUCATION PROFILE

Information on education attainment – presented in Figure 4 - indicates that the Greater
Bendigo LGA contained a lower portion of residents (41%) over the age of 15 who had
completed up to Year 12 compared to the Melbourne GCCSA (59%) and Victoria (54%)
as a whole. As expected, this was also the case for Maiden Gully SSC (43%).

Interesting, a higher portion of Greater Bendigo LGA residents – 47% compared to 41% –
had completed a Non-school qualification than up to Year 12 (in other words, secondary
schooling). Furthermore, this phenomenon was more pronounced at the suburb level;
53% compared to 43% for Maiden Gully SSC residents. This may be due to the
prevalence of trade-based employment opportunities in the region which require
vocation-based qualifications to be completed on the job without the need for
secondary schooling to be completed.

Despite this phenomenon, the portion of Greater Bendigo LGA residents (47%) who had
completed a Non-school qualification was still lower than their counterparts who
resided in the Melbourne GCCSA (52%) or fellow Victorians (50%). Interestingly, this
was not the case at the suburb level 53% of Maiden Gully residents having completed a
Non-school qualification. This indicates that the residents of both suburbs were more
likely to possess a Non-school qualification than the Greater Bendigo LGA at the time of
the last Census.

FIGURE 4 EDUCATION ATTAINMENT BY REGION



17MAIDEN GULLY PSP - ECONOMIC IMPACT ASSESSMENT DRAFT REPORT

EMPLOYMENT PROFILE

This section focuses on the employment status, median earnings and industry of
employment of the population residing in the Maiden Gully State Suburb, Greater
Bendigo LGA, Melbourne GCCSA and Victoria at the time of the last Census.

Employment Status
Figure 5 provide a breakdown of employment status for the relevant regions. It
indicates that the unemployment rate in the Greater Bendigo LGA (5.1%) was slightly
lower compared to the Melbourne GCCSA region (6.8%) or state-wide (6.6%).
Interestingly, it also reveals that the unemployment rate was significantly lower in the
Maiden Gully SSC (3.9%) when compared to the Greater Bendigo LGA, the Melbourne
GCCSA and/or the state.

Median earnings
Unsurprisingly, the median weekly personal income reported by Maiden Gully SSC
residents was considerably higher – at $721 – compared to that reported by fellow
residents of the Greater Bendigo Council LGA ($604), Melbourne ($673) or Victorian
($644).

Likewise, this phenomenon was also reflected in the corresponding information on
median weekly household income which indicated that Maiden Gully SSC residents
earned $1,838 per week compared to $1,184 earned by Greater Bendigo LGA residents,
$1,542 earned by Melbourne GCCSA residents and $1,419 earned by Victorians as a
whole. This indicates that current Maiden Gully SSC residents are more likely to be
affluent relative to the Greater Bendigo and even Victoria.

FIGURE 5 MEDIAN WEEKLY INCOME COMPARISON
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Employment Forecast

Interestingly, the unemployment rate is expected to progressively increase from 5.0%
and 5.5% range over the course of the next 4 years despite the expected economic
growth in Victoria. This may be due to a combination of factors, weak expected
employment growth (as indicated in the chart below), strong population growth and/or
the occurrence of productivity gains over the same period.

FIGURE 6: EXPECTED UNEMPLOYMENT RATE OUTLOOK AND EXPECTED
EMPLOYMENT GROWTH OUTLOOK

WHAT DOES THIS MEAN

The demographic profile indicates the relative affluence of Maiden Gully at present. It
does highlight that from an employment and affordability perspective their may be
further opportunity to provide affordable housing as well as construction based
employment to a demographic which has higher propensity for trade qualifications.

When assessing the impacts of property value accretion for existing landowners, the
higher average earning capacity of existing residents could be taken into account.
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Historical Residential
Building Activity Trends
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RESIDENTIAL DEVELOPMENT TRENDS
In order to provide an overview of the underlying development context we have used
residential construction activity data published by the ABS (8752.0 - Building Activity,
Australia) to analyse new house building activity and overall new residential building
activity trends in Victoria and Australia.

Figure 7 charts the aggregated annual number of new houses completed – this
category is a subset of overall new residential construction activity charted in Figure 13
– in Victoria and Australia. It indicates that new house building activity has increased in
line with overall residential construction activity during the last two decades.
Furthermore, it reveals that a greater number of new houses were built across Victoria
and Australia in 2019 than in any other year between 1999 and 2019. More specifically,
39,384 in Victoria and 121,601 in Australia. These figures represented around 61%
(39,384/65,007) of overall new residential dwelling completions in Victoria and 56%
(121,601/217,715) nation-wide.

FIGURE 7 NUMBER OF NEW HOMES COMPLETED

FIGURE 7 NUMBER OF NEW HOUSES (DETACHED) COMPLETED, 1999 TO 2019

In 2019, 65,007 new residential dwellings were completed across Victoria. Historically,
residential construction activity remained reasonably stable in Victoria – around the 35-
45,000 dwellings per year threshold - until 2009. It eclipsed this threshold in 2010 and
reached a new threshold figure of around 50,000 dwellings per year, which it gravitated
towards over the next several years. From 2014 onwards, it gradually increased to its
peak of 66,245 in 2018 and reached a new threshold of around 65,000 per year.

In comparison, residential construction activity across Australia has been more volatile
over the last 20 years with more frequent peaks and troughs of various magnitudes.
That being noted, it too seemingly had a threshold of around 140-160,000 dwellings per
year which it would return to until 2013. From that year, it rose exponentially until
achieving its peak of 219, 052 dwellings in 2017. Since then, the number of new
residential dwelling completions has slightly declined to 217,715 in 2019.
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It is likely that the demand for residential dwellings – and in particular new houses –
over the last two decades was primarily driven by strong population growth
experienced in major cities including Melbourne and Sydney.

FIGURE 8 NUMBER OF NEW DWELLINGS COMPLETED, 1999 TO 2019

The overall value of new houses completed in Victoria and Australia increased
considerably over the last two decades, peaking in 2019 to $12.9 billion and $21.0 billion
respectively. Unsurprisingly, Figure 15 reveals a similar story for the overall value of new
dwellings completed. More specifically, it indicates that the overall value of new
dwellings peaked to $38.7 billion (Victoria) and $70.0 billion (Australia) in 2019.
Interestingly, the overall value of new houses completed and new dwellings completed
sharply declined in Victoria and across Australia between 2018 and 2019. This was likely
due to increased regulation of the property market (tightening of lending criteria) and
ongoing challenges facing the macroeconomy including low wage growth and global
economic instability.

FIGURE 9 OVERALL VALUE OF NEW HOUSES COMPLETED, 1999 to 2019
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RESIDENTIAL DEVELOPMENT TRENDS
The value of each new house completed in Victoria increased from $119,296 in 1999 to
$326,959 in 2019. This represents an overall increase of 174% over the last two decades
or the equivalent of 8% per year. In comparison, the value of each new house completed
in Australia increased by 321% (or 15% per year), from $40,949 to $172,582 during the
same time period.

FIGURE 10 OVERALL VALUE OF NEW RESIDENTIAL DWELLINGS COMPLETED, 1999
TO 2019

As expected, Figure 11 reveals a similar story. More specifically, it indicates the value of
each new dwelling completed in Victoria increased from $334,073 in 1999 to $595,893
in 2019. Expressed slightly differently, this represents an overall increase of 78% over the
last two decades or the equivalent of 4% per year. In comparison, the value of each new
house completed in Australia increased by 178% (or 8% per year), from $115,549 to
$321,376 during the same time period.

FIGURE 11 VALUE PER NEW HOUSE COMPLETED, 1999 TO 2019
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HISTORICAL CONSTRUCTION INDUSTRY
EMPLOYMENT TRENDS
Employment generation through construction of housing and associated works through
the PSP is expected to be a major economic impact both in volume measure
(employment increase) and economic contribution.

In order to provide an overview of the underlying employment context for construction
we have used employment data published by the ABS (6291.0.55.001 and 6291.0.55.003
- Labour Force, Australia) to analyse historical construction industry employment trends
in Victoria and Australia. Unfortunately, this information is not published at a lower level
of granularity which has limited our analysis to the state level.

Figure 19 indicates that Construction industry employment has experienced
phenomenal growth over the last two decades in Australia. This is most likely due to the
mining boom which occurred throughout the majority of this period. More specifically,
between 1999 and 2019, the Construction industry added almost 550,000 new jobs
across Australia with around 170,000 (or 32% of the overall figure) in Victoria.

FIGURE 11: CONSTRUCTION INDUSTRY EMPLOYMENT, 1999-2019
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Although this information is pertinent to this project and relevant skills attained
throughout the broader Construction industry are somewhat transferable, a more
specific metric to track would be Building construction industry employment. This
industry is a sub-industry within the broader Construction industry. However, the
relevant information is only published at the national level by the ABS. In order to
overcome this issue, we have imputed the relevant values at the state level by using a
proportional adjustment approach and presented it in Figure 20.

Figure 12 indicates that Building construction industry employment followed a similar
path to Construction industry employment over the last two decades – peaking at
84,000 in Victoria and 319,000 across Australia in 2018.

Assuming the proportional adjustment approach we have used is consistent with actual
Building construction industry employment trends in Victoria, the chart suggests that
building construction labour supply should be readily available in Victoria due to the
downturn last year with several thousand workers being laid-off by the industry as a
whole. This implies that Council should not have much difficulty in sourcing skilled
construction workers from within the state in the short term.

FIGURE 12: BUILDING CONSTRUCTION INDUSTRY EMPLOYMENT, 1999-2019
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PSP and
ECONOMIC IMPACT
CATEGORISATION



26MAIDEN GULLY PSP - ECONOMIC IMPACT ASSESSMENT DRAFT REPORT

IMPACT OF PSP
Current Situation

Between 2000 and 2016, residential building approval activity within the Greater
Bendigo LGA averaged 923 dwellings per annum, while the amount of building approval
activity as measured on an annual basis has varied significantly during this period.

The majority of building approvals (93%) since July 2000 have been separate houses.

As of December 2016, there was an estimated residential lot supply for broadhectare/
major infill land (1ha or greater) of approximately 19,700 lots, and a further 2,290 vacant
lots/minor infill sites (of less than 1ha) across the LGA.

Base Case

The base case is the status quo or business as usual scenario which involves the City of
Greater Bendigo Council not pursuing the Maiden Gully Precinct Structure Plan (2013)

Consequences of Maintaining the Base Case

The Victorian Department of Environment, Land, Water & Planning (DELWP) population
projections (included in the Victoria in Future 2019: Population Projections 2016 to 2056
report) indicate that the Greater Bendigo LGA’s resident population is expected to
increase by 1.6% per annum between 2018 (from 116,050 people) and 2036 (to 153,760
people).

Combining this information with average household size (2.54 persons in 2016 and 2.47
persons in 2036) published in the same report indicates that about 920 dwellings will
need to be built per year to accommodate the expected demand. DELWP estimated
that there was between 17 and 25 years zoned supply of residential land stocks across
Greater Bendigo in 2016.

If Council decides to maintain the base case scenario, then it would have to re-evaluate
the GBRS in order to meet the long-term expected demand for dwellings within its
geographic boundary. This may have a negative economic impact on the City of
Greater Bendigo Council and the community at large as there will be administrative
costs in developing alternative development plans, assuming Council has not incurred
any other costs (investment in critical infrastructure including roads and sewerage
treatment plants) to support either of the proposed plans.

Furthermore, inadequate planning for future population growth may result in reduced
inbound migration to the region in the long term which is likely to have an adverse
impact on the economic growth of the region.

Project Case

The project case involves the City of Greater Bendigo Council endorsing the Maiden
Gully Precinct Structure Plan (PSP) amendment.
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ECONOMIC IMPACTS CATEGORISATION
This section provides an overview of the types of impacts which may occur during the
course of any project at a general level. These can be grouped into two broad
categories: Measurable impacts and Non-Measurable impacts.

Measurable Impacts

Measurable impacts are impacts which can be calculated and monetised with a certain
degree of accuracy using a defendable quantitative approach. That being noted, as with
any form of measurement, assumptions have to be made irrespective of the preferred
quantitative approach.

Non-Measurable Impacts

Non-measurable impacts are the expected costs and impacts of an initiative that can’t
be easily measured in dollar terms. Nevertheless, these impacts are often critical to
whether a proposal would generate net social benefit and need to be incorporated into
economic assessments. These include impacts such as place value, volunteering,
engagement and others.

