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1 Introduction

1.1 Background

In April 2004, Mansfield Shire Council commissioned Urban Enterprise, in conjunction with Land
Design Partnership and John Piper Traffic, to prepare an Urban Design Framework for Mansfield
Township.

The Urban Design Framework provides a plan of Council’s and the community’s vision for the

structure and appearance of Mansfield over the next 20 years.

In particular, the Urban Design Framework is a key strategic document that includes short-term
actions and longer term directions to guide:

- the future design and function of buildings, landscapes, open space and streetscapes
L] the use and development of land, including gateway entrances to Mansfield

. the prioritisation of capital works, budget allocations and external funding bids

. changes to strategic directions, structure plans, zoning and overlays in the Mansfield

Planning Scheme as required

The framework has been prepared to specifically address Council’s key objectives for the
project, as outlined below.

1.2 Project Objectives

Council has identified the following key objectives for the study:
. Create a document that has a shared vision for the future development of Mansfield.

. 1dentify a tangible and innovative set of project initiatives that will progressively improve
the role, functionality and appearance of Mansfield.

. Set out a planning framework for residential growth and lifestyle property development,
which has the capacity to manage the increasing permanent population over the next 20
years and increases due to peak periods on weekends and holidays.

= Provide environmentally sound and efficient proposals for future development that can be
managed and maintained in a sustainable manner.

" Identify opportunities to strengthen social and cultural development.

" Outline a strategic program of project initiatives that can be delivered through the
Mansfield Planning Scheme, Council plan and budgets.
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= Provide for and consider the needs of an ageing population, people with disabilities, youth
and families.

=  Address any community safety issues identified by the community.

" Ensure adequate protection of key assets such as buildings and open space vistas via the
Mansfield Planning Scheme.

1.3 Urban Design

Urban Design involves applying a design approach to how towns and urban areas are analysed
and developed. Urban design concerns physical solutions for urban problems and is a
consultative, interactive and responsive process.

In an Urban Design Framework, non-physical actions and opportunities are also very important,
in that they allow the physical actions and opportunities to be co-ordinated with other aims and
agendas of Council and stakeholder groups. These may include social, environmental,
management and economic actions.

The objectives of an Urban Design Framework are reflected in Clause 19.03 of the State
Planning Policy Framework, which states that design and built form should:

- Reflect the particular characteristics, aspirations and cultural identity of the community.
- Enhance liveability, diversity, amenity and safety of the public realm.

. Promote attractiveness of towns and cities within broader strategic contexts.

Urban Enterprise in conjunction with 2 Mansfield UDF
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2 Profile of Mansfield Township

2.1 Background

Mansfield Township is the largest town in Mansfield Shire. It is located 130 kilometres
north east of Melbourne CBD and 60 kilometres south of Benalla at the terminus of the
Maroondah and Midland Highways. At the 2001 Census, Mansfield Township had an
estimated population of 2,667 people.

Mansfield Shire is renowned for its natural beauty and high country. Significant
landscape features include Mount Buller, Mount Stirling and the Great Dividing Range.

A map of the Shire is included on the following page (Figure 1).
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2.2

2.3

2.4

Role of the Township

Mansfield Township is a strategic service centre for a large population base in the
surrounding region. The town provides civic, administrative, business, educational and
community service functions to its community and visitors.

Mansfield Township is the centre of a significant area of primary production including
prime lamb, beef cattle, dairying and timber. The area around Mansfield is also popular
as a rural residential living and hobby farm area.

Tourism is of major importance to the economy of the Township and the Shire. In this
regard, Mansfield is well located in relation to a large number of natural attractions
including the Mt Buller and Mt Stirling ski fields, Lake Eildon, the Delatite, Howqua,
Broken and King River valleys and Mount Samaria. Numerous enterprises have
established in Mansfield Township to support the needs of tourism. Other important
industry sectors include education, health and retail.

Landscape Setting

The town is situated in a rich and fertile valley, almost completely encircled by the
high foothills of the Great Dividing Range, which provide impressive views from within
the town. The ridgelines form a natural limit to growth.

Ford Creek passes through the town from the north-west to the south-east. The creek
is a significant natural feature that until comparatively recently delineated the northern
limit of Mansfield’s development.

