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1 INTRODUCTION 
--------------------------------------------------------------------------------------------------------------------------------- 
 
 
Name and address 
 
1.1 This report has been written by Chris McNeill, Director of Spade Consultants Pty Ltd. 

Spade Consultants is located at Suite 1, 1396 Malvern Road, Glen Iris. 
 
 
Area of expertise 
 
1.2 I hold a Bachelor of Economics (Monash) in and have 19 years commercial and 

economic experience in the manufacturing, property and construction sectors. Details 
relevant to my experience and expertise in this policy matter are contained in summary 
form in Appendix A to this statement of evidence. I am sufficiently expert to make this 
statement because of the relevant experience listed in Appendix A and my extensive 
involvement and background in economic and urban policy matters.     

 
 
Instructions 
 
1.4 I have been requested by AECOM to provide my assessment of the adequacy of 

residential land supply at Shepparton and in particular whether there is a justifiable 
economic need to rezone additional land in Shepparton’s north east. I understand that 
AECOM’s client controls a substantial parcel of land on the north east of Shepparton’s 
urban area.      
 

1.5 In undertaking this assessment I am instructed to review anticipated population growth, 
dwelling demand as well as the demand for broadhectare development land at 
Shepparton over the next fifteen years (to 2023). I am further instructed to consider the 
need for additional zoned residential land supply to complement Shepparton’s existing 
stocks of zoned land.  

 
 
Process and Methodology 
 
1.6 In preparing this witness statement I have undertaken the following tasks: 
 

• Reviewed relevant Council and other information with particular regard to the 
Greater Shepparton Housing Strategy (David Lock and Associates 2009); 

 
• Updated key data where appropriate; 

 
• Considered Shepparton’s recent population growth and the future outlook for 

growth; 
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• Translated population growth to dwelling demand; 
 
• Reviewed existing documents in relation to the supply of land for residential 

development; 
 

• Considered the timely supply of zoned residential land in the context of 
Shepparton’s particular growth areas; 

 
• Considered additional matters relevant to the efficient and orderly management 

of residential land supply and the maintenance of a competitive housing market.  
 

 
Reports reviewed 
 
1.7 In preparing this report I have considered and taken into account the following reports 

and materials: 
 

♠ Greater Shepparton 2030 Strategy 
♠ Greater Shepparton Hsouing Strategy (July 2009) 
♠ Victoria In Future 2008, Department of Planning and Community 

Development 
♠ Australian Bureau of Statistics 
♠ Valuer General land price data 
♠ Interviews with several local real estate agents 
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2 SHEPPARTON: REGIONAL CONTEXT 
--------------------------------------------------------------------------------------------------------------------------------- 
 
 
Background 
 
2.1 Shepparton is regional city located approximately 180 kilometres north of Melbourne. It is 

the hub city of the Goulburn Valley and a significant retail and commercial centre 
servicing an area from Mansfield through to Deniliquin. The economic base of the region, 
and the city itself, is intensive horticulture and agriculture, along with food processing. 
The Goulburn and Murray irrigation systems provide the underlying infrastructure of the 
region’s economy.             

 
2.2 Shepparton grew rapidly during the 20th century from a township of around 3,000 

residents in 1900 to an urban area of some 50,000 residents in 2009. The city’s retail 
sector is well represented by leading national retailers, while many state and federal 
government regional offices are based in the city. Educational and health based services 
plays an important part in the city’s economy and social fabric. In recent times the city 
has seen a significant investment in tertiary education with both the University of 
Melbourne and Latrobe University establishing a presence.    

 
 
Statistical Classificiation 
 
2.3 The City of Greater Shepparton comprises three distinct Statistical Local Areas (SLA’s); 

 
♠ Shepparton – Part A - which includes the urban areas of Shepparton and 

Mooroopna along with associated urban development that can be reasonably 
considered to be part of the greater Shepparton urban area (such as Shepparton 
East, Arcadia Downs, Kialla and Kialla Lakes and Toolamba.  

 
♠ Shepparton Part B (East) – refers to the balance of the municipality that lies east 

of the Goulburn River. 
 

♠ Shepparton – Part B (West) – refers to the balance of the municipality that lies 
west of the Goulburn River, including Tatura.  

 
 
The Shepparton – Part A SLA is also referred to, in statistical classification terms, as the 
Shepparton Statistical District. Statistical Districts are intended to provide a measure of 
an urban area and represents the measure most widely used to describe the actual urban 
population of regional cities.    
 

2.4 In some instances, such as in Bendigo, Ballarat and Geelong, Statistical Districts 
comprise several SLA’s, while in others, such as Shepparton and Mildura, the Statistical 
District comprises just one SLA.   
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2.5 In this report it is the Shepparton Statistical District that is used as the basis for analysis 

and any reference to ‘Shepparton’ means the Shepparton Statistical Distrcit (the primary 
urban area). References to ‘Greater Shepparton’ are specifically directed at describing 
the municipality which includes all three SLA’s as outlined in paragraph 2.3.     
 
 
Map 2.1: City of Greater Shepparton 
 

 
Source: ABS 
 
 
Map 2.2: Shepparton Statistical District  
 

 
 Source: ABS 
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3 DEVELOPMENT PROPOSAL AND PLANNING CONTEXT 
--------------------------------------------------------------------------------------------------------------------------------- 
 
 
Proposed Development 
 
3.1 The proposed development is located approximately 3 kilometres to the north east of the 

city centre. The proposed development area is broadly bounded by Verney Road to the 
west, Ford Road to the north, Grahamvale Road to the east and the current northernmost 
extent of the Shepparton urban area to the south. The proposed development area is 
variously described in various documents as the North East Growth Area and that term is 
adopted and applied in this report.   

 
 
Figure 3.1: The proposed development area 
 

 
 
Source: Google Earth Pro (created by Spade Consultants, November 2009) 
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3.2 The development is proposed to proceed in two major stages with the first stage 

generally incorporating the western half of the North East Growth Area from Verney 
Road, while stage two will progress in an eastward direction towards Grahamvale Road.   
  

