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21.06 HOUSING 

21.06-1 Overview 

The existing population of Greater Bendigo in 2003 of 93,073 persons is forecast to increase to 
133,400 by the year 2030.  This represents an increase in population of nearly 43,000 persons, 
38,500 of which will occur in urban Bendigo and satellite areas.  To accommodate this increase in 
residential population 18,900 dwelling units are required primarily in the Bendigo urban area. 

At 2003 development levels, the land supply for residential development was less than 10 years.  To 
strategically plan for this demand Council completed a City of Greater Bendigo Residential 
Development Strategy in 2004 which has been primarily prepared to guide the future residential 
development of the Bendigo urban area.  However it also represents a significant step in assisting 
the implementation of the Melbourne 2030 Strategy which calls for accelerated population growth in 
nominated regional centres including Bendigo.  Other elements of the Residential Development 
Strategy assist in implementing overall State strategies and policy with respect to: 

 Urban consolidation; 

 High quality medium density development; 

 Supporting public transport, cycling and walking and seeking to minimize greenhouse gas 
emissions; 

 Retention of native vegetation; 

 Reducing water consumption per household through better water sensitive design; and 

 Managing catchments and water quality. 

Historically there has been 90% detached residential development and 10% semi-detached 
development in Bendigo.  However, the Residential Development Strategy responds to more recent 
trends and seeks to achieve a total ratio of 70% detached and 30% of a higher density (inclusive of 
semi detached, units, shop top housing, multi level apartments).  The strategy recognises the 
constraints on urban development especially in promoting development, which respects the heritage 
and environmental character of the city.  The strategy prioritises development areas in the city and 
incorporates five components for future residential development: 

 Urban containment; 

 Core development; 

 Community focussed development; 

 New development areas; and 

 Satellite development. 

Urban containment 

The intent of the urban containment component of the strategy is to encourage higher density 
development in potential infill locations such as the former Vic Roads and Coliban Water sites, mine 
despoiled land and two lot subdivision of existing lots generally.  While this component has 
relatively limited potential for detached and semi-detached dwelling development, it provides 
considerable benefits in terms of sustainability and minimising infrastructure development costs.  By 
2030, Council has targeted an additional 3,164 dwellings housing 6,000 new residents as a result of 
urban containment and subject to site responsive planning. 
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Core development 

The core development component of the strategy applies to the Central Business District (CBD) of 
Bendigo and also Latrobe University Bendigo and surrounds.  The component promotes primarily 
high density apartments but also shop top housing and multi unit dwellings.  In the CBD the key 
areas for multi level, high density apartments include the surrounds of the Bendigo railway station 
and the Bendigo Hospital.  It is important that residential apartments of four storeys are located so as 
not to interfere with vistas of historic sites and buildings; not impact on areas and streetscapes of 
native and exotic trees; are complementary to heritage and neighbourhood character; and do not 
interfere with existing residential amenity.  By focussing this form of redevelopment in a selected 
number of precincts within central Bendigo, a critical mass of activity can be promoted.  Creation of 
vibrant communities, with an emphasis on active use of public spaces is to be encouraged. By 2030 
Council has targeted an additional 954 dwellings housing an increase in population of 1,500 people 
primarily in high density apartments as a result of core development and subject to site responsive 
planning. 

Community focussed development 

Community focussed developments are to be based around community centres and allow for a 
variety of housing types and related mixed use developments at higher densities along the main 
transport routes and nodes.  Public transport within Bendigo is not well developed and this 
component is contingent on community centres ultimately transforming to transit nodal destinations.  
The existing community centres of Eaglehawk, Golden Square, Kangaroo Flat, Centro Lansell 
Plaza, Lake Weeroona, Strath Village and Strathfieldsaye are to be targeted for activity and transit 
nodes in addition to surplus Crown land sites for the creation of distinct residential communities.  
By 2030 Council has targeted an additional 2,500 people residing in these community focused 
development areas, mainly in multi-dwelling units and subject to site responsive planning. 