Non-monetised impacts are a subset of Non-measurable impacts. They are considered
as volume changes for impacts such as increased participation and visitation. This
would relate significantly to community, social and environmental impacts and include
factors such as increased activation and visitation to the area benefitting the broader
City of Greater Bendigo region.

A project, such as the Maiden Gully PSP which delivers substantial amenity, community
and cultural impacts has a number of non-quantifiable impacts. While not producing a
monetised benefit or saving, these impacts are often critical to whether a proposal
would generate net social benefit and need to be incorporated into socio-economic
assessments.

Furthermore, these impacts may also indirectly influence the value of monetised
impacts in a material way. For instance, it is understood that the presence of parks and
recreational areas in neighbourhoods tend to positively influence property values
however it is difficult to determine the quantum of the influence as that depends on a
range of other factors.

Addressing the impacts
To address the impacts, a qualitative and qualitative impact assessment has been
undertaken. These form the basis of the next sections.
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QUALITATIVE
ASSESSMENT
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ASSESSMENT OF QUALITATIVE IMPACTS
There are a significant range of qualitative economic benefits that are expected to be
realised as a result of the Maiden Gully PSP during the construction phase. These are
outlined below:

Additional Government Revenue

The implementation of the Maiden Gully PSP is likely to result in additional revenue for
various tiers of government.

During the construction phase, additional employment (outside what is quantified) will
be generated which will ultimately lead to increased taxation receipts for various tiers of
government – more specifically, in the form of higher individual, company and payroll
taxation revenue.

Various tiers of government are likely to collect additional revenue from indirect taxes
and fees – including fuel surcharges and motor vehicle registration fees – if residents
move from inter-state or abroad with the uptake of dwellings.

During the post-construction phase, the aforementioned additional land tax and Council
rate revenue will be earned in perpetuity by various tiers of government.

We have considered additional Council rate revenue as part our quantitative assessment
in Section 12 (Quantitative Assessment of Economic Benefits).

Social Benefits

The implementation of the PSP is likely to deliver social benefits which carry an
economic value. These benefits can’t be directly monetised with a requisite degree of
accuracy and are at times non-measurable due to their nature.

That being noted, it is possible to impute the value of certain social impacts using
market research – more specially, Willingness-To-Pay (WTP) or Willingness-To-Accept
(WTA) studies – and in some instances observable proxy data.

For instance, the monetised success of road quality enhancement initiatives can be
valued by either calculating the avoidable cost associated with addressing road
accidents and/or undertaking market research to gauge the opinion of commuters pre
and post implementation phases.

Social benefits associated with either plan could include increased community
engagement, increased visitation and additional community programs/events. More
specifically, this could potentially include things like neighbourhood watch programs
and free after-school activities for children.
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ASSESSMENT OF QUALITATIVE IMPACTS
Additional Investment and Consumption

The implementation of either plan is likely to result in additional investment and
consumption in the region. Due to the inter-linkages between the impact of the
investment and consumption steams, we have quantified them jointly.

During the construction phase, construction specific investment will flow to the region
as property developers will work with Council to develop the dwellings. Businesses and
individuals involved in the construction of dwellings are likely to spend at least some of
their earnings within the local region which will generate additional revenue for local
businesses involved in a variety of sectors including hospitality and retail. This initial
investment is also likely to spur further investment within the local economy as
construction and non-construction specific businesses will benefit from the initial
investment due to the additional commercial opportunities it is likely to create in the
region.

During the post-construction phase, there is likely to be additional investment and
consumption in the region due to population growth as businesses will investment in
the region in order to attract new customers while new residents are likely to spend at
least some of their earnings within the local region. We expect the impact of this stream
to continue indefinitely within the region.

Environmental Benefits

The implementation of either plan is likely to result in environmental benefits.
Environmental benefits can’t be directly monetised due to similar reasons discussed in
the section on social benefits. They are likely to occur during the construction and post-
construction phase.

That being noted, it is possible to impute the value of certain environmental impacts in
a similar manner discussed in the section on social benefits.

The proposed plan is likely to lead to positive environmental benefits including
increased recycling, reduced illegal dumping, better water and energy management and
tree-planting initiatives. This has been considered against potential environmental
disbeneifts including loss of rural land and increased heat island impacts.
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QUALITATIVE ASSESSMENT OF ECONOMIC
DIS-BENEFITS
This section provides a description of each type of expected economic dis-benefit
stream associated with the Maiden Gully PSP. These include additional pollution, loss of
agricultural production value and loss of amenity.

We have calculated the expected monetary impact of all relevant economic dis-benefit
streams exclusively for the construction phase as part of our quantitative assessment in
Section 13 (Quantitative Assessment of Economic Dis-benefits). This implies that the
overall impact associated with either plan is likely to be much larger in the long-run.

Additional Pollution

The implementation of Maiden Gully is likely to result in additional pollution. Pollution is
a form of an environmental dis-benefit which is essentially a negative environmental
benefit. It is not possible to directly monetise environmental dis-benefits for similar
reasons to environmental benefits. This dis-benefit is likely to occur during the
construction and post-construction phase.

Nonetheless, we have been able to estimate the overall quantum of this dis-benefit
stream by combining reference values on various types of pollution published by
Transport for NSW (Economic Parameter Values) with 2016 Census data on household
motor vehicle ownership published by the ABS.

In particular, we have focussed on the monetary impact of pollution which will be
emitted by the expected increase in the number of cars as we believe this is the most
practical approach.

Loss of Agricultural Production Opportunity

The implementation of the PSP is likely to result in the loss of agricultural production
possibility and possible speculation impact on surrounding land. It is likely to occur
during the construction and post-construction phase. While there is minimal commercial
agricultural production in the area and that new production on that land is unlikely, for
land adjoining the PSP, there are possible downstream impacts

The creep of land for urban uses to agricultural land outside the PSP could lead to both
conflict of use and issues around land speculation. Urban land generally carries a higher
underlying land value and as such the impacts on speculation for future uses could
mean a loss of agricultural productivity and investment in land around the PSP. Further,
sentiment of inevitable rezoning (as a result of expansion of the urban growth
boundary) means possible conflict of agricultural and urban land uses as well as a lack
of desire to reinvest. While this is not a certainty, it does reflect the general radial
pattern of development around Bendigo.
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QUALITATIVE ASSESSMENT OF ECONOMIC
DIS-BENEFITS
Loss of Amenity

The implementation of the PSP is likely to result in the loss of amenity. Amenity refers to
the value of the existing environment including views, vistas and aesthetics of an area.
Amenity dis-benefits are measured by perceived degradations to quality or service as a
result of a change.

According to the Victorian Department of Treasury and Finance published Economic
Evaluation for Business Cases Technical guidelines (2013), the presence of amenities can
potentially increase the efficiency gain associated with projects through either reducing
whole-of-life costs or increasing benefits.

Disruption

The development period of the PSP is likely to lead to disruption road upgrade and
development works, infrastructure development and general construction activity.
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QUANTITATIVE
ASSESSMENT
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QUANTITATIVE ASSESSMENT APPROACH
This section provides an overview of the quantitative approaches used to monetise the
overall economic impact of economic benefit and dis-benefit streams discussed in
Section 9 (Qualitative Assessment of Economic Benefits) and Section 10 (Qualitative
Assessment of Economic Dis-benefits).

In this respect, we have calculated the overall economic impact associated with the
proposed plan using two different approaches - a Cost-Benefit Analysis (CBA)
approach and an Input-Output based Multiplier Analysis approach. These approaches
calculate different types of impacts which are not directly comparable.

More specifically, the CBA approach calculates the expected net (or overall) monetised
economic benefit likely to be generated by a project and compares all expected
monetised economic benefit streams to all expected monetised cost streams. In
comparison, the Input-Output based Multiplier Analysis approach calculates the
expected overall income (sometimes identified as spending), GDP contribution and full
time equivalent (FTE) employment likely to be generated by a project.

COST BENEFIT ANALYSIS

Cost Benefit Analysis (CBA) is a quantitative project evaluation approach which
discounts and aggregates all expected monetary cost and benefit streams associated
with projects using a specific discount rate and applicable time duration. This approach
ensures that all monetary cost and benefit streams are ultimately evaluated in constant
values, or their net present value (NPV). Expressed slightly differently, it enables a like
for like comparison over time.

We will assume that all cost/benefit streams are due/realised at the start of each period
which implies that there will be 20 annual periods over 20 years – with 1 period not
being discounted as it is assumed to occur at the start of the commencement year while
19 periods are discounted accordingly since these are assumed to occur in the ensuing
years.

INPUT-OUTPUT BASED MULTIPLIER ANALYSIS

Input-Output based multiplier analysis is a quantitative project evaluation approach
which calculates the overall economic impact of a potential/existing project in line with
conventional economic theory.

More specifically, conventional economic theory is built on the premise that the overall
market value (impact) of a commercial transaction (investment) is greater than the
nominal value since the seller will ultimately spend a portion of the funds generated
from the sale to purchase goods and services. Logic dictates that this process will
continue in perpetuity as sellers will eventually become buyers, however after a certain
number of transactions the value of the initial transaction is expected to become
negligible.
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About multipliers
Multipliers are time and government intervention agnostic. In other words, it assumes
that the value of $1 in year 1 of a project is the same as that of $1 in subsequent years
and there are no taxes and/or transfers associated with any potential/existing
investment. Furthermore, Input-Output based Multiplier Analysis assumes that prices
will remain constant post investment due to excess capacity in the relevant economy.

Ultimately, this approach produces three types of outputs: the overall amount of money
generated by the potential/existing investment, the potential/existing investment's
overall contribution to GDP and the potential/existing investment's overall contribution
to the number of full time equivalent positions in the economy (how many jobs it can-
create/has-created).

Given the caveats associated with this approach, we have undertaken NPV analysis of
appropriate economic benefit streams prior to undertaking Input-Output based
Multiplier Analysis.

Derived Input-Output Based Multipliers
We have developed appropriate multipliers by undertaking a literature review and
updating relevant values using corresponding information produced by the ABS.

In this respect, we have relied on a 2009 NSW Treasury published research paper,
Employment Support Estimates–Methodological Framework (TRP09-3), which
quantified full time equivalent (FTE) employment specific multipliers by analysing over
2,200 projects undertaken in NSW as part of the NSW Infrastructure Program for 2009-
10.

Of particular relevance to the proposed plans, the research paper identified the
following multipliers for the Building construction industry per $1 million (in 2009
dollars) in new or retained output:

• 4 full time equivalent jobs when modelled using a Type I Multiplier approach; and

• 5 full time equivalent jobs generated when modelled using a Type II Multiplier
approach.

Multiplier Adjustment Calculation

We have undertaken the following steps to update the multipliers from the 2009 NSW
Treasury report:

1. identified the 2008-09 employment figure (187,000) and the 2017-18 employment
figure (224,000) for the Building construction industry in Australia from Australian
industry data;

2. identified the 2008-09 total income figure ($103,601m) and the 2017-18 industry
value add figure ($18,007m) for the Building construction industry in Australia from
Australian industry data;

3. divided the 2008-09 total income figure ($103,601m) and the 2008-09 industry
value add figure ($18,007m) by the 2008-09 employment figure (187,000), ($103,601m
/ 187,000 = $554,016) and ($18,007m / 187,000 = $96,294)
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4. divided the 2017-18 employment figure by the 2008-09 employment figure to
calculate the adjuster (224,000 / 187,000 = 120%);

5. multiplied the base figures from the NSW Treasury report by the adjuster
calculated in step 4,

(4 * 120% = 5) and (5 * 120% = 6).

Construction industry multipliers

Furthermore, we have assumed that there have been no major changes in the overall
relationship between the Building construction industry and other industries in Australia
over the last 10 years and that this relationship will remain steady going forward.

We have presented the results from our analysis in Table 4 and Table 5. They indicate
that estimated overall impact of every $1 million (in 2019 dollars) is as follows:

• $3,929.4 thousand in income, $683.0 thousand, 5 full time equivalent jobs in Australia
when modelled using a Type I Multiplier approach; and

• $4,911.7 thousand in income, $853.7 thousand, 6 full time equivalent jobs in Australia
when modelled using a Type II Multiplier approach.