The western approach into Mansfield is enhanced by a wetlands area (the Mansfield
Mullum Mullum Wetlands) which extends over a kilometre along the north side of High
Street. The eastern approach into Mansfield (along the Mansfield-Whitfield Road) is
similarly enhanced by the municipal reserve abutting the north side of High Street and
west side of Mansfield-Whitfield Road.

Structure of the Town

Mansfield Township has for the most part developed in a conventional grid form, with
the primary roads being High Street (east-west) and Highett Street (north-south).
Both High Street and Highett Street have very wide reservations and contain
substantial plantations within the central median.

Significant recreational land uses in the town include Mansfield Golf Course, which is
located on the south side of the Maroondah Highway at the western entrance to the
town and Mansfield Racecourse, which is located on the east side of the Midland
Highway about a kilometre north of the town centre.

There are two other important entry points to the town - the Mansfield-Whitfield Road
and the Mount Buller Road. The Mansfield-Whitfield Road is located at the eastern end
of the town and provides access to Tolmie and Wangaratta via the King Valley to the
north. The Mount Buller Road is the main entry point to the town from the south-east
and provides access to Mount Buller and Mount Stirling.

Urban Enterprise in conjunction with 4 Mansfield UDF
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Mansfield’s main commercial area extends along High Street between Ford Creek in
the east and the Mullum Mullum Wetlands in the west. Within this area, most of the
retail businesses are concentrated in the area between Highett Street in the west and
Chenery Street in the east. The area south of High Street to Malcolm Street is
predominantly residential, with some civic and education uses. This area has been
developed in a grid-like pattern with allotments of conventional residential densities,
namely 500-1500 square metres in area.

The area south of Malcolm Street has predominantly been developed for residential
purposes, with allotments ranging from 750 square metres up to 4 hectares in area.
Many of the larger allotments are battle-axe style blocks.

In this area, the township boundaries are influenced by the topography of the land,
which rises steeply to the south of Stoneleigh Road. To the east, the land falls away to
Monkey Gully, meaning that Highton Lane generally represents the eastern boundary
of the town.

To the north of the town, physical constraints including Ford Creek and the former
railway reservation have historically acted as barriers to the urban expansion of the
town in this direction.

Urban Enterprise in conjunction with 5 Mansfield UDF
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2.5

2.5.1

Planning and Policy Context

An Urban Design Framework needs to be considered within the broader strategic
framework of the State and Local Planning Policy Frameworks and other strategic
planning polices. This section provides an overview of these policies and identifies the
policy directions that are most relevant for the preparation of the Urban Design
Framework.

State Planning Policy

The State Planning Policy Framework (SPPF) forms part of every planning scheme in
Victoria and applies to all land in the State.

The State Planning Policy Framework provides the context for planning decision
making by planning and responsible authorities. The primary objective of the SPPF is
to provide for the fair, orderly, economic and sustainable use and development of land.
Planning authorities and responsible authorities must take account of and give effect to
the general principles and the specific policies contained in the SPPF.

The SPFF comprises general principles for land use and development and specific
policies. The following policies are considered to be most relevant for the Urban
Design Framework for Mansfield Township.

Clause 14 - Settlement

This policy states that planning authorities should plan to accommodate population
growth over at least a 10 year period, taking account the limits of land capability and
natural hazards, environmental quality and the costs of providing infrastructure. In
planning for urban growth, planning authorities should encourage consolidation of
existing urban areas while respecting neighbourhood character.

Clause 15 - Environment

This policy states that planning and responsible authorities should consider the impacts
of catchment management on downstream water quality. They should also ensure
that land use activities reduce contaminated water runoff to waterways and consider
flood risk in making planning decisions. There are also policies in relation to air
quality, open space and the conservation of native flora and fauna.

Clause 16 - Housing

This policy states that subdivisions should be located with access to physical and
community infrastructure and should provide a range of lot sizes. It also aims to
encourage increased residential densities in close proximity to existing infrastructure.
In respect of rural residential development, this should only occur close to existing
towns, but not in areas required for fully serviced urban development or on high
quality agricultural land.