3.3 While final details relating to lot yield and lot sizes are not yet finalized, conceptual 
planning is based on the following: 

 
Stage One - 679 lots comprising: 

   
• 577 lots at an average lot size of 650 square metres 
• 102 lots at an average lot size of 450 square metres 

 
Stage Two – 999 lots comprising: 

 
• 849 lots at an average lot size of 650 square metres 
• 150 lots at an average lot size of 450 square metres  

 
Total lot yield – 1,678 lots comprising:   

 
• 1,426 lots at an average lot size of 650 square metres 
• 252 lots at an average lot size of 450 square metres 

 
Planning context 
 
3.4 The proposed development area is currently in the Farm Zone. 
 
3.5 The Greater Shepparton Housing Strategy (July 2009) (GSHS), undertaken by David 

Lock and Associates (in conjunction with CAPIRE Consulting, Essential Economics and 
GHD) was adopted by Council in late 2009    

 
3.6 The GSHS provides direction regarding future housing and residential development and 

builds on earlier work that forms part of the Greater Shepparton 2030 Strategy Plan. The 
GSHS outlines a future growth framework at Section 5.0 (Development Framework) of 
the GSHS and a series of Growth Management Plans are included at Section 5.4 of the 
GSHS. The Growth Framework Plans identify future growth areas and along with 
‘recommended sequencing’ within each growth area.      

 
3.7 Both the Greater Shepparton 2030 Strategy and the GSHS identify the North East 

Growth Area within the town boundary. The Growth Management Plan for the North East 
Growth Area applies recommended sequencing timelines that would see the western 
portion developed partly in a ‘0-5 year timeframe and partly in a 5-10 years timeframe 
with the eastern section allocated in later timeframes of 10 years plus.   

 
 
 
 
 
 



Chris McNeill, Spade Consultants Pty Ltd 
Analysis of residential land supply and demand at Shepparton  

(relating to the proposed rezoning of land in the North East Growth Area)  
December 2009 

 

 

9

 
 
 
 
3.8 The North East Growth is adjacent to existing urban areas that have been developed at 

conventional urban densities with lots generally ranging from 600 to 1,000 square metres. 
On the south eastern corner of Verney Road and Ford Road there is a low density estate 
which was developed approximately 25 years ago. There are established two schools 
located within the North East Growth Area; the Shepparton Christian College located in 
Verney Road and the Grahamvale Primary School in Grahamvale Road. Both facilities 
are growing and are anticipated to remain in their current locations.  

 
 

Figure 3.2: Proposed Amendment Area 
 

 
Source: Greater Shepparton Planning Scheme, AECOM 

 
 



Chris McNeill, Spade Consultants Pty Ltd 
Analysis of residential land supply and demand at Shepparton  

(relating to the proposed rezoning of land in the North East Growth Area)  
December 2009 

 

 

10

 
 
 
 
4 POPULATION GROWTH 
--------------------------------------------------------------------------------------------------------------------------------- 
 
This section of the report provides an overview of Shepparton’s recent growth, considers current 
growth projections and provides a higher growth scenario in light of questions about the accuracy 
of the figure attributed as Shepparton’s population at the 2006 National Census.    
 
 
Recent and projected growth 
 
4.1 Shepparton’s growth over the past 20-30 years can be described as solid. The city grew 

rapidly in the 1970’s before going through a period of slower growth during the early 
1990’s. During this period, the city was generally one of the faster growing urban areas in 
regional Victoria.   

 
4.2 In the ten years leading up to the last National Census (2006), Shepparton experienced 

something of a mixed result. Between 1996 and 2001 Shepparton’s population grew at a 
rate of 1.8%, before unexpectedly decreasing to a rate of 0.6% between 2001 and 2006. 
recent estimates by the ABS indicate that growth has again accelerated to a rate of 
almost 1.6% between 2006 and 2008.     

 
4.3 As can be seen in Table 4.1, the urban area of Shepparton has grown at a faster rate 

than the municipality overall, indicating substantially lower growth in the non-urban areas 
of the municipality.     

 
 

Table 4.1: Recent and project population growth 
 

Area 1996 2001 2006 2008 (p) 2013 2018 2023 
Estimate Residential Population          
Shepparton (Statistical District) 41,139 44,867 46,227 47,710 50,982 53,788 56,284 
Greater Shepparton 54,179 58,150 59,202 61,014 64,380 67,367 70,028 
                

Average Annual Growth Rate         
Shepparton (Statistical District)  1.80% 0.60% 1.59% 1.34% 1.08% 0.91% 
Greater Shepparton  1.45% 0.40% 1.52% 1.08% 0.91% 0.78% 
                
Average Annual Growth (No.)         
Shepparton (Statistical District)  747 270 741 654 561 499 
Greater Shepparton  794 210 906 673 597 532 
                

 
Source: Victoria In Future 2008, Spade Consultants Pty Ltd 
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4.4 The State Government’s most recent population projections, Victoria In Future 2008 (VIF 

2008), take into account the results of the 2006 National Census and also have regard for 
recent higher levels of immigration. VIF 2008 projects an increase in Shepparton’s 
population from around 47,710 in 2008 to 56,284 in 2023, an increase of 8,574. As with 
almost all contemporary projection models, the rate of increase is expected to slow as the 
general ageing of the population begins intensify. Even so, VIF 2008 anticipates a growth 
rate of 1.34% between 2008 and 2013, slowing to 0.91% between 2018 and 2023.     
  

4.5 The GSHS, which considers population at a municipal level, adopts slightly higher 
population forecasts than the projections published in VIF 2008. The GSHS assumes that 
growth will remain at a comparatively higher level in later years. It should be noted that 
growth expectations stated in the GSHS are linked to census years. They can however 
be compared with VIF 2008 as follows:   

 
  
 Table 4.2: Comparison of population forecasts (VIF 2008 and the GSHS) 
 

  2006 2011 2016 2021 2026 
Greater Shepparton (VIF 2008) 59,202 63,127 66,282 69,047 71,509 
Greater Shepparton (Greater Shepparton Housing Strategy) 59,235 62,580 66,255 70,300 74,655 
            

 
Source: VIF 2008, GSHS, Spade Consultants Pty Ltd  

 
 
4.6 In my opinion, the forecasts contained in the GSHS are more likely to reflect reality than 

the VIF 2008 projections. However, there is an equally plausible view that both VIF 2008 
and the GSHS may understate Shepparton’s future population.  