TABLE 2 : CONSTRUCTION INDUSTRY EMPLOYMENT, 1999-2019

Category Unit Value Unit Value

Income effect $3,929,356 $4,911,694

Industry value add effect $682,965 $853,707

Full time equivalent (FTE)
employment effect 5 6
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QUANTITATIVE
ASSESSMENT OF
ECONOMIC BENEFITS



38MAIDEN GULLY PSP - ECONOMIC IMPACT ASSESSMENT DRAFT REPORT

QUANTITATIVE ASSESSMENT OF ECONOMIC
BENEFITS
This section quantitatively assesses the economic benefits associated with the Maiden
Gully Precinct Structure Plan.

CONSTRUCTION PHASE BENEFITS

in order to quantify the monetary impact of all identified economic benefit streams
during the construction phase, we have used a Net Present Value (NPV) approach.

Additional Investment and Increased construction

Table 3 indicates the references values which we have used to calculate the impact of
additional investment and consumption activity in the region

TABLE 3 : REFERENCE VALUES - ADDITIONAL INVESTMENT AND CONSUMPTION
STREAM - MAIDEN GULLY

In oder to calculate the cost of building a new house in 2019, we have applied an
adjustment factor of 1.6% to account for CPI inflation (from June 2018 to June 2019). n
order to calculate the cost of building a new house in 2019, we have applied an
adjustment factor of 1.6% to account for CPI inflation (from June 2018 to June 2019).

Furthermore, we have applied the most recent 7-year growth rate in actual costs of
building new houses, which was 3.5% in Victoria, in order to capture the expected
annual growth rate of cost in future years. We have provided an overview of our
calculation of the overall impact associated with these streams in Figure 24.

FIGURE 13: : NPV ANALYSIS OF ADDITIONAL INVESTMENT AND CONSUMPTION
STREAMS – MAIDEN GULLY

Category Unit value Source
New dwellings per year 194 City of Greater Bendigo

Council 2011

Cost of new house - 2018 $316,500 ABS - 8752.0 - Building
Activity - 2019

CPI (all groups) inflation 1.6% ABS - 6401.0 - Consumer
Price Index - 2019

Escalation factor -
2010-11 to 2017-18 annual

growth
3.5% ABS - 8752.0 - Building

Activity - 2019

Discount rate 7.0% Victorian Department of
Treasury and Finance 2014
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QUANTITATIVE ASSESSMENT OF ECONOMIC
BENEFITS
Additional Government Revenue

Table 4 indicates the references values which we have used to calculate the impact of
additional government revenue in the region. As mentioned in earlier sections, we have
focussed exclusively on additional Council rate revenue in our analysis.

TABLE 4 : REFERENCE VALUES - ADDITIONAL GOVERNMENT REVENUE STREAM -
MAIDEN GULLY

In order to calculate expected rate revenue in future years, we have escalated the
average rate charged by Council to house owners in 2019 by the average rate cap
increase set by the Victorian Essential Services Commission between 2016-17 and 2020-
21. Furthermore, we have taken a cumulative approach in our analysis as all new house
owners will pay rates continuously from the point the purchase a house over the 20-
year period rather. For instance, a new house owner who moves to the Maiden Gully in
the first year will pay rates each year for 20-years. In comparison a house owner who
moves to the Maiden Gully in the second year will pay rates each year for 19 years.

We have provided an overview of our calculation of the overall impact associated with
this stream in Figure 14.

FIGURE 14 : NPV ANALYSIS OF ADDITIONAL GOVERNMENT REVENUE STREAMS –
MAIDEN GULLY

Category Unit value Source

New dwellings per
year 194 City of Greater

Bendigo Council 2011

Average Council rates
per dwelling - 2019 $1,904 City of Greater

Bendigo Council 2020
Escalation factor - av-

erage rate cap - 2016-17
to 2020-21

2.3% Victorian Essential
Services Commission 2019

Discount rate 7.0%
Victorian Department

of Treasury and Finance
2014
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Overall Economic Benefit

We have provided an overview of our calculation of the combined impact of all
monetised economic benefit streams in Figure 15. It indicates that the proposed plan is
likely to generate $971 million in overall economic benefits.

FIGURE 15: OVERALL ECONOMIC BENEFIT – MAIDEN GULLY
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QUANTITATIVE
ASSESSMENT OF
ECONOMIC
DIS-BENEFITS
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QUANTITATIVE ASSESSMENT OF ECONOMIC
DIS-BENEFITS
This section quantitatively assesses the economic dis-benefits associated with the
Maiden Gully PSP..We have calculated the expected monetary impact of all identified
dis-economic benefit streams exclusively for the construction phase due to data
limitations. This implies that the overall impact of all identified monetised streams is
likely to be much larger in the long-run.

In order to quantify the monetary impact of all identified economic dis-benefit streams,
we have used a Net Present Value (NPV) approach.

Additional Pollution

Table 5 and Table 6 indicates the references values which we have used to calculate the
impact of additional pollution in the region.

TABLE 5: ENVIRONMENTAL EXTERNALITIES – MAIDEN GULLY

TABLE 6: REFERENCE VALUES – ADDITIONAL POLLUTION – MAIDEN GULLY

Category Unit value Source

New dwellings per year 194 City of Greater Bendigo
Council 2011

Average Council rates per
dwelling - 2019 $1,904 City of Greater Bendigo

Council 2020

Escalation factor - average
rate cap - 2016-17 to 2020-21 2.3% Victorian Essential Ser-

vices Commission 2019

Discount rate 7.0% Victorian Department of
Treasury and Finance 2014

Environmental externality Unit value Source

Air pollution $0.0337 Transport for NSW 2019

GHG emissions $0.0266 Transport for NSW 2019

Noise $0.0110 Transport for NSW 2019

Water pollution $0.0051 Transport for NSW 2019

Nature and landscape $0.0006 Transport for NSW 2019

Urban separation $0.0078 Transport for NSW 2019

Upstream / downstream costs $0.0453 Transport for NSW 2019

Combined value of environmental
externalities $0.1301

Transport for NSW 2019
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QUANTITATIVE ASSESSMENT OF ECONOMIC
DIS-BENEFITS
In order to calculate the annual economic impact of the expected increase in pollution
we have undertaken the following steps.

• Step 1: multiplied the expected number of new dwellings to the average number of
motor vehicles per dwelling (as reported in the 2016 Census).

• Step 2: multiplied the figure calculated in Step 1 to the medium-term average of the
average number of kilometres travelled by passenger vehicles each year.

• Step 3: aggregated all of the environmental externality values and multiplied the
ensuing figure to the figure calculated in step 2.

We have provided an overview of our calculation of the overall impact associated with
this stream in

FIGURE 16: NPV ANALYSIS OF ADDITIONAL POLLUTION – MAIDEN GULLY
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Loss of Agricultural Production Possibility

Table 15 indicates the references values which we have used to calculate the impact of
the loss of agricultural production in the region.

TABLE 7: REFERENCE VALUES – LOSS OF AGRICULTURAL PRODUCTION – MAIDEN
GULLY

We have conservatively calculated the impact of this stream by applying a proportional
approach. In particular, we have divided the total area in Bendigo used for agriculture
by the size of the affected area (700 hectares). Expressed slightly differently, this
approach assumes that all of the affected area is currently being used for agricultural
purposes (whether it be for grazing or cropping).

It is likely that this is not the case and only a certain portion of the designated Maiden
Gully Precinct Structure Plan area is currently being used for agricultural production
purposes. Our assumption is likely to over-estimate the existing economic benefit
arising from agricultural production in the affected area.

We have provided an overview of our calculation of the overall impact associated with
this stream in Figure 17.

FIGURE 17: NPV ANALYSIS OF LOSS OF AGRICULTURAL PRODUCTION – MAIDEN

Category Unit value Source

CPI (all groups) inflation 1.6% ABS - 6401.0 - Consumer Price Index,
Australia - 2019

Plan area - hectares 700 City of Greater Bendigo Council 2011

Bendigo region - land mainly used for
agricultural production - hectares

630,788 ABS - Value of Agricultural
Commodities Produced, Australia,
2017-18, 2019

Total agriculture production - gross
value

$690,985,331 ABS - 7121.0 - Agricultural
Commodities, Australia, 2017-18, 2019
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Quantitative Assessment
of Overall Economic
Impact – Cost Benefit
Analysis (CBA)
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QUANTITATIVE ASSESSMENT OF OVERALL
ECONOMIC IMPACT – COST BENEFIT
ANALYSIS (CBA)
In this section we have combined the results calculated in the Quantitative Assessment
of Economic Benefits and Quantitative Assessment of Economic Dis-benefits to
quantify the overall economic impact associated with the M the Maiden Gully Precinct
Structure Plan using a Cost Benefit Analysis (CBA) approach. In addition to the
quantified results, we expect the impact of certain quantified streams to be directly
scalable in the long-run. Expressed slightly differently, if the aggregated value of
monetised economic benefit and dis-benefit streams is positive for the construction
phase, then it is also likely to be the case for the post-construction phase; assuming no
major changes in future escalation and inflation rates.

Maiden Gully Precinct Structure Plan
Figure 18 indicates the expected overall impact associated with the Maiden Gully
Precinct Structure Plan when modelled using a Cost-Benefit Analysis (CBA) approach.
More specifically, it reveals that the project has a Net Economic Benefit of $880 million
and a Benefit-to-Cost (BCR) of 10.64 based on an evaluation period of 20 years and a
7% discount rate. This implies that the proposed plan is likely to return an economic
benefit which is over 10 times greater than the economic dis-benefit it will cause.

It should be noted this ratio is reflective to the referent area (Greater Bendigo) and
excludes broader impacts to a larger market which partly explains the high BCR. It can
be argued that the development opportunity would be lost to another region if it were
not to be delivered.

Given that the project yields a BCR comfortably beyond 1.0, the proposed plan is likely
to be beneficial to the community.

Furthermore, we are of the opinion that the project has more upside risk as opposed to
downside risk given the conservative nature of the assumptions that we have made in
regards to the Loss of agricultural Production dis-benefit stream.

FIGURE 18 - OVERALL ECONOMIC IMPACT (CBA APPROACH)
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Quantitative Assessment
of Overall Economic
Impact – Input-Output
based multiplier approach
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QUANTITATIVE ASSESSMENT OF OVERALL
ECONOMIC IMPACT – INPUT OUTPUT
MULTIPLIER
In this section we have used the Net Present Value (NPV) associated with the
Investment and Consumption stream calculated in ‘Quantitative Assessment of
Economic Benefits’ to quantify the expected overall economic impact associated with
the Maiden Gully Precinct Structure Plan using an Input-Output based Multiplier
Analysis approach.

Maiden Gully Precinct Structure Plan

Figure 19 indicates the results of the expect overall economic impact associated with
the Maiden Gully Precinct Structure Plan when modelled using an Input-Output based
Multiplier Analysis approach. It reveals that the proposed plan is expected to generate:

• $3,641 million in income, $633 million in GDP and 4,439 in full time equivalent (FTE)
positions when modelled using Type I Multipliers, and

• $4,551 million in income, $791 million in GDP and 5,549 in full time equivalent (FTE)
positions when modelled using Type II Multipliers.

FIGURE 19 OVERALL ECONOMIC IMPACT (INPUT-OUTPUT APPROACH)
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ENDURING ECONOMIC
IMPACTS
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ENDURING BENEFITS
The development of the Maiden Gully PSP will have a significant ongoing impact on the
local economy of Greater Bendigo. While in measurable terms, the majority of impacts
(benefits and dis-benefits) occur during the construction period, there is enduring
economic and employment benefits.

The four identified enduring benefit categories are:

• Induced demand for service employment (retail and local services)

• Increase in government revenue

• Increased potential for diversification of employment base and agglomeration

• Improved housing elasticity

INDUCED DEMAND FOR SERVICE EMPLOYMENT

Maiden Gully, through the PSP is expected to have over 11,500 residents when
construction is complete. This equates to considerable demand for local services and
retail. This contributes both to local employment and economic generation. This will be
calculated with reference from Council.

INCREASE IN GOVERNMENT REVENUE

Maiden Gully, through the PSP is expected to have over 11,500 residents and 3,800
dwellings when construction is complete. Applying an average for standard residential
detached dwellings for property levies in Greater Bendigo ($1,904 per annum) a total
increase in collection of $ 7,357,056.00 would be collected per annum above existing
rates. Applied over a 20 year enduring period once constructed, this equates to
$147,141,120.00 in 2020 dollars.