Clause 17 - Economic Development

The aim of this policy is to encourage the concentration of major retail, commercial,
entertainment, administrative and cultural developments into activity centres. It
states that industrial activity in industrial zones should be protected from the
encroachment of unplanned commercial, residential and other sensitive uses which
would adversely affect industrial viability.

Urban Enterprise in conjunction with 6 Mansfield UDF
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2.5.2

Urban Design

The objectives of an Urban Design Framework are reflected in Clause 19.03 of the
State Planning Policy Framework, which states that design and built form should:

» Reflect the particular characteristics, aspirations and cultural identity of the
community.

. Enhance liveability, diversity, amenity and safety of the public realm.

. Promote attractiveness of towns and cities within broader strategic contexts.

Local Planning Policy Framework

The Local Planning Policy Framework (LPPF) sets out the local and regional strategic
policy context for the municipality. It must be consistent with the State Planning
Policy Framework. The LPPF comprises the Municipal Strategic Statement and specific
Local Planning Policies.

Mansfield Shire is currently undertaking a review of the LPPF, which is expected to be
completed prior to the finalisation of this study. The Urban Design Framework will
provide the basis for amendments to the MSS and Local Planning Policies for Mansfield.

MUNICIPAL STRATEGIC STATEMENT

The Municipal Strategic Statement (MSS) in the Mansfield Planning Scheme forms the
strategic vision for the Shire. It is a statement of the key strategic planning, land use
and development objectives for the municipality and strategies and actions for
achieving those objectives.

The existing MSS contains strategies in relation to Settlement, Housing, Business and
Industry that relate directly to Mansfield Township. Whilst many of the issues and
objectives contained within these strategies remain relevant, the Urban Design
Framework will provide the strategic basis for these strategies to be updated.

LOCAL PLANNING POLICIES

The Local Planning Policies are policy statements of intent of expectation. They state
what the responsible authority will do when a particular planning issue arises, or its
expectation as to what should happen in a particular area (Using Victoria’s Planning
System p7).

An LPP helps the community to understand how a proposal will be considered and what
will influence decision-making. Over time, the consistent application of policy should
achieve the desired outcome (Using Victoria’s Planning System p7).

The existing Local Planning Policies include:

- A Residential Development policy that aims to ensure appropriate standards of
infrastructure; increases in the diversity of housing types and residential
densities; and that houses are properly designed and sited.

= A Low Density Residential Policy that aims to ensure that this type of
development is appropriately located and desighed and has good access to
physical and social infrastructure.

Urban Enterprise in conjunction with 7 Mansfield UDF
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= A Retail and Commercial Development Policy that aims to ensure that commercial
uses are consolidated within the Mansfield central business district and discourage
retailing on the periphery of the town.

. An Industrial Development Policy that aims to ensure a high standard of industrial
development in locations that do not affect the amenity of adjoining land uses.

2.5.3 Existing Policies & Previous Research

Unlike many country towns of its size, a large number of research reports and
strategic planning documents have been prepared for Mansfield in the past 10 years.
These have been prepared to recognise the importance of the town as a service centre
for the region and in response to a wide variety of planning and development issues
that have arisen due to changes in population and the local economy.

It is not appropriate in the Urban Design Framework to repeat all of the strategic work
that has been previously undertaken for the township. Instead, the key policy and
strategy documents are identified in this report, together with relevant
recommendations from those strategy documents.

Urban Enterprise in conjunction with 8 Mansfield UDF
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2.6

2.6.1

Zoning

Zones

Zones specify the controls that apply to the use and development of land.
Development includes buildings and works and subdivision. A purpose of each zone is
that they are to be administered to implement the State and Local Planning Policy
Frameworks, including the MSS and Local Planning Policies.

Business 1 Zone (B1Z):

The commercial and retail core of the town fronting High Street and Highett Street is
zoned B1Z, together with the main town entrances along Maroondah Highway and
Mount Buller Road (north side). The purpose of this zone is to encourage the intensive
development of business centres for retailing and other complementary commercial,
entertainment and community uses.

Residential 1 Zone (R1Z)

The majority of the residential land in the town is zoned R1Z. The purpose of this
zone is to provide for residential development at a range of densities with a variety of
dwellings to meet the housing needs of all households. In appropriate locations, the
zone also allows for educational, recreational, religious, community and a limited range
of other non-residential uses to serve local community needs.