 
 
Was there an undercount of population in 2006? 
  
4.7 The 2006 National Census result produced something of a surprise for Shepparton in so 

far as population growth recorded between 2001 and 2006 was substantially lower than 
expected, averaging 0.6% per annum in the urban area and well down on the figure 
recorded in the preceding five years to 2001 (1.8%).      

  
4.8 The decline in the rate of growth set Shepparton apart from comparable regional 

Victorian urban areas, such as Geelong, Ballarat, Bendigo, Mildura and Warrnambool, 
which average between 1.0% and 1.2% per annum.   
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4.9 Since the 2006 National Census, the Australian Bureau of Statistics and State 

Government have estimated Shepparton’s growth to have rebounded strongly in the two 
years since the 2006 National Census (see Table 4.1). Notably, published population 
estimates between census period are based largely on changes in Medicare and other 
government records. 

 
4.10 The following table compares the number of building approvals and the quantum of 

population growth between 2001 and 2006 across selected regional Victorian urban area. 
The right hand column expresses a ratio obtained by dividing population growth by 
building approvals over the period. The results suggest a distinct anomalous situation in 
Shepparton, where building approvals clearly outnumbered the increase in population 
over the period. The results for the other regional centres are clustered within a clearly 
identifiable range.     

 
 

Table 4.3: Ratio of population growth and building approvals (2001 – 2006)   
  
  

  Building Approvals  Population Growth  Ratio 
  2001-06 2001-06   
Statistical Districts    
Ballarat 4170 4838 1.16 
Bendigo 3993 5407 1.35 
Geelong 6689 8299 1.24 
Mildura 2156 2617 1.21 
Shepparton 1814 1351 0.74 
Warrnambool 1442 1872 1.30 
        

 
Source: Australian Bureau of Statistics 

 
 
4.11 Table 4.3 lends considerable weight to the view that an undercount of population 

occurred in Shepparton at the 2006 National Census. I understand that this is a view 
shared by Council and is also a view held within the Department of Planning and 
Community Development’s Spatial Research Unit. 

 
4.12 The reason for a possible undercount is less important than the repercussions of an 

undercount. The impact is twofold:    
  

• The population in 2006 is potentially understated; 
• Projections about the future population are, in part, based on what occurred in 

preceding periods. 
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4.13 In discussions with the Department of Planning and Community Development’s Spatial 

Research Unit I am informed that while Shepparton’s ‘perfomance’ between 2001 and 
2006 was largely disbelieved, it nevertheless had an influence on the formation of 
population projections contained in VIF 2008. 

 
  
Higher growth scenarios 
  
4.14 Given the probability that an undercount of Shepparton’s population occurred at the 2006 

National Census, it is possible to build an alternative future growth scenario based on a 
revised 2006 population and an adjusted future projection. The assumptions I have 
adopted are as follows:   

  
• That Shepparton’s population growth between 2001 and 2006 was the average 

of those regional centres as outlined in Table 4.3, namely Geelong, Ballarat, 
Bendigo, Mildura and Warrnambool. The average equates to 1.14%; 

 
• That future population growth remains equal to that estimated by the ABS as 

having occurred between 2006 and 2008 (namely 1.59%), through to 2013, 
before reducing by 0.1% for each census period thereafter.  

  
4.15 Table 4.4 (below) highlights the higher growth scenario as detailed in paragraph 4.14 

above and compares this scenario with that of VIF 2008 and the projections contained in 
the GSHS. 

  
 

Figure 4.4: Shepparton’s Projected Population under a higher growth scenario  
  

Area 2008 2013 2018 2023 
Estimate Residential Population     
Shepparton SD: Higher Growth Scenario 49,015 53,038 57,109 61,190 
          
Average Annual Growth Rate     
Shepparton SD: Higher Growth Scenario  1.59% 1.49% 1.39% 
          

Average Annual Growth (No.)     
Shepparton SD: Higher Growth Scenario  805 814 816 
          

 
 Source: Spade Consultants Pty Ltd 
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5 DWELLING DEMAND 
---------------------------------------------------------------------------------------------------------------------------------  
 
This section of the report considers the demand for dwellings in the context of the population 
projections outlined in section 4. 
 
 
The Greater Shepparton Housing Strategy (GSHS) 
 
5.1 The GSHS involves a comprehensive and in depth look at Greater Shepparton’s housing 

market, establishing the future demand for dwellings and analysing how, where and when 
future demand should be met.     

 
5.2 The GSHS was prepared over the course of 2008 and 2009 by David Lock and 

Associates along with Capire consulting Group, Essential Economics and GHD. The 
GSHS also relied on an utilised population and dwelling forecasts undertaken on behalf 
of Greater Shepparton City Council by idConsulting.  

 
5.3 Future dwelling demand is outlined on page 87 of the GSHS Background Report and 

couched in terms of ‘Forecast Housing Requirements’. Dwelling demand is expressed at 
a municipal level (Greater Shepparton) rather than at a purely urban level and provided 
as a yearly average over five year periods which accord with census timeframes. This is 
summarized at Table 5.1 (below). 

 
     

Table 5.1: Projected Dwelling Demand, Greater Shepparton (2006-2026) 
 

 2006 2011 2016 2021 
Total Dwellings 23,400 25,180 27,005 28,830 
  2006-11 2011-16 2016-21 
Additional Dwellings Required per annum  355 365 365 

   Source: GSHS 
  
 
5.4 Dwelling demand is then assigned to a series of ‘subregions’ (established by 

idConsultants) by way of aggregating Census Collection Districts1 to establish logical 
spatial groupings.The subregions established are listed as follows:    

 
  Kialla-Shepparton South Surrounds Mooroopna  Shepparton South 
 Shepparton North East   Rural North East  Rural North West  
 Shepparton North West   Shepparton Central Congupna 

Shepparton North Central  Tatura    Shepparton North 
 Shepparton North Surrounds  Rural South  Shepparton South East 
    

                                                 
1 Census Collection Districts are the smallest spatial unit at which data s recorded by the Australian Bureau of Statistics.  
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5.5 Analysis of the capacity of each subregion, along with projections of future dwelling 

requirements, has been largely based on forecasts undertaken by idConsultants. The 
idConsultants analysis, which appears on Council’s website, details expectations about 
the yield and timing of specific land parcels within each subregion.  