DIVERSIFICATION OF EMPLOYMENT BASE

Maiden Gully, at present has a higher median household income than the Victorian
Average and significantly higher than Greater Bendigo ($1,838 per week compared to
$1,184 earned by Greater Bendigo LGA residents, $1,542 earned by Melbourne GCCSA
residents and $1,419 earned by Victorians as a whole). This is combined with an high
proportion of non-school qualifications (trades etc). There is significant potential
through the development of Maiden Gully to further diversity the employment base and
continue to attract higher income earning skilled workers. This has broader economic
benefits including potential attraction of industry, something amplified by recent
improvements in remote working.

IMPROVED HOUSING ELASTICITY

The DEEWLP estimates Greater Bendigo has 17-25 years supply. The ongoing benefit of
the PSP would be to improve structural elasticity through greater supply in the market.
When supply I constrained to minimal choice, this can have a two fold impact of
contributing to housing unaffordability as well as potentially preventing further new
attraction of residents.
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PROPERTY VALUE
IMPACTS
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PROPERTY VALUE IMPACTS
The implementation of rezoning or structure plans, such as the Maiden Gully PSP has
significant impacts on the unimproved value of land. The impacts can be felt by firstly,
land which is subject to rezoning for different uses under the PSP and secondly, land
which adjoins the PSP area.

A broad assessment of property value impacts has been considered to derive the
possible financial impacts of property value change that is directly attributable to the
PSP.

PROPERTIES SUBJECT TO THE PSP

There is likely to be a direct impact to the unimproved land value of parcels which are
subject to the PSP. The main determining factor is what the future designated use for
the land is. Where the PSP designates a future use such as ‘Proposed General
Residential Zone’ the underlying land value will almost certainly endure a major uplift to
the unimproved capital land value. The uplift can mostly be attributed directly to the
rezoning in the PSP, which would allow a much greater yield of dwellings. This is likely to
also impact the Future Maiden Gully Town Centre and ‘Future Neighbourhood Centre’
areas, thought the extent to which the uplift will change is not as certain as ‘future
residential’

Land subject to full or partial infrastructure or open space (passive or active) could
potentially experience a decline in unimproved land value. This is due to the non-urban
future proposed zone on the land and the fact it would likely be unlikely to change.

PROPERTIES IN PROXIMITY TO THE PSP

Properties in proximity to the PSP are likely to be impacted to varying degrees. To gain
a local sense of the impact, consultation with valuation services for the City of Bendigo
were undertaken. The valuation consultation recommended benchmarking against
Strathfieldsaye and surrounding suburban and lifestyle-lot suburbs south east of
Bendigo. The justification for benchmarking was due to the previous rezoning and
subdivision around Strathfieldsaye which provide a comparable historical trend
benchmark to Maiden Gully.

The consultation identified that while there was an expectation of negative property
impact associated with the development of the residential subdivision, valuation
experience had shown that the value of properties in proximity to the subdivision
actually increased substantially. Based on consultation, this was as a result of the
desirability of new infrastructure, community amenities and employment.

BENCHMARKING STRATHFIELDSAYE

To provide a quantitative perspective, An analysis of Strathfieldsaye SA2 was
undertaken. Strathfieldsaye SA2 includes surrounding suburbs of Junortoun and
Longlea. During the 10 years to 2016 (Census), the number of dwellings increased by
52%.

• 2006 dwellings: 1,855

• 2011 dwellings: 2,236

• 2016 dwellings: 2,815
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PROPERTY VALUE ACCRETION
The dwelling rate of increase was 96 per annum, which while less than the Maiden Gully
PSP, nevertheless is broadly comparable as it is a smaller area and represented a
substantial change in the urban form of the area.

To provide an accurate comparison, the median value of houses and vacant land was
considered in three markets from 2006 to 2016. The three markets were:

• Strathfieldsaye - core development area

• Junortoun - surrounding rural area in proximity

• Greater Bendigo - holistic benchmark

TABLE 8: MEDIAN HOUSE PRICE VALUE CHANGE 2009-2019 (DEWLP, 2020)

TABLE 9: MEDIAN VACANT LAND PRICE VALUE CHANGE 2009-2019 (DEWLP, 2020)

Summary of Benchmark assessment
The benchmark assessment indicates that Strathfieldsaye where the core new
residential development occurred from 2006-2016 had the largest overall property
value uplift as well as per annum growth for both houses and vacant land. It also had a
higher median house value than Greater Bendigo with a comparable land value, noting
that growth had been higher in the former as it had started from a lower base.

Further the benchmark showed that the surrounding area of Jonortoun which while not
benefitting from uplift as a result of residential subdivision, saw a greater total change
in land land value over a 10 year period (including per annum) than Greater Bendigo.
The house price change however was lower that Greater Bendigo, indicating a potential
loss of value to existing properties as aa result of proximity to the new development.
This informs that consideration to value impacts of surrounding existing properties to
Maiden Gully could be impacted as a result of the new development.

Vacant Land 2009 Median
land value

2019 Median land
value

Change 2006-16 Change per
annum

Strathfieldsaye $ 97,000 $ 168,500 70% 6%

Junortoun $ 124,000 $ 180,000 57% 5%

Greater Bendigo $ 106,729 $ 165,547 55% 4.5%

Houses
2009 Median
house value

2019 Median
house value Change 2006-16

Change per
annum

Strathfieldsaye $ 305,000 $ 444,000 56% 4.6%

Junortoun $ 431,500 $ 506,500 23% 2.1%

Greater Bendigo $ 280,788 $ 394,870 41% 3.5%
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PROPERTY VALUE ACCRETION
WHAT THIS MEANS FOR MAIDEN GULLY

Based on qualitative engagement with local valuers as well as a benchmarking
assessment with a comparable area (Strathfieldsaye) there are a number of likely
economic impacts regarding property value change which need to be considered:

• The unimproved land value of land in Maiden Gully is likely to increase considerably
as a result of future development potential. While there are multiple possible factors
driving this, the rezoning itself (through the PSP) is considered the overwhelming
catalyst of this uplift.

• In Strathfieldsaye the median value of unimproved land went up 70% from 2009-
2019 which was well above Greater Bendigo (55%) and even adjoining Junortoun
(57%) which is not subject to the same rezoning. Similar impacts for Maiden Gully
could be expected given the current median sale price of housing $(512,500) is
substantially higher than Greater Bendigo ($394,870).

• Concurrently, the median value of houses in Strathfieldsaye increased by 56% from
2009-2019, greater than Bendigo (41%) and neighbouring Junourton (23%). This
indicates firstly, the potential value of amenity and infrastructure in Stratehfieldasye
(as the uplift considers existing and new housing). Similar expectations could be
expected in Maiden Gully with significant unimproved land value uplift as well as
uplift for new homes from completion to initial resale period (>5 years)..

• Conversely Junourton did not show great increase and may be impacted by
proximity to new housing development with median house price growth lower than
Greater Bendigo. For Maiden Gully, this could reflect impacts to surrounding rural-
residential areas leading to slower property value uplift as a result of proximity to
disruption and encroachment, especially during the construction and early
operational phase. Surrounding properties get no direct uplift benefit, other than
access to services and amenity yet are impacted heavily by disruption, especially
during the construction period as well as longer term encroachment.

• The impact value has not been individually attributed as there are a multitude of
factors impacting the property market, especially in a COVID-19 recovery period.

VALUE CAPTURE

The comparable benchmarks suggest that there is likely o be considerable uplift in
Maiden Gully for housing and vacant land beyond normal market uplift. Capturing the
attributable portion from rezoning in the PSP should inform the DCP. The approximate
rate/level would require a more detailed property analysis to provide a requisite level of
accuracy.
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Community Capitals Analysis – Bendigo SEIA 

We have used the Sustainable Livelihoods Approach for assessing the level of community resilience and 

capacity to cope with change. This approach refers to a way of thinking about communities and people in 

terms of their capabilities, and the livelihood resources (assets, capitals) and the livelihood strategies 

(activities) they undertake to make their living and conduct their way of life (Vanclay, et al., 2015).  

A livelihood refers to the way of life of a person or household and how they make a living, in particular, how 

they secure the basic necessities of life, e.g. their food, water, shelter and clothing, and live in the 

community. Livelihoods are interdependent on each other and on the biophysical environment. A livelihood 

is sustainable when it can cope with and recover from stresses and shocks (i.e. is resilient) and maintain or 

enhance its capabilities and assets both now and into the future while not undermining the natural resource 

base.  

Under the Sustainable Livelihoods Approach we have analysed the five major community capitals (or assets). 

This approach was published by Coakes and Sadler in 2012 and supports the concept that there are multiple 

forms of assets within communities which, when viewed collectively, can assist to understand how sensitive 

communities might be to changes in their environment (Coakes & Sadler, 2011). The five key capital areas 

that collectively create community capacity and resilience are natural, economic, physical, human and social. 

Importantly, the capitals analysis approach views different types of community assets as interrelated and 

linked, meaning that where one type of capital is compromised, other capitals are likely to also be affected 

(Hart in Coakes and Sadler, 2012, p. 325). In general, the more assets that a community has across the 

types of capital, and the more diverse the overall portfolio of assets are, there is an increased likelihood that 

communities will be resilient when faced with changes in their social environment. 

Table 1 Selected socio-economic and demographic indicators 

Capital category Select indicators 

Natural capital Employment in natural resource-based industries  

Land capability 

Physical capital Housing stock data 

Transport infrastructure 

Method of travel to work 

Method of travel to work (public and active transport) 

Social infrastructure and open space and recreation facilities 

Economic capital Unemployment 

Employment types and sectors 

Income 

Property values 

Housing affordability 

Human capital Population growth  

Household composition 

Educational attainment 

SEIFA 

Population mobility 

ABS service groups 

Population over 65 

Traditional owner groups 

Social capital Crime 



Capital category Select indicators 

Cultural and Linguistic Diversity (CALD) 

Voluntary work 

1.  Natural Capital 

Natural capital refers to the natural resources and features of an area that generate sustainable economic 

and commercial activities, provide natural beauty, and support community wellbeing (Coakes and Sadler, 

2011, p. 331). This can include the extraction of minerals, agricultural land uses, and an area’s natural 

features such as lakes, forests and fields.  

For the direct area of social influence, the critical natural capital includes existing agricultural and woodland 

areas, mineral deposits/natural resources. 

Availability and indicators of economic capital 

Measures selected for natural capital include: 

» Employment in natural resource-based industries  

» Land capability 

Industry of Natural employment 

The proportion of residents employed in mining and agriculture is similar in Maiden Gully and Greater 

Bendigo. However, as a proportion of the total working population in both areas, employment in industries 

relying on natural capital is relatively low. 

Table 2 Industry of employment 

 PSP area Maiden Gully Greater Bendigo 

Employed population 487 2,481 48,675 

Proportion employed in natural 
industries (agriculture and mining) 

3% 3.5% 3.5% 

Mining 2%   

Agriculture  <1%   

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Industry of employment 

Land capability 

To determine the quality of land for agricultural use, a land capability assessment was undertaken for the 

Maiden Gully area. The results were poor for: 

» Agricultural production 

» Construction of secondary roads  

And very poor for: 

» Earthen dam construction 

» Effluent disposal 

» Building foundations 

The report noted that there was a possibility of near surface contaminants (heavy metals) particularly in the 

eastern part of the site due to historical mining practices. 

 

  



2. Physical capital 

Physical capital refers to an area’s built infrastructure and services, including hospitals, schools and housing, 

as well as services such as aged and child care. Areas that lack key physical capital are unlikely to 

experience significant growth nor be as resilient or adaptable to change. 

Availability and indicators of physical capital 

Various measures can be used to assess physical capital in an area and resulting resilience to change. For 

this analysis, the following indicators have been used: 

» Dwelling types  

» Transport infrastructure  

» Method of travel to work 

» Method of travel to work (public and active transport) 

» Social infrastructure and open space and recreation facilities 

Dwelling types 

As shown by Table 1, nearly all dwellings in Maiden Gully are in the form of separate houses. 

Table 3 Dwelling structure by area 

Dwelling type PSP area  Maiden Gully Greater Bendigo 

Separate house  99.10%  98.7%  89.9% 

Semi-detached, row or terrace 
house, townhouse etc. 

 0%  0% 
 7.8% 

Flat or apartment   0%  0.3%  1.4% 

Other dwelling  0%  0.8%  0.6% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Dwelling Structure 

The rate of home ownership is slightly higher in the PSP area (90.3%) compared to Maiden Gully (86%) and 

significantly higher than Greater Bendigo (65%), and there are no social housing tenants in the PSP area or 

township. 

The proportion of unoccupied dwellings in the PSP area (8.1%) is higher than in Maiden Gully (4.5%), and 

lower compared to Greater Bendigo (10.2%). 