Low Density Residential Zone (LDRZ):

The land on the western fringe of the town in the vicinity of Kidston Parade is zoned
LDRZ. There is also a pocket of land on the south-west corner of Dead Horse Lane and
the Mansfield-Whitfield Road which is also zoned LDRZ. The purpose of this zone is to
provide for low-density residential development on lots which, in the absence of
reticulated sewerage, can treat and retain all wastewater.

Rural Living Zone (RLZ)

The town is encircled to the south and the east by land that is zoned RLZ. The
purpose of this zone is to provide for residential use in a rural environment and to
provide for agricultural land uses which do not adversely affect the amenity of
surrounding land uses.

Industrial 1 Zone (IN12Z)

There are various parcels of land zoned IN1Z in Mansfield. The largest parcels include
the Council depot and pound on the south side of Lakins Road and an industrial
precinct in Dead Horse Lane. The purpose of this zone is to provide for manufacturing
industry, the storage and distribution of goods and associated uses in a manner which
does not affect the safety and amenity of local residents.

Urban Enterprise in conjunction with 9 Mansfield UDF
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Public Use Zone (PUZ):

There are several large tracts of land zoned PUZ, including the Goulburn Murray Water
sewerage treatment plant to the west of the town and the Goulburn Valley Water
storage facility on Rifle Butt Road. The purpose of this zone is to recognise public
land use for public utility and community services and facilities and to provide for
associated uses that are consistent with the intent of the public land reservation or

purpose.

Public Park and Recreation Zone (PPRZ)

Mansfield Racecourse and the parks and reserves in the town are zoned PPRZ. The
purpose of this zone is to recognise areas for public recreation and open space, protect
and conserve areas of significance where appropriate and provide for commercial uses
where appropriate.

Urban Floodway Zone (UFZ)

waterways, major floodpaths, drainage depressions and high hazard areas within
urban areas which have the greatest risk and frequency of being affected by flooding.

2.6.2 Overlays

In addition to the requirements of the Zones, further planning provisions may apply to
a site or area through the application of an Overlay. A key purpose of each Overlay is
that they are to be administered to implement the State and Local Planning Policy
Frameworks, including the MSS and Local Planning Policies.

Outlined below is a summary of Overlays that currently apply to areas in Mansfield
Township.

Schedule 2 to the Significant Landscape Overlay (SLO2):

This Overlay applies to the Alpine approaches along the Mansfield-Mt Buller Road to
the east of the town. The landscape objectives to be achieved by the Overlay are to
identify and protect the visual values of the landscape of state significance on the
approaches to Mount Buller, protect short and long distance views of Mount Buller and
to avoid the visual impact of buildings and works in the landscape.

Schedule 2 to the Environmental Significance Overiay (ESO2)

This Overlay applies to the LDRZ and RUZ (Rural Zone) land to the west of Kidston
Parade and south of Stoneleigh Road. It recognises the environmental significance of
the Lake Eildon catchment. The landscape objectives to be achieved by the Overlay
are to protect and improve water quality in the watercourses contributing to Lake
Eildon,

Heritage Overlay (HO)

The purpose of the Overlay is to conserve and enhance heritage places of natural or
cultural significance. The Heritage Overlay applies to four sites in Mansfield:

" HO30 Former Police Stables and Lock-up, 5 Curia Street
» HO31 Former Railway Station, High Street

= HO32 Police Memorial, Corner High and Highett Streets

Urban Enterprise in conjunction with 10 Mansfield UDF
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» HO33 Court House, 88 High Street

All of the sites, apart from HO31, are listed on the Victorian Heritage Register under
the Heritage Act 1995. The register identifies heritage places and objects identified as
being of significance to the State.