New development areas 

New development areas are located within the urban growth boundary (UGB) at Jackass Flat, 
Huntly, Maiden Gully North East and Strathfieldsaye and utilise greenfield sites.  These areas 
exhibit good proximity to existing arterial routes and centres, lower level constraints due to 
environmental features, adequate sized land parcels to provide for comprehensive development 
schemes and potential to utilise available infrastructure.  Detached housing will be the dominant 
housing stock however at higher densities than current residential densities at appropriate locations.  
Development will be consistent with development plans for these areas and located within the UGB 
as shown on the Residential Land Strategic Framework Plan.  By 2030 Council has targeted that this 
component of the strategy will provide an increase to the population of 20,500 people subject to site 
responsive planning.  Individually Jackass Flat is targeted to contribute 2,610 people, Huntly 4,425 
people, Maiden Gully North East 10,465 people and Strathfieldsaye 3,000 people.  The expansion of 
Strathfieldsaye will not be required prior to 2015. 

Satellite development 

The satellite development component of the strategy relates to Marong and development 
opportunities that incorporate highly sustainable and liveable urban design and housing outcomes.  
By 2030 Council has targeted a population of 8,000 that requires an additional 460 hectares of land 
in addition to existing zoned land and subject to site responsive planning.  All new subdivision is to 
be consistent with a structure plan for Marong that avoids development in environmentally sensitive 
areas, retains highways on the periphery of development, incorporates buffer zones adjacent to 
industrial land, encourages a variety of lot sizes and housing opportunities including aged and 
community care facilities, stages development that provides for the most effective roll out of 
infrastructure and creates pedestrian and cycling networks aligned with an open space network. 
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Urban design and neighbourhood character 

In terms of urban design and neighbourhood character, Council acknowledges that as the potential 
for an increased residential capacity within Bendigo is realised through higher density housing, it 
will become more critical for each new development to effectively respond to its surroundings and 
contribute to the adjoining streetscape character.  Higher standards of design need to be adopted 
with consideration to issues such as privacy, amenity and neighbourhood character.  To achieve this, 
a combination of education, improved pre-consultation, and incentives for quality design proposals 
will be considered.  It is important that the community be made aware of the value of quality design 
in new residential development, which may be achieved through demonstration projects and wider 
accessibility to quality housing design resources.  A Department of Sustainability and Environment 
led initiative to prepare guidelines for more intensive development as part of the implementation of 
Melbourne 2030 will be directly relevant to implementation of this particular component of the 
strategy. 

Greenfield development of areas subject to a rezoning from rural to residential use will also require 
a clear direction for subdivision and built form design.  Accessibility to public transport, lot size, 
open space areas, community services and facilities will be a major consideration in the initial 
planning phase.  Designs for individual housing lots will need to address matters of frontages to the 
streetscape, landscaping, visual bulk and setbacks. 

The reinforcement of the UGB for Bendigo will further emphasise the transition between the urban 
area of Bendigo and its rural hinterland and particularly the public forest.  Intensification of 
residential development along these routes and at activity centres will also mark this transition.  In 
the spirit of the previously adopted Highway Entrances and Boulevards Study 1994, the quality of 
the built form and landscape treatments along these key arterial routes is to be of a particularly high 
standard.  Requirements for upgraded built and landscape frontage should accompany each 
development application. 

21.06-2 Objectives 

 To ensure an adequate supply of land for new residential development in the Bendigo urban area 
and satellites. 

 To provide for a range of housing type to meet the diverse needs of Bendigo’s population. 

 To promote more intensive residential development within the central city, suburban centres and 
along the key arterial routes. 

 To identify a range of sustainable development options for housing within Bendigo. 

 To ensure that new developments are complementary to existing areas of heritage or 
neighbourhood character values. 

 To establish the major staged residential areas to accommodate Bendigo’s housing needs over 
the next 27 years. 

 To identify a range of sustainable development options for housing within Bendigo that is able to 
meet the needs of the changing demographic composition of the community. 

 To investigate the potential for new forms of residential communities that are planned, designed 
and implemented around sustainable urban models. 

 To produce new residential development which embodies the principles of sustainable design in 
all aspects of the built landscape environment. 