Transport infrastructure 

The transport network within Maiden Gully consists of various different types of physical connections 

between destinations, ranging from a quite conventional hierarchy of streets to open spaces along creek 

lines and within utility easements. These connections support different forms of transport, which include 

freight vehicles, private vehicles, public transport and walking and cycling. 

 



 

Source: Maiden Gully PSP (2013), Indicative road hierarchy 

Table 4 Public transport services 

 Train Coach  Bus 

Station/stop Eaglehawk station Intersection Calder 
Highway / Maiden Gully 
Road 

One bus stop in town 
centre 

Frequency  Seven weekday V/Line 
train services between 
Melbourne and Bendigo/ 
Swan Hill. 

Four weekend V/Line train 
services (each day)  

Two V/Line coach services 
operate on Monday, 
Wednesday and Friday 
between Bendigo and Swan 
Hill with connections to 
Melbourne via train 

25 weekday local bus 
services along Route 15 

No service on weekend 

 

Method of travel to work 

The vast majority of Maiden Gully residents travel to work by car as a driver or passenger. This is similar to 

residents within the Greater Bendigo area, although a slightly larger proportion of Greater Bendigo residents 

walk to work. 

Table 5 Method of travel to work 

Method  PSP area  Maiden Gully Greater Bendigo 

Car, as driver  70.2%  75.5%  70.6% 

Car, as 
passenger 

 5.1%  4.3% 
 5.1% 



Method  PSP area  Maiden Gully Greater Bendigo 

Worked at home  5.5%  3.6%  3.8% 

Truck  2.7%  1.0%  NA 

Walked only  1.1%  0.8%  3.1% 

Public transport   1.2%  1.2%  1.9% 

Source: ABS Community Profile, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Travel to work, top responses 

 

Active and use of public transport 

The use of active and public transport was similar in Maiden Gully and Greater Bendigo and relatively low. 

Table 6 Method of travel to work – active and public transport 

  PSP area  Maiden Gully Greater Bendigo 

Walked only 1.1% 19 0.77% 1,488 3.06% 

Bus 0.8% 15 0.60% 437 0.90% 

Train 0.6% 11 0.44% 379 0.51% 

Bicycle 0% 3 0.12% 247 0.78% 

Source: ABS Community Profile, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Travel to work, top responses 

 

Social infrastructure and retail 

Table 7 Social Infrastructure 

Name Operator  Facilities/services 

Maiden Gully Primary School  DEECD 450 Students proposed to grow to 500 next year 

Jenny’s Kindergarten  Private 3 and 4 year old kindergarten and long day care 

Maiden Gully Community Hall  Community 2 halls available for community use 

Maiden Gully Scout Hall  Scout Group Scout use only 

Eaglehawk Preschool Loddon Mallee 
Preschool 
Association 
(LMPA) 

3 and 4 year old kindergarten 

Neangar Preschool  LMPA 3 and 4 year old kindergarten 

Havilah Road Preschool  LMPA 3 and 4 year old kindergarten 

Good Start Early Learning 
Golden Square  

Good Start Long day care 

9 Bendigo Kids Education Centre  Private Long day care 

10 Playhouse childcare centre 
(Peter Krenz Leisure Centre)  

YMCA Long day care 

Eaglehawk MCH  CoGB Maternal and Child Health Services 



Name Operator  Facilities/services 

Specimen Hill Primary School DEECD 271 Enrolments in 2011 

California Gully Primary School  DEECD 192 Enrolments in 2011 

Eaglehawk North Primary School  DEECD 296 Enrolments in 2011 

Eaglehawk Primary School  DEECD 296 Enrolments in 2011 

Eaglehawk Secondary School  DEECD 576 Enrolments in 2011 

Eaglehawk Senior Citizens  CoGB Meeting place, drop-in centre, social support and 
recreational activities for people aged over 55 years 

Benetas St Lawrence Court 
Eaglehawk  

Benetas Low level aged residential care 

Lilly Lodge Aged Care  Private Low (13 beds) and high (60 beds) level aged 
residential care and community aged care packages 

23 Long Gully Community Centre Community 

 

Youth services, social groups, meeting spaces, 
men’s shed and community garden 

Our Place (Eaglehawk)  Not-for-profit Community resource centre, interest groups, youth 
groups, counselling, social support and advocacy. 

Our Shed (Eaglehawk)  

 

 

Not-for-profit Community resource centre, interest groups, youth 
groups, counselling, social support and advocacy. 

Bendigo Community Health 
Services – Eaglehawk Site 

 

Bendigo 
Community 
Health (not-for-
profit) 

Community health, education, counselling, support 
services. Family day care and early childhood 
specialist intervention services 

Source: Maiden Gully Precinct Structure Plan, Background Investigations, 2012 

 

1.2 Open space and recreation facilities 

Table 8 Open space and recreational facilities 

Name Operator  Facilities/services 

Maiden Gully Recreation Reserve  CoGB Oval, pavilion and tennis courts 

Maiden Gully Lions Park CoGB Play space and BBQ facilities 

Maiden Gully Primary School 
Recreation Reserve 

DEECD Oval, indoor gymnasium and outdoor netball/basketball 
court. 

Schweppes Centre Stadium  

 

CoGB 7 indoor sports courts, 12 outdoor courts, major 
exhibition and function area, licensed club room and 
administrative facilities. 

Canterbury Park  

 

CoGB Oval, skate park, Club rooms, cricket nets, netball court, 
and bowls club. Collocated with Peter Krenz Leisure 
Centre 

Peter Krenz Leisure Centre  YMCA Indoor pool, spa and sauna, and gymnasium. Collocated 
with Canterbury Park. 



Name Operator  Facilities/services 

Albert Roy Reserve  CoGB Baseball field, tennis club, badminton and table tennis 
stadium. 

Truscott Reserve  CoGB Soccer field, playground and community pavilion. 

Long Gully Reserve  CoGB Community pavilion and oval 

Garden Gully Recreation Reserve  CoGB Hockey fields 

California Gully Oval  CoGB Sports oval 

Source: Maiden Gully Precinct Structure Plan, Background Investigations, 2012 

 

2 Economic Capital  

Economic capital refers to the variety of economic resources, including income and wealth that exists in an 

area (Coakes and Sadler, 2011, p. 331). For the purpose of this analysis, the primary source of economic 

capital is income sourced from employment. This is linked to the resources and wealth available to key 

industries in the area. 

Availability and indicators of economic capital 

Indicators selected for the analysis of economic capital include: 

» Unemployment 

» Occupations and employment sectors 

» Income 

» Rent and mortgage payments. 

  

Table 9 Unemployment 

Indicator PSP area Maiden Gully  Greater Bendigo 

Unemployment  3.3% 3.9% 6.4% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Household composition  

 

Table 10 Occupations 

Indicator PSP area Maiden Gully  Greater Bendigo 

Managers 9.6% 12.5% 11.0% 

Professionals 16.3% 18.0% 20.1% 

Technicians and Trades 
Workers 20.6% 17.8% 14.5% 

Community and Personal 
Service Workers 9.3% 10.3% 12.1% 

Clerical and Administrative 
Workers 14.4% 14.8% 12.4% 

Sales Workers 9.3% 9.8% 10.5% 



Indicator PSP area Maiden Gully  Greater Bendigo 

Machinery Operators and 
Drivers 7.9% 6.5% 6.1% 

Labourers 10.0% 8.8% 11.8% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Household composition  

 

Table 11 Median weekly household income 

Indicator PSP area Maiden Gully  Greater Bendigo 

Median weekly 
household income $1,281 - 1,638 $1,838 $1,184 

Weekly rent $260-$278 $330 $250 

Low income households 
(less than $650 a week) 

9.9% in SA1 2102308 

15% in SA1 2102306 9.5% 23.1% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Household composition 

 

Table 12 Industries of employment 

Indicator PSP area Maiden Gully  Greater Bendigo 

Agriculture, Forestry and Fishing 0.9% 0.8% 1.2% 

Mining 2.0% 0.9% 0.7% 

Manufacturing 4.4% 4.0% 3.8% 

Electricity, Gas, Water and Waste 
Services 0.5% 0.8% 0.6% 

Construction 7.0% 6.2% 4.0% 

Wholesale Trade 0.8% 0.9% 0.8% 

Retail Trade 5.6% 5.8% 5.0% 

Accommodation and Food Services 2.1% 2.5% 3.1% 

Transport, Postal and Warehousing 2.0% 1.7% 1.5% 

Information Media and 
Telecommunications 0.0% 0.6% 0.5% 

Financial and Insurance Services 1.3% 2.1% 1.7% 

Rental, Hiring and Real Estate 
Services 0.8% 0.6% 0.5% 

Professional, Scientific and Technical 
Services 1.6% 2.0% 1.8% 

Administrative and Support Services 1.5% 1.3% 1.2% 

Public Administration and Safety 2.3% 3.4% 2.6% 

Education and Training 4.3% 4.3% 3.9% 



Indicator PSP area Maiden Gully  Greater Bendigo 

Health Care and Social Assistance 6.9% 7.2% 7.3% 

Arts and Recreation Services 0.7% 0.5% 0.6% 

Other Services 3.0% 2.4% 1.7% 

Inadequately described 1.7% 1.4% 1.1% 

Not stated 0.0% 0.3% 0.4% 

Not applicable 50.3% 50.2% 55.9% 

Total 100.0% 100.0% 100.0% 

    

Median rent (weekly) $260-$278 $330 $250 

Households with rent payments 
greater than or equal to 30% of 
household income 1.2% 2.4% 10.3% 

Mortgage repayment (monthly) $1,300-$1,647 $1,700 $1,387 

Households with mortgage 
repayments greater than or equal to 
30% of household income 8.3% 8.4% 5.9% 

Low income households (less than 
$650 gross weekly income) 12.0% 9.5% 23.1% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Household composition  

 

3 Human capital 

Human capital refers to the health and welfare of a population and includes their ability to contribute to 

ongoing community sustainability. This contribution may come through education, training and/or skills 

which can have a significant impact on how resilient a community is to change (Coakes and Sadler, 2011, p. 

332). 

Availability and indicators of human capital  

A number of indicators can be used to determine how human capital will influence community resilience in 

an area. The area of direct influence in this analysis has been measured using the following: 

» Population growth 

» Household composition  

» Educational attainment 

» SEIFA 

» Population mobility 

» ABS service groups 

» Population aged over 65 

» Traditional owner groups 

» Motor vehicles 

 



Population growth 

Maiden Gully experienced significant population growth between 2006 and 2011, particularly compared to 

Greater Bendigo. Population growth slowed in the 2011-2016 period but remained high. 

Table 13 Population growth by area 

Year PSP area  Maiden Gully Greater Bendigo 

   total % increase from 
previous census 

total % increase from 
previous census 

2006 No SA1 n/a 3,374  93,253  

2011 916 n/a 4,274 26.7% 100,611 7.9% 

2016 945 +3% 4,992 17.0% 110,477 9.8% 

Source: ABS Census of Population and Housing, Maiden Gully (SCC), City of Greater Bendigo (LGA), 2006, 2011 and 2016, Usual 

Resident Population. Compiled and presented in profile.id 

 

Traditional owner groups 

Table 14 Traditional owner groups 

 PSP area  Maiden Gully Greater Bendigo 

Aboriginal and Torres 
Strait Islanders 

0.6%  0.4% 
 

1.7% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Household composition  

 

Table 15 Service age groups (%) 

 
PSP area  

Maiden Gully 
Greater 
Bendigo 

Babies and pre-schoolers (0-4) 8.0 8.5 6.4 

Primary schoolers (5-11) 10.9 13.3 9.1 

Secondary schoolers (12-17) 10.9 9.7 7.5 

Tertiary education and independence 
(18-24) 

7.3 7.0 9.4 

Young workforce (25-34) 8.0 10.9 12.4 

Parents and homebuilders (35-49) 22.3 23.3 18.1 

Older workers and pre-retirees (50-
59) 

15.3 12.5 13.1 

Empty nesters and retirees (60-69) 12.6 9.7 11.8 

Seniors (70-84) 6.6 4.7 9.6 

Elderly and aged (85+) 0.0 0.5 2.5 

Source: Australian Bureau of Statistics, Census of Population and Housing 2011 and 2016. Compiled and presented by 

profile.id 

 



Household composition 

The majority of the population in Maiden Gully is composed of family households (88.4% compared to 68% 

in Greater Bendigo). The proportion of single person and group households is significantly smaller than in 

Greater Bendigo (total of 11.6% compared to 32% respectively).  