Urban Enterprise in conjunction with 11 Mansfield UDF
Land Design Partnership & John Piper Traffic May 2005



¥
1
- - W -
& e < = m
E 3 \ . -
. 0 \ m i
3 it
s "e g M
. 1 - ! n
. = g o g :
~ 3 - g my
- P v
- * - l‘
e | -7 2 g i
o= = e,
- * s o ;
l'.- g T > A
o = :
- - D - - L ; .
) £y
- - I-l . %
R Al . r S
i 20
. = -
rorafe etk B .
- e i o - =
e F ] au - . 4 :
z e ™ - - <5
¢ v L2 = oo -
f . - - ¢ -
2 L - 4] . T
© -3 .,. ]
M = . 7 )
£ 0 2044 g
- o - =
P 2 * form . J
: = g ey | i | U
| o o | E‘.’ o i
F 2 k - ) g ey b=
: L i . | jeny =
. o o= PIF | [ELERY Tid ﬂ
N o ] " o7 prumes Leoasws [ am .»l.ln nn.w.
- e _, : = c M
- " . ) :
- - - - I - - ' Eﬂ‘-. i I 2 .m
E = ~— £s
] - - - o oy mul] o - et 22
_u| 7 T - = = e e R W. .nmw
o ’ ~ - ~ . - primad | |- 5
: . a wozs pws [ ] | €
i - X pampn | |85
~ = - w0z | s 8
; 2 e[m] | (8¢
3 ; 5 ssausng 2o
. e b s -4
- E e
. B T
/ o m =
iy & 5 2
U E . J




- N G N BN R BN B BN BD DN R BN BN G On o B = e

% |

Land Demand and Supply

Residential Land Demand

This section of the report provides an analysis of the demand for residential land in
Mansfield Township based on an analysis of population, dwelling development, non-
resident ratepayers, property values, and investigations undertaken for the Mansfield
Shire Economic Development Strategy.’

3.1.1 Population Measures
POPULATION CHANGE
In order to provide the historical context for the demand assessment, data has been
collected on the resident population of Mansfield Township and Mansfield Shire
(including the township) between 1991 and 2001. This has enabled data for the
balance of the Shire to be calculated by deduction.
It is important to note that the data refers to permanent residents and does not
include non-resident ratepayers who have a significant impact on housing demand in
the Shire. This is discussed in more detail later in the report.
Table 1. Average Annual Population Growth 1991-2001
Mansfield Township
Balance of Shire -0.6 2.8 1.1
Mansfield Shire Total 0.7 2.1 1.4
Regional Victoria nfa n/a 0.5
Sources: DSE, Know Your Area and Urban Enterprise
! Currently being Undertaken by UE in conjunction with Nexus Consuiting
Urban Enterprise in conjunction with 13 Mansfield UDF
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Table 2. Net Population Growth 1991-2001

s e
Mansfield Township 2,178 2,526 2,667 +348
Balance of Shire 3,877 3,754 4,312 -123 +558
Mansfield Shire Total 6,055 6,280 6,979 +225 +699

Source: DSE, Know Your Area, compiled by Urban Enterprise

Analysis

In the ten years from 1991 the permanent population of Mansfield Shire increased
from 6,055 people to 6,979 people in 2001. This equates to an average annual
increase of 1.4 per cent. In the same period, the population of Victoria increased by
an average annual rate of 0.84 per cent and regional Victoria by 0.5 per cent. The
most recent data indicates that Mansfield Shire had an estimated resident population
of 6,997 in 2004 (although the 2004 data should be treated as preliminary only).

The data shows that Mansfield Township attracted permanent residents at a relatively
high rate of 3 per cent per annum between 1991 and 1996, compared with a loss of
population in the balance of the Shire. This situation changed markedly between 1996
and 2001, when the permanent population in the balance of the Shire grew in real
terms by nearly 3 per cent per annum.

As an indicator of future land demand within the township, the data is considered to be
a reliable measure because the proportion of non-permanent residents in the township
is estimated to be less than 5 per cent. On the other hand, the data for the balance of
the Shire is not considered to be a reliable indicator of future land demand in the rural
areas of the Shire because of the high proportion of non-resident ratepayers who are
not accounted for in the data. Instead, market based indicators such as house prices
and building approvals data is more reliable.

AGE STRUCTURE

The age structure of the permanent population is an important factor in assessing
population growth, since age is a significant indicator of whether people will move,
give birth, or die. It therefore has a significant influence on where people choose to
live and the type of housing they live in.