 
5.6 There appears to be something of an inconsistency in the GSHS in so far as the total 

municipal figure for ‘future housing requirements ’ (Table 5.1) is not supported by the 
aggregate of total dwellings required when the same figures are totaled for all the 
subregions. By way of example, the aggregate figure for total dwellings applied to each 
subregion across the municipality is 400 dwellings per annum between 2006 and 2011.It 
is possible that this is not an error, but rather the GSHS authors’ method of ‘over-
allocating’ to sufficient is planned into the strategy for sound planning and economic 
reasons.  

 
5.7 Importantly, the subregions that appear to relate to the Shepparton Satistical District 

(which having reviewed the boundaries I adopt as comprising Shepparton North Central, 
Shepparton North East, Shepparton North West, Shepparton Central, Shepparton 
Surrounds North, Shepparton South, Shepparton South East, Kialla and Shepparton 
South Surrounds and Mooroopna) equate the total housing requirement between 2006 
and 2011 dwelling requirement to be 360 per anum. 

 
5.7 The GSHS estimates that the balance of the municipality (Tatura and the smaller 

townships and rural areas ) as having a future housing requirement of 40 dwellings per 
annum in the short term. The total municipal figure of 400 is greater than the 355 (annual 
housing requirement between 2006 and 2011) outlined on page 87 of the GSHS, though 
it could be argued the difference is not material.  

 
5.8 While the subregions provide a degree of useful spatial analysis, the boundaries 

frequently do not follow logical boundaries (it is not necessary to define or map the 
subregions in detail in this report). For example, the North East Growth Area is not 
contained within a singular subregion but is split between Shepparton North East and 
Shepparton Surrounds North. Hence, usefulness of the subregions (as defined in the 
GSHS) in acting as a ‘descriptor’ for a specific geographic area is somewhat limited.     

 
5.9 It is possible however to review the GSHS allocation of demand (which is matched to 

what the strategy regards as available supply) by aggregating the subregions into more 
logical groupings. Consequently I have grouped the future housing requirements 
(outlined for each subregion at pages 88-96 of the GSHS Background Report) into what I 
regard as more logical descriptive groupings as follows: 

 
• Northern Growth Front (comprising subregions north of the Midland Highway 

and where future development is likely to be overwhelmingly broadhectare in 
nature). The Northern Growth Front includes the North East Growth Area; 

 
• Southern Growth Front (comprising subregions south of the Broken River and/or 

east of Archer St and where future development is likely to be overwhelmingly 
broadhectare in nature); 
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• Mooroopna (comprising the township of Mooroopna, west of the Goulburn 

River); and 
 

• Inner Urban (comprising subregions which have little to no broadhectare 
development capacity and where future development is likely to be based on 
urban consolidation).  

 
 
Table 5.2: GSHS demand based on a logical grouping of subregions 

  
  2006-11 2011-16 2016-21 2021-26 
Shepparton North East 25 25 25 50 
Shepparton North West 45 50 40 25 
Shepparton Surrounds North 45 50 40 25 
Northern Growth Front 115 125 105 100 
     
Shepparton South East 75 55 45 55 
Kialla-Shepparton South Surrounds 100 95 100 75 
Southern Growth Front 175 150 145 130 
     
Mooroopna 55 50 55 60 
     
Shepparton North Central 5 5 10 5 
Shepparton Central 5 5 5 5 
Shepparton South 5 5 5 5 
Inner Urban  15 15 20 15 
     
TOTAL 360 340 325 305 

  
Source: GSHS, Spade Consultants Pty Ltd 

 
Note; the totals don’t necessarily translate to the table on page 87 in which the ‘additional 
dwellings required’ actually increase over time rather than decrease. 

 
 
5.10 The totals (in Table 5.2 above) can be regarded as broadly reflecting dwelling demand in 

the Shepparton Statistical District. There are several other observations that are 
important to note: 

 
• The relatively limited expectations concerning urban infill opportunities in the 

inner established urban areas; 
 

• A relative bias in favour of development in the south over development in the 
north.    
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Higher Growth Scenario 
 
5.11 The higher growth population growth scenario for Shepparton (Statistical District) that I 

have calculated (Table 4.4) is translated to dwelling demand in the table below (Table 
5.3). Assumptions about Average Household Size are based on VIF 2008 data about 
regional Victoria. These projections lend support to the future housing requirements 
(dwelling demand) as outlined in the GSHS (Table 5.2). This is an important point as 
household projection data that will soon become available as part of the final release of 
VIF 2008 data is likely to be lower than that adopted in the GSHS and contemplated in 
this report as it will be based, in part, on the population recorded at the 2006 National 
Census. In that regard I am inclined to adopt the dwelling demand data as expressed in 
Table 5.2 of this report.     

 
 

Table 5.3: Dwelling demand under a higher growth scenario 
  

Area 2008 2013 2018 2023 
Estimated Residential Population     
     
Shepparton SD: Higher Growth Scenario 49,015 53,038 57,109 61,190 
Occupied Private Dwellings 20,254 22,379 24,616 26,721 
Average Household Size 2.42 2.37 2.32 2.29 
          
Average Annual Growth Rate     
     
Shepparton SD: Higher Growth Scenario  1.59% 1.49% 1.39% 
          

Average Annual Growth (No.)     