Table 16 Household composition by area 

Occupant type PSP area  Maiden Gully Greater Bendigo 

Family households 75.7%  88.4%  68.0% 

Single person households 13.4%  10.4%  28.0% 

Group households 2.4%  1.2%  4.0% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Household composition  

 

Educational attainment  

The levels of educational attainment are reasonably similar between Maiden Gully and Greater Bendigo. the 

majority of the population in both areas hold a certificate III qualification or above. 

Table 17 Highest level of educational attainment by area 

Qualification  PSP area  Maiden Gully Greater Bendigo 

Bachelor Degree level and 
above 

13.9  16.8 
 16.3% 

Advanced Diploma and 
Diploma level 

8.85  8.8 
 8.2% 

Certificate level IV 4.45  4.3%  3.9% 

Certificate level III 22.7  19.9%  15.5% 

Year 12 10.75  12.2%  12.7% 

Year 11 9.75  8.2%  7.3% 

Year 10 11.5  10.2%  10.7% 

Certificate level II 0  0.1%  0.1% 

Certificate level I 0  0%  0.0% 

Year 9 or below 9.25  7.6%  10.9% 

No educational attainment 0  0.2%  0.5% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Level of educational attainment  

Table 18 Motor vehicles  

 PSP Maiden Gully  Bendigo 

None  1.0% 0.9% 5.5% 

1  9.5% 11.3% 32.8% 

2 46.6% 50.6% 37.9% 

3 or more 39.3% 34.7% 19.8% 



SEIFA 

SEIFA is a method used to calculate an area’s level of disadvantage. It uses census data relating to income, 

employment status, literacy, English language proficiency, living conditions and many other measures to 

calculate the figure. A score of around 1000 is usually the average for Australia. 

Table 19 SEIFA by area 

 Maiden Gully Greater Bendigo 

IRSAD 1036 961 

IRSD 1074 981 

Source: Australian Bureau of Statistics, Census of Population and Housing 2016. Compiled and presented by profile.id 

The IRSD summarises variables that indicate relative disadvantage. This index ranks areas on a continuum 

from most disadvantaged to least disadvantaged. A low score on this index indicates a high proportion of 

relatively disadvantaged people in an area. We cannot conclude that an area with a very high score has a 

large proportion of relatively advantaged people, as there are no variables in the index to indicate this. We 

can only conclude that such an area has a relatively low incidence of disadvantage. 

Figure 1: IRSD 

 

Source: City of Greater Bendigo, Index of Relative Socio-economic Disadvantage, 2016, Usual residence Compiled and 

presented in profile.id 

The IRSAD summarises variables that indicate either relative advantage or disadvantage. This index ranks 

areas on a continuum from most disadvantaged to most advantaged. An area with a high score on this index 

has a relatively high incidence of advantage and a relatively low incidence of disadvantage.  



Figure 2: IRSAD 

 

Source: City of Greater Bendigo, Index of Relative Socio-economic Advantage and Disadvantage, 2016, Usual residence 

Compiled and presented in profile.id 

 

Population mobility 

Table 20 Household mobility 

 PSP area  Maiden Gully Greater Bendigo 

Same usual address five years 
ago as in 2016 

71%  54.44% 

 

 53.03% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Place of usual residence 5 years ago  

 

Service age groups 

As shown in table 14, a relatively high proportion of the population of Maiden Gully are under 18 or 

parents/homebuilders. Conversely, a lower proportion of the population are young workers and young 

people in tertiary education or over 50 compared to the average for Greater Bendigo.  

Table 21 Service age groups (%) 

 PSP area  Maiden Gully Greater Bendigo 

Babies and pre-schoolers (0-4) 8.0  8.5  6.4 

Primary schoolers (5-11) 10.9  13.3  9.1 

Secondary schoolers (12-17) 10.9  9.7  7.5 

Tertiary education and 
independence (18-24) 

7.3  7.0 
 

9.4 

Young workforce (25-34) 8.0  10.9  12.4 

Parents and homebuilders (35-
49) 

22.3  23.3 
 

18.1 



 PSP area  Maiden Gully Greater Bendigo 

Older workers and pre-retirees 
(50-59) 

15.3  12.5 
 

13.1 

Empty nesters and retirees (60-
69) 

12.6  9.7 
 

11.8 

Seniors (70-84) 6.6  4.7  9.6 

Elderly and aged (85+) 0.0  0.5  2.5 

Median age 42  34  39 

Source: Australian Bureau of Statistics, Census of Population and Housing 2011 and 2016. Compiled and presented by 

profile.id 

 

Population over 65 

Maiden Gully has a significantly lower proportion of the population aged over 65 than Greater Bendigo 

Table 22 Population aged 65 and over 

 Maiden Gully Greater Bendigo 

Population aged 65 
and over 

469 9.4% 19,662 17.8% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Age 

 

Liveability assessment 

A report prepared by RMIT1, the PSP area is within a low liveability area, due to low walkability 

(neighbourhoods with shops and services to walk to, smaller blocks and good street connectivity). This is 

shown by in the following table, with liveability assessed on an a scale of 1 to 10 with 10 being the highest 

level. This is also shown by a series of figures including the figure below, with areas in dark green assessed 

as the most liveable. 

                                                
 
1  Gunn LD, Rozek J, Hooper P, Lowe M, Arundel J, Higgs C, Roberts R, Giles-Corti B. Creating liveable cities in Australia: A 

scorecard and priority recommendations for Melbourne. Melbourne: RMIT University, Centre for 
Urban Research, 2018 



 

Table 23 Liveability measures  

Measure Description  PSP area 

Walkability  access to daily living destinations (something to walk to), 
dwelling density (population needed to supply services and 
destinations) and street connectivity (a way to get there) 
within a reasonable walking distance of home 

Low (2 out of 10) 

Social 
infrastructure  

access to 16 types of social infrastructure at various 
recommended distances from dwellings [10]. It included 
access to childcare facilities, community centres, libraries, 
aged care facilities, pharmacies, family and community 
healthcare, dentists and general practitioners, sporting 
facilities, swimming pools, outside school hours childcare, 
primary and secondary schools, museums or galleries, and 
cinemas and theatres 

Low (2 out of 10) 

Public 
transport  

access to bus, train and tram stops with an average service 
interval of no more than 30 minutes between the weekday 
hours of 7am and 7pm. Access was measured as the 
percentage of dwellings within 400m of any of these stops 
based on a walkable road network distance.  

Low (1 out of 10) 

Distance to 
supermarket  

average distance to any type of supermarket Low (3 out of 10) 

Access to 
alcohol  

Access to off-licence alcohol outlets High (8 out of 10) 

Public open 
space  

Access was measured as the percentage of dwellings within 
400m based on a walkable road network distance 

Low (2 out of 10) 

Local 
employment 
access 

access to local employment as the percentage of residents 
living in Australian Bureau of Statistics Statistical Area 1 
(SA1), working within a larger Australian Bureau of Statistics 
Statistical Area 3 (SA3) 

High (10 out of 10) All 
have access to 
employment in 
Bendigo 



Measure Description  PSP area 

Housing 
Affordability 

measured housing affordability according to a refined 
indicator of housing stress (10) where households in the 
bottom 40 percent of income spend more than 30 percent of 
their household income on housing costs 

High (9 out of 10) 

 

4 Social Capital 

Social capital includes individuals, groups, organisations and institutions within a community and how 

effectively they interact. Social cohesion is a central part of this aspect of the capitals assessment and plays 

an important role in shaping a community’s ability to deal with change (Coakes and Sadler 2011, p. 332). 

Availability and indicators of economic capital 

Measures used to assess resilience from social capital that have been considered include: 

» Crime 

» Cultural and Linguistic Diversity (CALD) 

» Voluntary work 

 

Crime 

Maiden Gully experiences significantly less crime than Greater Bendigo across all measures including crimes 

against the person. There is no data at the PSP level. 

Table 24 Crime data by area 

 Maiden Gully Greater Bendigo 

Crimes against the 
person 

 375 incidents per 100,000 
people* 

1,885 1624 incidents per 100,000 
people 

Property and deception 
offences 

 938 incidents per 100,000 
people 

4,675 4029 incidents per 100,000 
people 

Drug offences  131 incidents per 100,000 
people 

517 446 incidents per 100,000 
people 

Public order and security 
offences 

 169 incidents per 100,000 
people 

819 706 incidents per 100,000 
people 

Justice procedures 
offences 

 338 incidents per 100,000 
people 

2,076 1,789 incidents per 
100,000 people 

Other offences  0  14 12 incidents per 100,000 
people 

* The most recent Estimated Resident Population for both Maiden Gully and Greater Bendigo available was 

2018 data. Crime data from 2018 was used to calculate crime rates. 

* Crime data did not differ significantly from 2018-2019 for either Maiden Gully or Greater Bendigo. It is 

assumed that crime rates would not differ significantly during this period. 

Source: Crime Statistics Agency, 2018, Maiden Gully, Greater Bendigo, Crime by location: Criminal Incidents 



 

CALD - Country of birth 

The vast majority of people living in Maiden Gully were born in Australia. As a proportion of the population, 

more people were born in Australia in Maiden Gully than in Greater Bendigo. 

Table 25 Country of birth 

Country of birth PSP area  Maiden Gully Greater Bendigo 

Australia 89.7% 4,466 90.0% 93,321 84.5% 

Aboriginal and Torres 
Strait Islander  

 
25 0.5% 1,846 1.7% 

England 0.7% 65 1.3% 1,944 1.8% 

New Zealand  31 0.6% 735 0.7% 

South Africa 0.6% 18 0.4% NA NA 

India  12 0.2% 448 0.4% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Country of birth   

Language spoken 

The vast majority of people living in Maiden Gully only spoke English at home. As a proportion of the 

population, more people only spoke English at home in Maiden Gully than in Greater Bendigo. 

Table 18: Languages spoken  

 PSP area  Maiden Gully Greater Bendigo 

English only spoken at 
home 

94.8% 4,672 93.8% 97,865 88.6% 

Afrikaans 0.6% 12 0.2% NA NA 

Persian (excluding Dari)  7 0.1% NA NA 



 PSP area  Maiden Gully Greater Bendigo 

Hazaraghi  7 0.1% NA NA 

Thai  6 0.1% NA NA 

Greek  5 0.1% NA NA 

Households where non 
English language is 
spoken 

2.0% 51 3.3% 2,467 5.6% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Language, top responses (other than 

English)   

Voluntary work 

Residents of Maiden Gully were more likely to undertake unpaid work than in Greater Bendigo in nearly all 

measures, including voluntary work. 

Table 26 Unpaid work by area 

 PSP area  Maiden Gully Greater Bendigo 

Did unpaid domestic work 
(last week) 

77.3% 2,880 77.9% 63,400 71.0% 

Cared for child / children (last 
two weeks) 

36.1% 1,519 41.2% 26,073 29.2% 

Provided unpaid assistance to 
a person with a disability (last 
two weeks) 

13.6% 456 12.4% 11,525 12.9% 

Did voluntary work through 
organisation or group (last 12 
months) 

27.9% 990 26.9% 20,610 23.1% 

Source: ABS QuickStats, 2016, Maiden Gully (SSC), Greater Bendigo (LGA), Unpaid work   
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D Stakeholder analysis 



Stakeholder analysis 
The International Association for Public Participation (IAP2) Spectrum is an internationally recognised tool for planning public participation in projects. Below is the 
recommended level of engagement for each stakeholder according to the IAP2 Public Participation Spectrum. 

Table 1 Stakeholder analysis  

 INFORM 
To provide the public with balanced 
and objective information to assist 
them in understanding the problem, 
alternatives, opportunities and/or 
solutions.  

CONSULT  
To obtain public feedback on 
analysis, alternatives and/or 
decisions.  

 

INVOLVE 
To work directly with the public 
throughout the process to ensure 
that public concerns and aspirations 
are consistently understood and 
considered.  

COLLABORATE 
To partner with the public in each 
aspect of the decision including the 
development of alternatives and the 
identification of the preferred 
solution.  

EMPOWER 
To place final decision making in 
the hands of the public.  