Figure 3 below shows the change in age structure in Mansfield Township between 1991
and 2001. Figure 4 below shows a comparison between the age structure of the
Mansfield Township compared with that of the balance of the Shire at the 2001
Census.

2 ABS, Catalogue No 3218.0 - Estimated Resident Population
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Figure 3. Age Structure of Mansfield Township 1991-2001
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Source: DSE, Know Your Area, compiled by Urban Enterprise

Figure 4. Age Structure of Mansfield Township and Balance of Mansfield Shire
2001
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Source: DSE, CData, compiled by Urban Enterprise

Analysis

The population of Mansfield Township is getting older, which is a statewide population
trend. During the period from 1991 and 2001, the proportion of the population aged
35-59 years rose by nearly 9 per cent and the proportion of the population aged 18-34
years decreased by nearly 6 per cent. In real terms, this represented an additional
132 people aged 35-59 years and a loss of 33 in the 18-34 year age bracket.

Nevertheless, in comparison to the rest of the Shire, Mansfield Township generally has
a younger age structure. The most significant variations between the age profile of
the Shire and the age profile of Mansfield Township are in the 50-59 year and 60-69
year age brackets, which together represent only 16 per cent of Mansfield Township’s
population, but 29 per cent of the population in the balance of the Shire.

Urban Enterprise in conjunction with 15 Mansfield UDF
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These age brackets are important for a number of reasons. The 50-59 year bracket
represents much of the large “baby boomer” generation who are able to work full-time
but who are increasingly choosing to work part-time and enjoy other ‘lifestyle’
activities including travel. The 60-69 year age bracket represents people entering
retirement age and young retirees who are generally fit and active.

Because two thirds of Mansfield Shire’s permanent population lives outside Mansfield
Township, the housing choices of the growing 50-69 year age group as they get older
will have a significant affect on the demand for housing and services in the Shire. For
example, there are likely to be opportunities for the development of independent living
accommodation for older people, as well as a need for assisted accommodation and
aged care facilities.

The current birth-rate at the Mansfield Hospital is 76 births per year, which will require
increased childcare facilities, and in later years more sporting and recreational
facilities.

POPULATION PROJECTIONS

The Department of Sustainability and Environment has prepared population projections
for Victoria and its local government areas. Titled, Victoria in Future 2004, the
projections are based on analysis of the full results from the 2001 Census of
Population and Housing.

The projections are not available for the township of Mansfield, but are available for
the Mansfield Shire.

Urban Enterprise in conjunction with 16 Mansfield UDF
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Mansfield (S)

The township of Mansfieid JThe Shire of Mansfield was created from the southemn half of Delatite LGA
provides a gateway to the Jafter the 2001 Census. Population growth in this area is projecied to

Alpine National Park a5 Kincrease strongly, at or above the Victorian average, for most of the projection
well as the major ski resort foariad. MansBeld is typical of many regional LGAs, losing many young adults,
of Mt Buller. The Shire owever, over the 30 year projection period. total numbers of persons aged
also features arange of B oy 55 years will remain relatively stable and the large increases

_f aiing nd tociit ulgied will occur in the 55 years and over age groups.
Ininie. Population growth rate 2001 to 2031
s \anshield (S —\ACAOMIE
14%
1.2%
= 1.0% 1
Location: 116 km north-east of Melbourne 0% 4
Area: 3,882 km* g 08% 1
Pop. Density: 1.8 persons per km? 'a 0 4% -
Major Centres: Mansheld. Ml Bulles § 02%
oo%
2%
. 2001 2006 2011 2018 2021 2028 2031
Population and households Year
2001 2006 2011 2016 2021 2031
"Total Populaton 2570 7200 R 8042 408 T 281
Pop. in private dwellings 6.287 6,511 6,842 7163 7482 5.081
Households 2698 2,925 3,184 3473 3,752 4,208
Average household size 2330 2226 2.142 2083 1.987 1.923
2001-2031 2001-06 2006-11 2011-16 2016-21 2021-1
Change in population
Net 2302 284 400 379 363 a7e
Average annual 1.0% 0.8% 1.1% 1.0% 0.9% 1.0%
Change in households
Net 1.510 228 289 278 279 458
Average annual 1.5% 1.6% 1.8% 1.7% 1.8% 1.2%
Age structures
Population by five-year age group, 2001 and 2031 Population change by five-year age group, 2001 to 2031
450
400 4
350 4
4 20]
§ 200
T 140
§ 1901
&g 4
LS
“0
100
- ] » o
P
201 2016
No. % No. %
B 7 5
957 125 939 117
5 868 113 B21 102
25-34 742 108 727 100 774 101 819 102
3549 1564 224 1520 2089 1414 185 1,379 171
50-59 976 140 1,137 187 1,214 158 1,228 153
60-69 683 98 810 112 1.110 145 1.317 164
70-84 645 92 723 100 794 104 926 115
85+ 108 18 148 20 208 21 275 34
Total 6.978 100.0 7.263 1000 7,663 100.0 8,042 100.0
Victoria in Future 2004 Department of Sustainability and Environment
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Analysis