     
Shepparton SD: Higher Growth Scenario  805 814 816 
Occupied Private Dwellings  339 351 356 
Average Household Size 2.42 2.37 2.32 2.29 
          

  
Source: Spade Consultants Pty Ltd 
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6 LAND SUPPLY  
--------------------------------------------------------------------------------------------------------------------------------- 
 
6.1 In recent years Shepparton has been relatively well provided for by way of both land 

identified for future residential development and land that is zoned for residential 
development. As with most significant regional centres, there is a varied offering of 
dwellings and land. While medium and higher density forms of development remain the 
exception, rather than the rule, it is expected that this market will increase in the future. 
For example, there is a growing trend for the inclusion of smaller lot offerings (in the 200-
400 square metre range) within broadhectare estates.  At the other end of the spectrum 
lower density development has been popular around the city’s fringes, but, in accordance 
with State Government policies, is not encouraged as a mass form of development. 
Hence, conventional density housing which can loosely be described as detached 
housing located on lots of between 300 and 1,000 square metres and located on the 
urban fringe is anticipated to remain as the predominant and preferred form of housing in 
Shepparton in the short, medium and long term     

 
6.2 The broadhectare land development market in Shepparton can generally be to fit within 

three broad geographic areas:  
 

• Northern Growth Front, which includes a general northern corridor located 
between Verney Road and the Goulburn Valley Highway a north western 
development area and the North East Growth Area; 

 
• Southern Growth Front, which includes a discrete and easily definable corridor at 

Kialla, located south of the Broken river as well as an emerging south east 
growth area, located north of the Broken River and east of Archer Street along 
Poplar Avenue and Channel Road in the direction of Doyles Road. 

 
• .Mooroopna, where the primary growth area is located west of the township in an 

arc from the Midland highway and Echuca Road.     
 
 
The Greater Shepparton Housing Strategy 
 
6.3 The GSHS considers how and where the supply of future dwellings is likely to be met by:: 

 
• Considering development constraints that may impact on development yields as 

well as the future timing of development; 
 
• Establishing lot yield scenarios based on existing and planned broadhectare 

development sites on land that is already zoned for residential development; 
 

• Establishing lot yield scenarios of land that is identified for future residential 
development (established in the Shepparton 2030 Strategy and refined in the 
GSHS); 

 
•  
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• Establishing infill and urban consolidation opportunities within the established 

urban areas; 
 

6.4 A substantial part of this analysis, particularly as it relates to lot yield scenarios based on  
existing and planned broadhectare developments, appears to have been based on 
forecasts carried out for Council by idConsultants. 

 
 
Total Land Supply 
 
6.5 The Greater Shepparton 2030 strategy and GSHS identify substantial areas of land for 

future residential growth inside the town boundary, while the GSHS identifies several 
substantive areas outside the town boundary which are subject to further investigation 
over time. In this sense there is little doubt that sufficient land is identified for future 
development sufficient to meet Shepparton’s need beyond a 15-20 year timeframe.   

 
 
Zoned land supply 
 
6.6 The State Planning Policy Framework specifies that planning authorities should plan to 

accommodate projected population growth over at least a 10 year period through the 
preparation of Structure Plans, taking account of opportunities for redevelopment and 
intensification of existing urban areas as well as the limits of land capability and natural 
hazards, environmental quality and the costs of providing infrastructure (Clause 14.01-
2)”. The policy has been widely translated to mean that Council’s should maintain a 
supply of zoned residential land of at least 10 years sufficiency.   

 
6.7 In larger regional centres, with several definable growth fronts or corridors it is generally 

held that, unless there are constraints to further development in specific areas, the 
benchmark should be applied to each development front. This, it is generally accepted, 
assists in maintaining an orderly, efficient and competitive land development market and 
minimises market distortions caused by unexpected surges in demand or through 
constrained supply in one corridor causing relative price distortions. In this context, it is 
important to consider the Shepparton market based on the three primary broadhectare 
development fronts established in paragraph 5.9 of this report.     

 
6.8 Future supply in the Southern Growth Front is provided by several substantial 

developments. Major estates currently under development include: 
 

• Kialla Lakes (extension), which will provide an additional 500 lots (estimate) and 
continue the Kialla Lakes estate (some 1,500+ lots developed over a 30 year 
period) in the southerly direction between Archer Road and the Goulburn Valley 
Highway; 

 
• Kialla Green, the balance of which includes approximately 100 lots available to 

the market; 
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• Riverview Park, the balance of which includes approximately 70 lots available to 

the market; 
 

• Seven Creeks Estate, which is located on the west side of the Goulburn Valley 
Highway and south of Raftery Road, comprises around 275 lots. As at December 
2009 around 175 lots remain available to the market, to be developed in stages. 

 
• Kensington Gardens, located south of Channel Road in the South East Growth 

Area. The estate comprises over 250 dwellings and is being developed as an 
integrated development pitched at the ‘over 55’s market. The project is at the 
relatively early stages of development. 

 
• Windsor Park Estate, located north of Channel Road in the South East Growth 

Area, comprises approximately 200 lots. The project is at an early stage of 
development.  

 
6.7 As detailed above the Southern Growth Front contains a substantial supply of lots (up to 

1,400) based on estates currently in development or at an advanced stage of planning. 
Should demand in Shepparton’s south occur at a level consistent with the expectations of 
the GSHS (as outlined in Table 5.2 of this report) there is likely to be sufficient estates in 
development to meet demand for a period of 7-10 years. Should supply become 
constrained, there are opportunities, particularly within the South East Growth Area to 
rezone additional land (if required) for further development activity.     

 
 
6.8 The Mooroopna West Structure Plan is intended to act as guide to future development in 

Mooroopna’s primary growth area. The Mooroopna West Structure Plan estimates the 
proposed development area will accommodate up to 30 years growth. REzonings are 
expected to be developer lead and responsive to market conditions.    