 To plan for the future development of White Hills, Epsom-Ascot and Huntly having regard to 
their role and function with the City of Greater Bendigo. 
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21.06-3 Strategies 

General 

 Encourage residential development in precincts identified in the Bendigo CBD Plan 2005. 

 Provide more affordable types of accommodation in close proximity to the central city, suburban 
centres, along transportation corridors or in the hubs of new residential precincts. 

 Encourage the provision of street and pathway networks for cyclists and pedestrians in new and 
existing residential development. 

 Promote a four phase staging approach to residential development (2004-2030) that is consistent 
with the Residential Development Strategy 2004 and the Residential Land Strategic Framework 
Plan. 

 Ensure effective staging by providing for the most efficient roll out of infrastructure prior to and 
during construction of development. 

 Introduce and enforce the UGB to encourage utilisation of sites within the urban area. 

 Provide reticulated services to new low density residential development where possible. 

 Complete site suitability assessment based on environmental evaluation including any Ecological 
Vegetation Class mapping. 

 Encourage the use of shop top housing. 

 Incorporate appropriate buffer zones adjacent to existing industrial land to ensure the residential 
land is protected from potentially adverse amenity impacts. 

 Address drainage issues on the basis that the overall system can be more comprehensively 
addressed, and Water Sensitive Urban Design (WSUD) features such as retarding basins, lakes 
and ponds can be more effectively provided. 

 Promote a range of housing choices through the encouragement of new, innovative designs and 
accommodation types. 

 Provide for buffer zones between residential areas and areas of native vegetation. 

 Create biolinks and the restoration of native habitat along existing drainage lines. 

 Promote WSUD techniques in new developments. 

Urban design 

 Ensure new residential development embodies the principles of sustainable design, including 
water conservation. 

 Ensure that new developments achieve high standards of living, fire safety and urban design. 

 Promote water efficient and energy efficient building and development design. 

Neighbourhood character 

 Ensure developments address neighbourhood character standards set for the area. 

 Ensure new development respects and enhances the identified neighbourhood character of areas. 
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Urban containment 

 Encourage infill development to take a higher density form when assessing planning 
applications. 

 Promote higher density living along transit routes and around activity centres. 

 Identify sites of environmental value and ensure that appropriate controls are applied to protect 
these from development including the provision of buffers and flora and fauna reserves. 

Core development 

 Identify and nominate candidate sites for development within the Bendigo CBD, south of the 
railway station and near the hospital and the university. 

 Identify appropriate infill and redevelopment sites within the Bendigo CBD, south of the railway 
station and near the hospital and the university. 

 Identify and review Crown land sites within the Bendigo CBD that are surplus and have 
development potential. 

 Conduct a site assessment of Bendigo CBD locations with contamination/environmental 
significance and develop a management response to address these issues. 

Community focussed development 

 Promote redevelopment of developable Crown land sites along transit corridors. 

 Identify selected sites for potential higher density residential use around existing activity centres 
located along existing transport routes. 

 Identify existing, proposed and potential community focussed development zones and undertake 
structure planning along these routes to identify a hierarchy of nodes for higher density 
residential development and mixed use development where appropriate. 

 Identify community focussed development nodes as the focus for future development. 

New development areas 

 Promote the development of Jackass Flat, Huntly and Maiden Gully North East for medium 
density housing. 

 Promote development that is consistent with the Strathfieldsaye and Northern Corridor and 
Huntly Strategic Framework Plans. 

 Provide for the integration of appropriate future commercial, community and recreational 
facilities in new development areas. 

 Ensure the design of subdivision embraces fire safety issues. 

Satellite development 

 Assess land capability to protect productive agricultural land from inappropriate development in 
and around Marong. 

 Ensure that there is some differentiation in built form and land use between Huntly and Epsom to 
assist in preserving Huntly’s sense of community. 
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21.06-4 Implementation 

The objectives and strategies will be implemented by: 

Policy and the exercise of discretion 

 Using local policy to manage the interface between residential areas and the forest in accordance 
with the Residential Development Strategy, 2004 (Development at the Urban-Forest Interface 
Policy at Clause 22.01). 