 

 Neighbouring schools 
» Bendigo Senior 

Secondary College 
» Camp Hill Primary School 
» St Kilian’s Primary School 
» Bendigo Violet St Primary 

School 
» Girton Grammar School 

 
 
 
 

Local Aboriginal 
Organisations  
» Dja Dja Wurrung Clans 

Aboriginal Corporation 
» Bendigo and District 

Aboriginal Co-operative 
Community groups 
» Maiden Gully Progress 

Association  
» Marong Community Hall 
» Loddon Campaspe 

Multicultural Services 
» Eaglehawk Library 
» Bendigo Safe Community 

Forum 
» Maiden Gully – Marong 

Lions Club 
Interest groups 

Landowners of affected 
area 
 
Existing residents of 
Maiden Valley and 
Marong 
» Calder Highway residents 
» Durstons Road residents 
» Eiles Road residents 
» Maiden Gully Road 

residents 
» Bracewell Street residents 
» Golf Links Road residents  
» Schumakers Lane 

Residents  
» Homer Beacon Road 

residents  
» Patas Road Residents 

  Relevant State agencies N/A 
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 INFORM 
To provide the public with balanced 
and objective information to assist 
them in understanding the problem, 
alternatives, opportunities and/or 
solutions.  

CONSULT  
To obtain public feedback on 
analysis, alternatives and/or 
decisions.  

 

INVOLVE 
To work directly with the public 
throughout the process to ensure 
that public concerns and aspirations 
are consistently understood and 
considered.  

COLLABORATE 
To partner with the public in each 
aspect of the decision including the 
development of alternatives and the 
identification of the preferred 
solution.  

EMPOWER 
To place final decision making in 
the hands of the public.  

 

» Marong Golf Club 
» Marong Rifle Range 
» Marong Netball Court 
Maiden Gully-Marong 
Lions Club 
» Greg Ralton (President) 
» Heather Chalmers 

(Secretary) 
» Sam Mackay (Treasurer) 
Loddon Campaspe 
Multicultural Services 
» Abhishek Awasthi 
» Esther Ryan 
Local schools/ ELC/ 
Universities 
» Marong Primary School 
» Shine Bright Marong 

Kindergarten  
» Maiden Gully Primary 

School  
» Marist College  
» Jenny’s Early Learning 

Centre 
Local businesses  
» Marong Medical Practice 
» Discover Marong 
» Marong Family Hotel 

City of Greater Bendigo 
Council Members – 
Lockwood Ward 
» Jennifer Alden 
» Matt Emond 
» Deputy Mayor Rod Fyffe 



 INFORM 
To provide the public with balanced 
and objective information to assist 
them in understanding the problem, 
alternatives, opportunities and/or 
solutions.  

CONSULT  
To obtain public feedback on 
analysis, alternatives and/or 
decisions.  

 

INVOLVE 
To work directly with the public 
throughout the process to ensure 
that public concerns and aspirations 
are consistently understood and 
considered.  

COLLABORATE 
To partner with the public in each 
aspect of the decision including the 
development of alternatives and the 
identification of the preferred 
solution.  

EMPOWER 
To place final decision making in 
the hands of the public.  

 

» Marong Produce 
» Business Management 

Specialists 
» Balgownie Estate 
» Benvic Freight 
» QA Consulting and 

Advisory 
» Luke Milroy Constructions 
» Little Ripper Digger 

Service 
» IGA 
Marist College Principal  
» Darren McGregor 
Maiden Gully Progress 
Association 
» John Storey (President) 
» Robert Treller (Treasurer) 
Parks Victoria 
» Marong H71 Bushland 

Reserve 
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What is the Plan 
creating

Impact  Affected group / 
extent

Gravity of 
impact / 
magnitude 
of benefit

Duration Sensitivity / 
vulnerable 
groups / 
equity. 

Likelihood Level of 
conseque
nce 

Social risk 
rating or social 
benefit

Mitigation/enhancement measures Recommendation to alter the plan Likelihood Level of 
consequenc
e 

Residual 
impact ‐
social risk 
rating

1 Increased housing diversity  
and choice

PSP area, existing or 
future residents of 
Maiden Gully 

High  Long term High Moderate  High Support housing diversity in planning controls and via 
S173 agreements

Include social/affordable housing conditions as well as adaptability 
requirements

High Major Extreme

2 Smaller blocks will lead to 
small private open space

PSP area, existing or 
future residents of 
Maiden Gully 

Medium Long term Community 
value

Possible Minor Moderate There will be new public open spaces provided for 
existing and future residents.

Ensure smaller blocks are within walkable distance of an open space Possible Minor Moderate

3 Increased densities will lead 
to conflict, nuisances

PSP area, existing or 
future residents of 
Maiden Gully 

High Long term Possible Moderate High Planning controls support quality of development at 
development application stage 

Planning controls support quality of development at development 
application stage 

Low Moderate Moderate

4 Housing diversity will lead to 
increased affordability for 
residents 

PSP area, existing or 
future residents of 
Maiden Gully 

High Long term Low income/ 
older residents

Low Major High •Monitor affordability of housing in MG and the LGA 
more broadly
•Negotiate affordable housing with developers via 
S173 agreements as part of the planning approval 
process

Include social/affordable housing conditions High Major Extreme

5 Smaller blocks will allow 
ageing in place and provide 
more adequate housing 
opportunities for smaller 
households

PSP area, existing or 
future residents of 
Maiden Gully 

High Long term Older 
residents
People 
needing or 
providing 
assistance

Possible  Moderate High Support ageing in place via other measures Include planning controls in relation to the design of smaller dwellings, 
to allow ageing in place: for example, adaptable to persons with 
specific needs, accessibility of dwelling and building, accessibily for 
carers (visitor parking), and proximity to support services.

Almost 
certain 

Major Extreme

6 Additional facilities will 
address future demand

PSP area
Existing township: 
residents, 
users/staff of 
facilities

High Long term Health, 
wellbeing, 
education

High Major Extreme •Implement recommendations of the social 
infrastructure assessment

•Regularly review social infrastructure needs 

•Consider the potential specific needs of future 
population groups, including culturally diverse

•Consider staging

•Ensure adequate provision and staging of social infrastructure 
including facilities, spaces and programs that respond to existing and 
future needs of the Maiden Gully population, including PSP and existing 
township/users of facilities

•Supply vs demand should be reviewed regularly to ensure needs are 
still being addressed 

Almost 
certain

Major Extreme

7 Social infrastructure is not 
delivered as population 
grows

PSP area
Existing township: 
residents, 
users/staff of 
facilities

High Short‐long 
term

Health, 
wellbeing, 
education

Possible  Major Extreme Staging and investment in social infrastructure as 
population grows

Staging of social infrastructure as population grows Low Moderate Moderate

8 Unaddressed demand for 
child care will remain (as per 
the social infrastructure 
assessment)

PSP area
Existing township: 
residents

Medium Long term Children Almost 
certain

Major Extreme •Monitor demands and needs and reconsider child 
care provision as population grows
•Ensure zoning allows private development of 
childcare facilities 

Ensure zoning allows private development of childcare facilities  Low Minimal Low

9 Improved access to public 
open space and increased 
opportunities for recreation 
that meet long term 
demand

PSP area
Existing township: 
residents, users of 
open spaces

Medium Long term Community 
value

High Moderate  High •Regularly review social infrastructure needs 
•Ensuring open space responds to needs, provides a 
range of opportunities, is multipurpose 

Ensure accessibility of spaces, that they are multipurpose and provide a 
variety of recreational opportunities including passive and active for all 
generations and abilities

Almost 
certain

Major Extreme

10 Increased organised sport 
opportunities that meet 
long term demand, 
including with a major active 
open space reserve 
proposed within the growth 
area to accommodate 
organised sports

Members/clubs
Schools

Medium Long term Community 
value
Children

High Major Extreme Continue to ensure adequate organised sport 
opportunities 

Almost 
certain

Major Extreme

11 The Plan improves 
proximity/ accessibility 
between MG residents and 
services

Residents of future 
PSP area and 
Maiden Gully in 
general

Medium Long term High Moderate  High Ensure active transport network connects to social 
infrastructure and services , to ensure walkability and 
active living

Provide active transport network that connects to social infrastructure 
and services 

Almost 
certain

Major Extreme

12 Increased unaddressed 
demand for public transport

Residents of future 
PSP area and 
Maiden Gully in 
general, users of 
facilities

Medium Long term High Major Extreme Advocate to the Department of Transport for 
additional public transport infrastructure
Implement public transport opportunities identified in 
the traffic report 

Make provision in the road network for future bus routes Possible Moderate High

13 Additional playgrounds will 
be provided in future open 
space and meet demand

Residents of future 
PSP area and 
Maiden Gully in 
general, users of 
facilities

Medium Long term Children High Moderate  High Regularly review social infrastructure needs 
Ensure play spaces are inclusive and provide 
opportunities for all

Almost 
certain

Major Extreme

The plan will lead 
to the 
development of 
4,152 new 
dwellings
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The Plan is 
providing  land for 
additional services 
and facilities



What is the Plan 
creating

Impact  Affected group / 
extent

Gravity of 
impact / 
magnitude 
of benefit

Duration Sensitivity / 
vulnerable 
groups / 
equity. 

Likelihood Level of 
conseque
nce 

Social risk 
rating or social 
benefit

Mitigation/enhancement measures Recommendation to alter the plan Likelihood Level of 
consequenc
e 

Residual 
impact ‐
social risk 
rating

14 Increased retail floorspace 
will ensure that residents 
remain in proximity to shops

PSP area Medium Long term Almost 
certain

Moderate  Extreme Ensure adequate provision of retail space, however 
adequate staging is also necessary to prevent an 
excessive supply of retail space vs population numbers 
which may create unviable spaces.

Consider staging Almost 
certain

Moderate Extreme

15 Increased unaddressed 
demand for schools

Future children of 
PSP and township

Medium Long term Education
Community 
value
Children

Almost 
certain

Major Extreme This is largely beyond the PSP or Council to influence 
and is a State Government responsibility.Engage with 
the Department of Education to ascertain future 
demand for schools in the PSP area/existing township 
or broader area

Ensure zoning allows development of school facilities  Possible Major Extreme

16 New network of trails and 
pathways for pedestrians 
and cyclists will support 
active living, health and 
wellbeing for existing and 
future residents

Residents of future 
PSP area and 
Maiden Gully in 
general

High Long term Community 
value
Health

High Moderate  High Further improve and integrate active transport 
network, and ensure connectivity
Consider active transport opportunities identified in 
the traffic report 

High Major Extreme

17 This will provide increased 
social connection 
opportunities

Residents of future 
PSP area and 
Maiden Gully in 
general

High Long term Community 
value
Wellbeing

High Moderate  High Ensure active transport network supports social 
interaction

High Major Extreme

18 Potential increase in crime  PSP area
Existing township: 
residents, users of 
facilities, workers

Medium Long term Community 
value

Possible Major Extreme Incorporate CPTED and passive surveillance measures Low Minor Low

19 Contribution of a new urban 
environment to a hotter 
environment, with 
implications for the 
environment and people’s 
health and wellbeing

PSP area
Existing township: 
residents, users of 
facilities, workers

High  Long term Wellbeing and 
health

Almost 
certain

Major Extreme Adequate measures to address climate change and 
urban heat, including adequate tree canopy planning 
and management, green infrastructure planning and 
design, and other measures

Adequate measures to address climate change and urban heat, 
including adequate tree canopy planning and management, green 
infrastructure planning and design, and other measures 

High Major Extreme

20 Growth will impact on 
existing vegetation, and 
country feel and character ‐ 
loss of amenity

PSP area Medium Long term Community 
value

Almost 
certain

Major Extreme Continue to recognise the character of MG •Maximise the retention of vegetation

•Ensure green streetscapes and generally  green infrastructure is 
included in future development designs

•Ensure sustainable design and use of renewables

•Ensure tree removal/canopy  is replaced like for like to deliver a net 
increase in trees

•Planting must be managed to ensure that it does not create a bushfire 
hazard and must comprise drought resistant species. 

High Moderate High

21 Growth will impact on 
existing wildlife, however 
there are also bushfire 
management 
considerations.

PSP area Medium Long term Community 
value
Fire risk

High Major Extreme •As per the flora and fauna report, undertake 
additional surveys to allow a comprehensive 
assessment

•Incorporate recommendations from the the 
flora/fauna report, including retaining creeklines 
where possible, retaining larger areas of native 
incorporating additional linear reserves, using open 
space buffers/larger lots to separate from natural 
areas, also considering fire protection requirements. 
To meet the bushfire safety requirements vegetation 
(and faunal habitat) will be lost as the area develops.  
State policy says that the protection of human life 
must take priority over everything else ‐ including the 
environment.