 
 
Capacity in the Northern Growth Front 
 
6.9 Development activity relevant to land that is already zoned for residential development in 

the Northern Growth Area (that is, developments located north of the Midland Highway) is 
described as follows:  

 
• The Boulevard Estate 

 
The Boulevard estate is located in the Shepparton North West subregion nearby 
to the Shepparton Cemetary and Golf Course. The estate is significant in terms 
of both its scale (approximately 470 lots) and in the fact that it will be the last 
estate of significance within that subregion due to constraints. In December 2009 
it is estimated that approximately 140 lots have been sold, leaving around 330 
lots available to the market as the estate is progressively developed.  
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• Connolly Park  
 

Connolly Park is located north of Ford Road between Verney Road and the 
Goulburn Valley Highway. At completion the estate will incorporate approximately 
240 lots. In December 2009 it is understood around 80 lots have been sold, 
leaving approximately 160 lots available to the market.  

 
• Rosella Park 

 
Rosella Park is a small infill development of 18 lots located on the west side of 
Verney Road several hundred metres south of Pine Road. At December 2009 it 
is understood 9 lots remain available. 

 
• Sandridge 

 
Sandridge is a small infill development lof some 18 lots located just north of the 
Shepparton Golf Course. At December 2009 it is understood that 13 lots remain 
available to the market. 
 

• Parkside Gardens 
 

Parkside Gardens is a conventional density estate located on an infill site (the 
former International Village). The development comprises approximately 100 lots 
in total of which around 80 remain available to the market. The sales rate has 
been slow. 

 
• Grammar Estate 

 
Grammar Estate is a low density development located south of the Goulburn 
Valley Grammar School. While the early stages of the estate were development 
to an average lot size of approximately 1,000 square metres, it is understood that 
future stages may be developed at a smaller scale of around 2,000 square 
metres per lot. At December 2009, it is estimated that around 40 lots remain 
available to the market. 

 
• Trilogy  

 
Trilogy is the marketing name applied to a significant development proposal 
located on the east side of the Goulburn Valley Highway, north of the Bunbartha 
Road turnoff. The development proposal comprises an integrated retirement 
village and conventional residential development of some 100 lots. At present the 
site (including planning permit) is for sale and the timing of the planned 
development, as well as the development itself, is uncertain.   
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• Land located to the east of Connolly Park 
 

It is understood that land located on the south east corner of the Goulburn Valley 
Highway and Ford Road has attracted developer interest but is unlikely to be 
development in the near future.  

 
• Land located to the west of Connolly Park 

 
It is understood the a planning permit is likely to be issued for the development of 
an integrated retirement village on the land that comprises the north western 
corner of Verney Road and Ford Road.   

 
• Land for sale in Verney Road 

  
A 16 hectare parcel of land located to the immediate south of Grammar Estate is 
presently for sale. The land is currently used as a vineyard and, while identified 
for future residential development, is not presently zoned for that purpose.  

 
 
The adequacy of supply in the Northern Growth Front 
 
6.10 Based on estates currently under development in the Northern Growth Front and taking 

into account current estimates of remaining supply, there is in the order of 630 lots 
available to the market. This suggest a developing level of imbalance with the supply 
indicated across major estates that are currently available, or soon to be available, to the 
market in the Southern Development Front and points to the potential for an emerging 
level of constraint in the Northern Development Front, particularly as the Boulevard 
Estate begins to enter the second half of its lifespan. Notably, as this occurs the North 
West Growth Corridor will begin to permanently shut down as final supply opportunities 
are exhausted. When this occurs it can be reasonably expected that demand for lots in 
the north of Shepparton will transfer to other available sources.        

 
  

Table 6.1: Available supply in the Northern Growth Front 
  

Estates currently in 
development  Lot Yield 

Lot sales as at 
Dec 2009 

Available as 
at Dec 2009 

Boulevard 470 140 330 
Sandridge 18 5 13 
Parkside Gardens 100 20 80 
Connolly Park 240 80 160 
Rosella Park 18 9 9 
Grammar Estate 80 40 40 

Total 826 274 632 
 
 Source: Spade Consultants Pty Ltd 
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6.11 If dwelling demand is consistent with that outlined in the GSHS Background Report ad 

presented at Table 5.2 of this report, the supply of potential lots contained in 
developments that are currently under development in the Northern Development Front is 
in the order of 5 years (illustrated in Table 6.2 below). Should the rate of development 
increase to say 140 lots per annum, this figure decreases to around 4.5 years supply, a 
figure which has the potential to undermine a competitively functioning market and can 
lead to distortions in land prices.   

 
  
 Table 6.2: Adequacy of current supply in the Northern Development Front 
 
 

Current Supply  
Current 
Supply 

Projected 
demand 
(2010) 

Projected 
demand 
(2011-2016) 

Years of 
Supply 

 
Based on GSHS Future 
Housing Requirements 632 115 125 5 
 
Based on increased demand 
in the Northern 
Development Front 
 632 125 140 4.5 
          

  
Source: Spade Consultants Pty Ltd  

 
 
6.12 It should be noted that the land development market is often fluid with neither supply nor 

demand conforming in line with projections. There is however a clear message contained 
in Table 6.2 in regard to land supply in Shepparton’s Northern Growth Areas that points 
to the need to ensure additional land is not only rezoned, but importantly, is able to be 
planned and brought to market within a relatively short timeframe. Moreover, additional 
supply should be at a scale and nature that can offset the gradual decline of supply in 
other major estates in Shepparton’s north. 
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7 OTHER ISSUES 
--------------------------------------------------------------------------------------------------------------------------------- 
  
7.1 A number of issues emerge from the assessment of demand and supply contained in this 

report that should be discussed and considered: 
 

• the mismatch between the ID Consultants forecasts and the recommended 
sequencing attributed to different parcels of the land in the GSHS Growth 
Management Plans; 

 
• the need to maintain a competitive land development market; 

 
• that forecasts and recommended sequencing contained in Strategy plans 

rarely reflect the reality on the ground;   
 
 
How the GSHS translates  it underlying assumptions to the Growth Management Plans 
 
 
7.2 While the GSHS appear to largely adopt the idConsultants analysis, the assumptions 

relating to timing as outlined in the idConsultants reports for each subregion is not 
translated into the recommended sequencing as expressed in the Growth Management 
Plans that are set out in the GSHS. 