DSE makes the following comments about projected population change in Mansfield to
2031:

Components of projected population change

By breaking population change down into its major components, the drivers of
population growth and decline become clear. The population of Mansfield is projected
to increase by 2,302 people between 2001 and 2031. Over the projection period
natural decrease (births minus deaths) will account for an approximate decrease of
192 persons. Net migration will account for an approximate increase of 2,494 persons,
and most of this migration will be moves within regional Victoria, and often to or from
adjacent municipalities.

Projected Age structure

The greatest change in Victoria's population in the next 30 years will be the increase in
the aged population. In the thirty years from 2001 an extra 345,459 persons aged
more than 60 years are projected in regional Victoria, 2,192 of these people will be in
Mansfield. In 2001 the proportion of people aged 60 years or more was 20.6 per cent
in Mansfield and 19.5 per cent in regional Victoria. By 2031, these figures are
projected to be 39.1 per cent for Mansfield and 35.9 per cent for regional Victoria.

Projected Household Change

The total number of households in Mansfield is projected to increase from 2,698
households in 2001 to 4,208 households in 2031. This represents an increase of 1,510
households over the 30 years from 2001 to 2031. The total number of households in
regional Victoria is projected to increase by 258,916 households over the same period.

Given the rate of dwelling approvals in the Shire (see following section), it is
considered that the DSE population projections are likely to be understated. DSE
forecasts a population for the Shire of 7,263 in 2006. However, 304 dwellings have
been approved to 2003, with 106 dwellings approved in the township. If only these
dwellings in the town are constructed (excluding the dwellings in the balance of the
Shire), then the population of the Shire would be expected to increase to around 7,200
by 2004 - two years ahead of the DSE projection and excluding the impact of dwelling
construction in the balance of the Shire.

3.1.2 Dwelling Measures
Information about dwelling structure, type and tenure provides important information
about how population trends affect peoples’ housing choices. Understanding such
trends helps to make estimates about the likely future demand for different types of
housing and where this is likely to occur.
A full range of dwelling data is available for Mansfield Shire, however only some
information is available for Mansfield Township. Where both data sets are available,
statistics have been provided for Mansfield Township and the balance of the Shire by
deduction.
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Land Design Partnership & John Piper Traffic May 2005




DWELLING OCCUPANCY

Table 3. Dwelling Occupancy 1981-2001 - Mansfield Township

| ‘1ss1 | .98 | 1s01 2001
Occupied private dwellings 608 685 736 897 998
Unoccupied private dwellings 39 64 88 105 120
Total private dwellings 647 749 824 1,002 1,118
Unoccupied dwellings % of total 6% 9% 11% 10% 11%

Source: DSE, Know Your Area, compiled by Urban Enterprise

Table 4. Dwelling Occupancy 1991-2001 - Balance of Shire

Occupied private dwellings 1,340 1,405 1,627
Unoccupied private dwellings 1,802 1,994 2,247
Total private dwellings 3,142 3,399 3,874
Unoccupied dwellings % of total 57% 59% 58%

Source: DSE, Know Your Area, compiled by Urban Enterprise

Table 5. Dwelling Occupancy 1991-2001 - Mansfield Shire

Occupied rivate dwellings 2,076 2,302 2,625
Unoccupied private dwellings 1,890 2,099 2,367
Total private dwellings 3,966 4,401 4,992
Unoccupied dwellings % of total 48% 48% 47%

Source: DSE, Know Your Area, compiled by Urban Enterprise

Analysis

The data indicates that the proportion of unoccupied private dwellings in Mansfield
Township crept upwards during the 1980s, but has remained steady at around 11 per
cent in the past 10 years.