 Using local policy to protect the operation of rural enterprises from the encroachment of 
residential activities (Rural Dwellings Policy at Clause 22.02). 

 Using local policy to discourage the fragmentation of rural land or with significant 
environmental values (Rural Subdivision Policy at Clause 22.03). 

 Using local policy to maintain and protect Greater Bendigo’s heritage assets and encourage the 
reuse of heritage places (Heritage Policy at Clause 22.06). 

 Using local policy to retain and enhance elements that contribute to Greater Bendigo’s 
residential character and to ensure that development is responsive to residential character 
(Residential Character Policies at Clause 22.11-22.26). 

 Implementing the recommendations of the Residential Development Strategy 2004. 

 Implementing the recommendations of the Bendigo CBD Plan 2005. 

 Providing “triggers” for the staging of residential development to ensure that they be activated 
once a population level has been achieved in accordance with the timing program in Appendix B 
to the Residential Development Strategy 2004. 

Zones and overlays 

 Applying the Residential 1 Zone to serviced or readily serviced residential areas within Bendigo 
and Heathcote. 

 Applying the Low Density Residential Zone to areas that have lower levels of service and larger 
lots in residential areas within Bendigo and Heathcote. 

 Applying the Comprehensive Development Zone 1 to facilitate the development of the Bilkurra 
proposal on land east of the Huntly Township. 

 Applying the Incorporated Plan Overlay to Strathfieldsaye and Maiden Gully to ensure the 
townships develop in accordance with the relevant structure plans. 

 Applying the Development Plan Overlay to residential and low density residential zoned areas, 
the Specimen Hill Industrial Area and the East Bendigo Food Manufacturing Precinct to 
reinforce the preferred use and development of particular areas to ensure consistency with 
Council’s strategic work. 

Further strategic work 

 Preparing Development Contributions Plans for new development areas identified in the 
Residential Development Strategy 2004. 

 Identifying and investigating sites, including Precinct K of the Bendigo CBD Plan 2005, for the 
Residential 2 Zone. 
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 Investigating residential car parking options that facilitate the reuse of existing buildings within 
the Bendigo CBD for residential purposes. 

 Preparing town structure plans for Heathcote, Axedale, Redesdale and Elmore. 

 Implementing the recommendations of the Northern Corridor and Huntly Local Structure Plan 
2005, in particular: 

 Review the appropriateness of the Mixed Use Zone in Epsom following drainage 
investigations; 

 Rezone land in Huntly for residential purposes following detailed investigations, 
particularly in relation to native vegetation; and 

 Rationalise the Development Plan overlay provisions that apply to residential land, 
following a review of the Low Density Residential Zone. 

 Preparing restructure plans for sites covered by the Restructure Overlay. 

 Incorporating sites on the Contaminated Sites Register into the Environmental Audit Overlay 
where appropriate. 

 Reviewing the Low Density Residential Zone and Development Plan Overlay, Schedules 3 and 
4. 

 Preparing a parking precinct plan for the CBD. 

 Reviewing the Maiden Gully Structure Plan. 

 Preparing a structure plan and/or outline development plan to create a strategic vision for the 
new development areas and encourage appropriate land use and development. 

 Preparing an outline development plan and/or structure plan to direct future land use and 
development in Marong. 

 Auditing areas of environmental significance. 

 Revising statutory controls such as the existing Development Plan Overlay, Schedules 3 and 4 
for consistency with the Urban Containment Strategy.  The overlays currently aim to control 
development densities within the Residential 1 and Low Density Residential Zones.  Application 
of the Residential 2 Zone to key sites should also be investigated. 

 Evaluating all sites using EVC mapping to more accurately identify the existing environmental 
features, before plans of development are prepared.  This information would form part of the 
Incorporated Plan Overlay (IPO) requirements for each area (Huntly, Maiden Gully North East 
and Jackass Flat). 

 Ensuring that outline development plans and/or structure plans are prepared as a pre-requisite for 
development in growth areas. 

 Identifying sites of environmental value and ensure that appropriate controls are applied for 
protection from development. 