 
7.3 By way of example, the Shepparton North Growth Management Plan (page 54 of the 

GSHS and copies at Figure 7.1 of this report, following page) provides recommended 
sequencing (expressed as timelines) to various land parcels. The North East Growth 
Area is allocated recommended sequencing timelines that shows development of the 
western half of the overall site as being within a 0-5 year timeframe. The balance of the 
land is identified as being in a 10-15 year or 15+ year timeframe.   

 
7.4 While a development timeline attributable to the western portion of the North East Growth 

Area is not disputed in this report, it appears to stand in sharp contrast to the 
idConsultants report on the Shepparton North East subregion, where following an 
assessment of available development options within the subregion no development in the 
North East Growth Area is contemplated until after 2015. Given the key role the 
idConsultants forecasts appear to have played in the development of the GSHS dwelling 
demand forecasts the lack of consistency is curious. 
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Figure 7.1: Shepparton North Growth Management Plan 
 

 
Source: GSHS 
 
 



Chris McNeill, Spade Consultants Pty Ltd 
Analysis of residential land supply and demand at Shepparton  

(relating to the proposed rezoning of land in the North East Growth Area)  
December 2009 

 

 

26

 
 
 
 
7.5 The issue is not necessarily problematic, but does point to the difficulties and 

complexities involved in forecasting at smaller spatial levels, particularly ones that are 
fixed to Census Collection Districts rather than more logical spatial divisions. This point is 
acknowledged in the GSHS Background report at page 5 where it is noted that “the 
dynamism of the housing market means that statistical information can quickly become 
outdated.” 

 
 
The importance of maintaining a competitive market 
 
7.6 The importance of maintaining adequate levels of residential land supply as well as a 

competitive land market is well supported in both the GSHS itself as well as State 
Government planning policy and other literature. The GSHS notes (at page 49) that: 

  
“It is important that growth is maintained on a number of fronts, providing choice and 
variety in the housing market. A number of other corridors and estates within this urban 
area will also play important roles in meeting the predicted demand and provide choice in 
the housing market, including the North East Growth Corridor off Ford Road and newer 
estates such as the Boulevard and the extension of more established estates such as 
Kialla Lakes and Hawkins Heights.”  

 
7.7 The GSHS also notes (page 14) that “the strategy is based on using as a guide/trigger 

the need for 10 years of land supply and 5 years of zoned land being available. We 
acknowledge that this is different-appropriate for Shepparton due to growth rates – from 
the State standards of 15 years supply and 10 years zone land.” 
 

7.8 There are two points in this statement that I challenge. 
 
a) The first is the implication that ‘due to growth rates’ a lower benchmark is 

acceptable. For much of the past 20 years Shepparton’s population growth rate 
has been the equal or grater than Melbourne. It the author is suggesting that as 
the scale of growth in Shepparton is considerably less than that of Melbourne, 
there is less need to maintain supply at similar levels to that of the Melbourne 
metropolitan area, it is, in my view, a flawed logic. 

 
The adequacy of supply is ultimately dependent upon the rate of growth, not by 
an absolute growth number. Land supply in regional towns and cities is as 
subject to unexepected surges in demand as a major metropolitan area. Hence, 
supply – expressed in terms of years – is as appropriate in regional cities as it is 
in Melbourne or any other major growth area. 

 
Importantly also is that maintaining a significant advantage in the affordability of 
housing is an important competitive advantage that regional cities have over the 
capital cities. To erode this competitive advantage through inadequately 
identifying, and making available, insufficient land is, in my opinion, a poor 
example of economic policy. In my opinion a five years supply of zoned land is 
an inadequate benchmark in a growing regional city such as Shepparton.    
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b) The second statement I query is that of “State standards of 15 years supply and 

10 years zone land”.  
 

Put simply, there is no such standard – at least not at a state level. The 
benchmark quoted relates to the State Government’s position in regard to 
broadhectare land supply for the Melbourne metropolitan area as it has been 
expressed in the Urban Development Program.  

 
Even so, it is my opinion that such a benchmark should be adopted by Victoria’s 
principal regional cities, of which Shepparton is one. 

 
 

The impact of inadequate supply 
 
7.9 In growth area planning it is widely accepted that flexibility is required to facilitate the 

resolution of tightening land supply conditions caused by unexpected surges in demand, 
by delays in the rezoning of land, by delays in bringing zoned land to the market and by 
there not being enough genuine supply identified in the first place.  
 

7.10 When a supply squeeze occurs there are no easy solutions and the consequences can 
be damaging. The repercussions in the form of higher lot prices are inevitably borne by 
the home buyer, and by extension, the local economy. The impact on price is illustrated 
in the Figure 7.2 (following page). 

 
7.11 The important point to note in Figure 7.2 is that, while the period 2002 to 2004 saw a 

substantial increase in lot prices in all the above municipalities, the rapidity and extent of 
the increase was particularly severe in Geelong and Wodonga. Both municipalities have 
a well documented history of limited developable land supply during this period. More 
recently, a well documented shortage of zoned land in Warrnambool has lead to a sharp 
increase in vacant lot prices. 
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Figure 7.2: Median vacant lot price in selected Victorian cities (1994-2008) 
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Recommended sequencing rarely reflects reality 
 
7.12 The GSHS provides guidance on recommended sequencing at section 5.4 (pages 49-51) 

noting that “Residential development should generally be in accordance with the 
sequencing indicated on he growth management plans. However growth occurring out of 
sequence may be considered, providing a development proposal satisfies the following 
conditions:   

 
• it can be demonstrated that the land supply for the proposed development is 

being constricted elsewhere and that it is unlikely to become available within the 
designated sequencing; 

 
• the proposed development does not impact the achievement of the objectives 

and strategies of the GSHS; 
 

• the development can be serviced and connected to sewer and drainage in a 
timely and efficient manner to the satisfaction of the relevant service provider; 

 
• the full cost of extending infrastructure out of sequence is paid for by the 

developer; and 
 

•  the proposed represents an exemplar development incorporating best practice 
standards and satisfying the objectives and strategies of the GSHS to a high 
degree. (Page 51, GSHS) 

 
7.13 It is critical to reinforce the need for the application of flexibility in such strategies, 

particularly in regard to sequencing. What seemed like logical sequencing at the time a 
plan was prepared is frequently out of date within a relatively short time period and for a 
host of reasons. In my opinion, dot point one (as listed above) is relevant and the second, 
third and fourth dot points are important. The fifth dot point should not be a relevant 
condition in applying flexibility in sequencing. Rather, proposals should be determined on 
merit and the qualities a Council seeks in development should be sought as a matter of 
course, rather than by exception.  