•Planting must be managed to ensure that it does not 
create a bushfire hazard and must comprise drought 
resistant species. 

•Incorporate recommendations from the the flora/fauna report, 
including retaining creeklines where possible, retaining larger areas of 
native incorporating additional linear reserves, using open space 
buffers/larger lots to separate from natural areas, also considering fire 
protection requirements. To meet the bushfire safety requirements 
vegetation (and faunal habitat) will be lost as the area develops.  

•Planting must be managed to ensure that it does not create a bushfire 
hazard and must comprise drought resistant species.

•Also undertake required cultural heritage surveys for both Aboriginal 
and non‐ Aboriginal heritage places

•Prepare Cultural Heritage Management Plans as required

•Engage with the Dja Dja Wurring people  in relation to heritage places 
as well as wildlife, busfhire and biodiversity management  

Possible Moderate High

The Plan will 
create a new 
urban 
environment

•Investigate greater connections to township, Bendigo centre, and 
connections to broader transport network.

•Connect to other areas and estates such as Robin Hill estate.

•Ensure connectivty with MG centre, social infrastructure/open spaces 

•Ensure active network allows for social networks to form, places to 
meet informally, seating, shading, play spaces 

The  character of 
the area will 
change
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The plan provides 
a new network of 
trails and 
pathways



What is the Plan 
creating

Impact  Affected group / 
extent

Gravity of 
impact / 
magnitude 
of benefit

Duration Sensitivity / 
vulnerable 
groups / 
equity. 

Likelihood Level of 
conseque
nce 

Social risk 
rating or social 
benefit

Mitigation/enhancement measures Recommendation to alter the plan Likelihood Level of 
consequenc
e 

Residual 
impact ‐
social risk 
rating

22 Growth will impact on 
waterways and 
watersources, some of 
which play a role in bushfire 
protection

PSP area, LGA High Long term Fire risk High Major Extreme Maximise the retention of existing waterways and 
water sources. Consider findings from the bushfire risk 
assessment.

Maximise the retention of existing waterways and water sources. 
Consider findings from the bushfire risk assessment.

Possible Major Moderate

23 The Plan retains and 
protects a natural 
separation  between 
Maiden Gully and  Bendigo 
by bushland

PSP area, existing or 
future residents of 
Maiden Gully 

Medium Long term Community 
value

High Major Extreme Continue to protect natural areas between MG and 
Bendigo

Almost 
certain 

Major Extreme

24 There will be additional 
pollution ‐ social and 
economic cost

PSP area, existing or 
future residents of 
Maiden Gully 

High Long term Community 
value

High Major Extreme  •Ensuring tree removal/canopy is replaced ini ally like 
for like with an intention to deliver a net increase in 
trees which reflect the cost of pollution (derived from 
the total number required to offset new dwellings 
built)
 •Ensure that areas of dense canopy cover are 
protected where possible;
 •Ensure there is possible protec ons for old growth 
trees 
 •Ensure sediment traps, deten on basis and riparian 
corridors are maintained where possible to protect 
water sources from direct impact of construction 
activity
 •Ensure engineering standards where possible allow 
retention of natural water courses, existing trees and 
deep soil retention.

 •Ensuring tree removal/canopy is replaced ini ally like for like with an 
intention to deliver a net increase in trees which reflect the cost of 
pollution (derived from the total number required to offset new 
dwellings built)
 •Ensure that areas of dense canopy cover are protected where 
possible;
 •Ensure there is possible protec ons for old growth trees 
 •Ensure sediment traps, deten on basis and riparian corridors are 
maintained where possible to protect water sources from direct impact 
of construction activity
 •Ensure engineering standards where possible allow reten on of 
natural water courses, existing trees and deep soil retention.

High Moderate High

The Plan will lead 
to construction 
activity

25 Disruptive impacts of 
construction on existing and 
future residents, or 
stakeholders (e.g. 
businesses, 
schools/services)

PSP area, Maiden 
Gully township

Low Short/ 
medium 
term

Almost 
certain

Minor High •Ensure communication with landowners and 
residents 

•Developers/builders to put in place adequate 
construction management plans to address potential 
nuisances

•Stage development to minimise the impacts.

Stage development to minimise the impacts. High Minor High

26 Weakening of the existing 
community feel, social 
networks and sense of 
community

PSP area, existing or 
future residents of 
Maiden Gully 

Medium Long term Community 
value

Possible Major Extreme Develop and resource a community building plan for 
Maiden Gully

Ensure community spaces and facilities are provided in the early stages 
of development, as the population grows, and not at completion, and 
are integrated within the transport network including active network

Low Moderate Moderate

27 Population growth and 
increase in housing diversity 
may lead to greater levels of 
cultural diversity

PSP area
Existing township: 
residents, users of 
facilities, workers

Medium Long term Future 
culturally 
diverse groups 

Possible Moderate  High Possible Moderate  High

28 Greater levels of cultural 
diversity may lead to a more 
vibrant and cohesive 
community

PSP area
Existing township: 
residents, users of 
facilities, workers

Medium Long term Future 
culturally 
diverse groups 

Possible Moderate  High A community building plan should take into 
consideration culturally diverse population and 
encourage social cohesion between different cultural 
groups, as well as ensure that future spaces and 
facilities consider different needs

High Major Extreme

The Plan provides 
additional 
commercial and 
employment land

29 Additional employment 
opportunities

PSP area, existing 
township

Medium Constructi
on, Long 
term

High Moderate  High •Prepare coordinated plans for the Maiden Gully and 
Marong developments

•Prepare economic development strategy for Maiden 
Gully / Marong

Almost 
certain

Major Extreme

30 Loss of potential agricultural 
production (there is no 
agricultural production 
within the PSP area) 

PSP area Low Long term Low Minimal Low Low Minimal Low

31 Potential conflicts between 
farming and residential uses

PSP area Medium Long term Low Minimal Low Consider the impacts of farming onto residential uses 
and include any required planning control

Buffer to protect existing farming uses (if required – subject to 
investigations).

Low Minimal Low

The existing 
community is 
going to change

The Plan will 
rezone farming 
land to residential 
land 
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What is the Plan 
creating

Impact  Affected group / 
extent

Gravity of 
impact / 
magnitude 
of benefit

Duration Sensitivity / 
vulnerable 
groups / 
equity. 

Likelihood Level of 
conseque
nce 

Social risk 
rating or social 
benefit

Mitigation/enhancement measures Recommendation to alter the plan Likelihood Level of 
consequenc
e 

Residual 
impact ‐
social risk 
rating

The Plan will 
create additional 
traffic

32 Increases in traffic will 
continue to occur

PSP area, existing 
township, 
commuters through 
township

Medium Long term Safety Almost 
certain

Major Extreme Implement traffic upgrades as per the traffic report Almost 
certain

Moderate Extreme

The Plan includes 
a number of 
crossing points

33 Calder Highway remains 
perceived as a barrier, 
although a number of safe 
crossing points have been 
identified and will be 
signalised.

PSP area, existing 
township

Medium Long term Safety
Children

High Major Extreme Address Calder Highway concerns and investigate 
opportunities to improve safety of crossings, 
potentially by engaging with the community to 
identify concerns.

Possible Moderate High

The Plan will be 
providing for 
greater transport 
choice with a 
network of shared 
paths and 
separated on road 
cycling lanes.

34 There will be greater choice 
in terms of active transport 
with safer options  however 
resident/pedestrians feel 
less safe as traffic increases

PSP area, existing 
township

Medium Long term Safety
Children

Almost 
certain

Major Extreme •Review pedestrian safety across PSP

•Engage with the community around pedestrian 
safety

Possible Moderate High

Some existing car 
parking areas will 
be removed

35 Loss of car parking Existing township 
(primary school)

Low Long term Almost 
certain

Moderate  Extreme •Engage with relevant stakeholders experiencing 
reduction in car parking

•Ensure that active transport network provides 
existing and future residents with sufficient 
opportunities to walk and cycle instead of driving

Almost 
certain

Minor High

The Plan includes 
a range of new or 
upgraded traffic 
infrastructure

36 Disagreement within the 
community about traffic 
infrastructure upgrades  

PSP area, existing 
township

Low Long term Almost 
certain

Moderate  Extreme •Ensure residents are engaged with/informed as part 
of design/construction work 

•Advocate to VicRoads for adequate engagement on 
Calder Highway

•The Calder Highway remains a concern for residents ‐ 
collaborate with VicRoads to improve safety of 
crossings and traffic movements

Possible Minor Moderate

37 Increased Council 
maintenance and rates

Existing and future 
ratepayers of 
Maiden Gully

Low Long term High Moderate  High High Moderate High

38 Drainage and flooding risk 
will be reduced, with an 
extensive network of 
drainage infrstructure 
provided for through the 
DCP

PSP area, existing 
township

High Long term Flooding risk Almost 
certain

Major Extreme Almost 
certain

Major Extreme

39 There is not a fair cost 
allocation of infrastructure

PSP area, existing 
township

High Long term Possible Major Extreme Ensure that infrastructure cost burden is shared by 
beneficiaries through collection of a DCP which has a 
value capture mechanism from uplift accrued through 
rezoning

High Moderate  High

The Plan will 
address the lack of 
investment in 
areas north of the 
highway

40 Greater balance north and 
south of the highway

PSP area Medium Long term Improved 
equity

High Moderate High Continue to ensure investments in areas south of the 
highway, including infrastructure upgrades e.g. 
footpaths, roads, drainage

•Consider additional upgrades  south of the highway

•Maximise connections between south and north of highway.

Almost 
certain

Moderate Extreme

The Plan will guide 
the form future 
growth  takes

41 It will prevent adhoc 
building and maintains 
building standards, resulting 
in coordinated growth

PSP area, existing 
township, LGA

High Long term Almost 
certain

Major Extreme Extreme

The Plan will 
address the 
existing low 
quality drainage 
infrastructure
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What is the Plan 
creating

Impact  Affected group / 
extent

Gravity of 
impact / 
magnitude 
of benefit

Duration Sensitivity / 
vulnerable 
groups / 
equity. 

Likelihood Level of 
conseque
nce 

Social risk 
rating or social 
benefit

Mitigation/enhancement measures Recommendation to alter the plan Likelihood Level of 
consequenc
e 

Residual 
impact ‐
social risk 
rating

No sufficient 
information is 
provided to 
residents

42 If not addressed, lack of 
clarity for existing residents 
regarding the preparation 
and delivery of the Plan, and 
associated stress and 
anxiety

PSP area, existing 
township  

Low Ongoing/
medium 
term

Resilience Almost 
certain

Moderate Extreme •Better communication and firm timeframes 

• Individual or collective support if required

Low Minor Low

The Plan will lead 
to rezoned land 

43 There will be new 
development opportunities 
for some landowners

Certain PSP 
landowners 

Low Long term Almost 
certain

Minor High Continue / finalise negotiations with each landowner 
individually and provide information and support 
throughout the whole process and as necessary

Almost 
certain

Minor High

44 There will be a loss of 
development opportunities 
for some landowners, and 
property owners affected by 
land acquisitions will be 
financially compensated

Certain PSP 
landowners 

Low Long term Almost 
certain

Minor High Continue / finalise negotiations with each landowner 
individually and provide information and support 
throughout the whole process and as necessary

Almost 
certain

Minor High

45 Financial impact ‐ property 
value uplift for properties 
'upzoned' under the PSP

Certain PSP 
landowners 

Low Short‐
medium 
term

Almost 
certain

Minor High Ensure that infrastructure/ development contributions 
are requisite with the level of property value accretion 
which can directly be attributed to the PSP

Almost 
certain

Minor Moderate

46 Financial benefits ‐  property 
value loss for properties 
designated for open 
space/infrastructure

Certain PSP 
landowners 

Low Short‐
medium 
term

Almost 
certain

Minor High Ensure that land owners acquired for infrastructure or 
rezoned for lower value uses are able to maintain 
community links/ opportunities to relocate in the 
community if they choose,  above simple just terms 
compensation

Almost 
certain

Minor Moderate

47 Financial impacts ‐ 
landowners in proximity

Landowners 
surrounding/adjoini
ng the PSP

Low Short 
term

Possible Minor Moderate Ensure that any disruption and/or lasting change is 
communicated to surrounding residential properties

Possible Minor Moderate

48 Stress and anxiety caused by 
changes to property 

Certain PSP 
landowners 

High Short‐
medium 
term

Possible Major Extreme Ensure support services if required Possible Moderate Moderate
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