 Nominating candidate sites (such as degraded, mine de-spoiled or Crown land sites) for design 
and development following further feasibility investigations. 

 Preparing guidelines for medium density housing that are tailored to issues specific to Bendigo.  
The guidelines should be based on the DSE Guidelines for Higher Density Residential 
Development. 

 Investigating residential character in the public domain. 
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 Reviewing the use of local policies relating to residential character as part of the next review of 
the Local Planning Policy Framework. 

 Other actions 

 Assisting the Department of Sustainability and Environment in developing the Bendigo 
Sustainable Growth Strategy. 

 Fostering a strong sense of community by promoting community interaction and community 
identity among residents. 

 Working with Coliban Water to provide reticulated wastewater to existing development. 

 Promoting cycling and walking as an alternative form of transport. 

 Promoting awareness of development opportunities at vacant Residential 1 zoned sites. 

 Progressively improving the quality of bus transit stations, bus stops and access routes to bus 
stops in regard to shade and shelter, and community safety. 

 Encouraging the use of energy efficient street lighting in existing and new areas. 

 Promoting community awareness about urban design in new residential developments. 

 Promoting the opportunities and benefits of CBD living in Bendigo. 
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Strathfieldsaye strategic framework plan 

 

Open space/recreation link to be created along Sheepwash and Emu Creeks 
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City of Greater Bendigo 
Strategic Framework-   
Strathfieldsaye Structure Plan 

North of Strathfieldsaye Road 
• Limited re-subdivision potential 
• Generally developed 
• Contributes to town character 

West of Guys Hill Road 
• Low Density Residential at 0.4 hectare 

except where VPO at 2.0ha 
• Maintain landscape character 
• Ensure extension of Sheepwash Creek 

trail

Strathfieldsaye Road/Osborne Lane 
• Maintain buffers to National Park 
• Limit direct access to Strathfieldsaye Road Sinclairs Road, Havering Lane, Sullivans 

Road, Junortoun Road 
• Significant vegetation to be protected 
• Minimum lot size of 1.0 hectare (unless 

Environmental Management Plan) 

Strathfieldsaye Road, Tannery Lane, 
Bakers Lane, Emu Creek Road 
• No minimum lot size at present 
• Substantial number of vacant allotments 
• Insufficient demand for neighbourhood 

centre in the next 5 years 
 

Town Centre 

West of Strathfieldsaye Road 
• Road hierarchy exists but indirect routes 
• Pedestrian routes not clear 
• No minimum lot size at present 
• Significant subdivision and vacant allotments 
• Insufficient demand for neighbourhood centre 
• Sheepwash Creek is potential environment focus 

for larger allotments 
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Northern Corridor and Huntly strategic framework plan 

 

 

 

 

 

Improvements to White Hills 
Shopping Centre 

Consolidate Huntly Town 

City of Greater Bendigo 
Strategic Framework-   
Northern Corridor and 
Huntly Local Structure Plan  

Huntly 

 

Epsom - Ascot 

White Hills 

Investigatio
n area for 
future 
residential 
growth 

Protect residential character 
of vegetated parts of Huntly 

Develop a regional 
field sports centre 

Promote a non-urban break 
between Epsom and Huntly 

Ensure appropriate buffers between 
industrial and residential uses 

Undertake drainage investigations 
for Racecourse and Back Creeks.   
 
Review the appropriateness of the 
Mixed Use Zone following the 
drainage investigations 

Study boundary 

Urban Growth Boundary (UGB) 

Extend the Linear Park 
Walkway to Huntly 

Investigate open space linkages and 
vegetation corridors along creeks and 
the rail line 

Investigate flooding issues at Huntly 

Promote infill development 
opportunities at White Hills 

Bilkurra 
development 

Implement the 
Botanic Gardens 
Masterplan 

Improve residential – forest interface 

Encourage commercial display 
businesses between Hall and 
Howard Streets (west side of 

Gravel extraction site 

Holdsworth Rd 

Howard St 

Ironstone Rd 

Sawmill Rd 

Promote the development of an 
integrated commercial and 
community centre 