 
7.14 In any event the Shepparton North: Growth Management Plan (page 54 of the GSHS) 

identifies the western half of the North East Growth Area for recommended sequencing in 
the 0-5 year period.  
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8 CONCLUSION 
   
  
8.1 In this I have considered the future growth of Shepparton, its implications on the demand 

for dwellings and, in particular, the demand for residential lots as well as the ability of 
known supply to meet anticipated demand. 
 

8.2 In undertaking this analysis I have been assisted by the recent Greater Shepparton 
Housing Strategy.  
 

8.3 In forming my conclusions I have had particular regard to demand and supply in what I 
have defined as the Northern Development Front of Shepparton. 

 
8.4 My key conclusions are: 

 
♠ Shepparton is a significant regional centre that is currently experiencing a 

relatively high rate of population growth; 
 

♠ It is probable that Shepparton will grow at a rate above that projected in the VIF 
2008 population projections;  

 
♠ Population growth is likely to lead to dwelling demand in the order of 400 per 

annum for the municipality over the next 5-10 years, of which 360 dwellings per 
annum are likely to be located in the primary urban area defined by Shepparton 
itself as well as Mooroopna and Kialla; 

 
♠ The broadhectare development is anticipated to comprise around 90% of 

dwelling demand; 
 

♠ Demand in Shepparton’s north is anticipated to require between 100 and 120 
lots per annum between 2008 and 2026. 

 
♠ Current supply in estates, already under development in Shepparton’s north is 

estimated to hold around 620 lots. While there is some additional zoned land 
available, it is not apparent that development will commence in an early and 
orderly timeframe to account for the depletion of available lots in current estates 
to satisfy demand; 

 
♠ It is estimated that lot supply contained in estates currently under development 

in Shepparton’s north provide approximately 5 years supply, a figure which is at 
the low end of what comprises an adequate supply of land for efficient and 
competitive development. Should the rate of demand prove to be higher, the 
amount of supply as expressed in years decreases;      

 
8.5 The provision of additional zoned residential supply in Shepparton’s north that can be 

planned and brought to market within a relatively short period of time, should be 
facilitated without undue haste.     
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9 PROVISIONAL OPINION 
 

The opinions I have expressed in this report are based on my experience and the 
experience and advice provided to me by the urban development industry. Subject to any 
limitations and exclusions, my opinions are complete and accurate in every respect. 
 
I am satisfied through my research and enquiries that the opinions I have expressed are 
reasonable in regard to the matters discussed in this report. 

 
 
10 DECLARATION 
 

I have made all the enquiries that I believe are desirable and appropriate and no matters 
of significance which I regard as relevant have to my knowledge been withheld from the 
Planning Panel.  

 
 
 
 Chris McNeill 

Director 
Spade Consultants Pty Ltd 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Chris McNeill, Spade Consultants Pty Ltd 
Analysis of residential land supply and demand at Shepparton  

(relating to the proposed rezoning of land in the North East Growth Area)  
December 2009 

 

 

32

APPENDIX A 
 
 
SUMMARY OF RELEVANT EXPERIENCE 
 
 
CHRIS MCNEILL 
Director 
Spade Consultants Pty Ltd 
 
 
Qualifications 
Bachelor of Economics (Monash) 
 
 
Professional Affiliations 
Member, Victorian Planning and Environmental Law Association 
 
 
Expertise 

♠ Economics 
♠ Project Feasibility Analysis 
♠ Due Diligence 
♠ Land Supply and Demand analysis 
♠ Urban Planning and Development policy analysis 
♠ Planning Scheme Amendments 
♠ Negotiations, consultations and facilitation 
♠ Contract administration 
♠ Project Management 
♠ Economic and demographic projections and forecasting 

 
 
Professional Summary 
Before entering private practice Chris McNeill was Policy Director with the Urban Development 
Institute of Australia (Victoria) for four years specialising in the provision of policy analysis and 
advice. With extensive knowledge and experience in urban and regional economics he has been 
responsible for a significant number of submissions made by the UDIA at a federal, state and 
local government level. 
 
Prior to the UDIA, Chris spent several years working as a consultant at Ernst and Young. Other 
relevant experience includes the role of Commercial Manager at ADI Engineering and a 
Commercial Management role at Siemens Limited, which included an extended period of study 
and work in Germany. 
 
He is a regular contributor to the Victorian Planning and Environmental Law Association 
Newsletter, the UDIA Newsletter Urban Affairs and has a fortnightly column (‘Land Matters’) in the 
Fairfax Suburban Newspapers. 
 
Chris has served on a number of government consultative and advisory committees including: 
 

♠ Member Wyndham Committee for Smart Growth 
♠ Alternate Member Melton Committee for Smart Growth 
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♠ Activity Centres Thematic Working Group 
♠ Urban Development Program – Development Industry Working Group 
♠ Urban Development Program – industrial Land Advisory Council 
♠ Melbourne Water Drainage Scheme Review Group 
♠ Central Regional Water Strategy Stakeholder Reference Group 
♠ Sustainable Neighbourhood Provisions – Stakeholder Reference Group   

 
He has authored, co-authored and/or presented several substantial policy submissions including: 
 

♠ Productivity Commission – Inquiry into First Home Ownership 
♠ Productivity Commission – Performance Benchmarking of Australian Business 

Regulation 
♠ Our Water Our Future (Green Paper) - Submission 
♠ Department of Infrastructure – Draft Public Transport Guidelines for Land Use 

Development 
 
Chris has been a Sessional Member of Planning Panels Victoria since 2006. 
 
 
   
 
 
   
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