Occupancy rates in the balance of the Shire have remained at around 58 per cent since
1991. This is very high and reflects the high proportion of non-permanent residents in
the rural and township areas of the Shire.
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DWELLING CONSTRUCTION

Using the data presented above, calculations have been made about dwelling
construction for each period on a per annum basis.

Table 6. Dwelling Construction per Annum 1981-2001

T P

1-86

Mansfield Township 15 10 36 23
Balance of Shire n/a n/a 51 95
Mansfield Shire Total n/a n/a 87 118

Source: Urban Enterprise

Analysis

Dwelling construction in Mansfield Township was highest in the period from 1991 to
1996, and decreased in the period to 2001. In contrast, dwelling construction almost
doubled in the balance of the Shire between the two most recent periods.

This data provides a fairly reliable indicator of land demand within Mansfield Township.
The data is useful for estimating land take up rates because, unlike building approvals
for new dwellings, house demolitions are taken into account.

TYPE OF DWELLING

Data on the type of dwelling gives a picture of the total building stock at a point in
time. This data is available at the 2001 Census for both occupied and unoccupied
dwellings in the Shire, although data for Mansfield Township is available for occupied
dwellings only. Data is also available for occupied dwellings in Mansfield from 1991 to
2001.

Table 7. Type of Dwelling - Mansfield Shire 2001 -

Separate house 2,285 (87%) 1,908 (81%)
Semi-detached, row/terrace, etc 47 (2%) 48 (2%)
Flat, unit or apartment 183 (7%) 252 (11%)
Other 95 (4%) 137 (6%)
Not Stated 15 (1%) 21 (1%)
Total 2,625 (100%) 2,366 (100%)

Source: DSE, Know Your Area, compiled by Urban Enterprise
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Table 8. Occupied Dwellings by Type of Dwelling — Mansfield Shire 1991-2001

-Separate house 1,803 | (45%) | 2,066 “ &46‘.’/0) | 2,285. (460/.'0.)
Semi-detached, row/terrace, etc 62 (2%) 43 (1%) 47 (1%)
.
Flat, unit or apartment 105 (3%) 128 (3%) 183 (4%)
Other 72 (2%) 65 (1%) 95 (2%)
Not Stated 34 (1%) 60 (1%) 15 (0%)
Unoccupied Dwellings 1890 (48%) 2099 (48%) 2367 (47%)
Total Dwellings 3,966 (100%) | 4,401  (100%) | 4,992  (100%)

Source: DSE, Know Your Area, compiled by Urban Enterprise

Analysis

Separate houses have remained the preferred housing type in Mansfield Shire over the
past 10 years, representing 46 per cent of all occupied housing stock at every census
period.

The data shows that there is little diversity in the Shire’s housing stock. For instance,
only 5% of housing could be classified as medium density dwellings and a large
majority of this would be accounted for by the accommodation on Mount Buller. This
presents a gap in the Shire’s housing stock, especially for single people, small families
or the elderly who may not want or need large detached dwellings.

PROPERTY VALUES

Table 9. Residential Property Prices — Mansfield Shire 2001-2004°

SRR

g

Median house price $117,000 | $129,000 | $143,000 22% $189,375

Median unit/apartment price $80,000 $98,000 $160,000 100% $130,000

Median vacant house block $37,000 $36,000 $38,500 4% $32,000

Number of house sales 206 216 242 38

Source: Valuer General Victoria, A Guide to Property Values, compiled by Urban Enterprise

Analysis

The demand for existing houses and apartments in Mansfield appears to be strong.
The median house price jumped by 22 per cent between 2001 and 2003 and units and
apartment prices doubled during this period.

? Statistics for 2004 are based on a small number of sales and are preliminary only
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Interestingly, the median price of vacant house blocks has remained at around the
same level over the period. Anecdotal evidence indicates that a recent resale of a
vacant lot in the residential estate around Somerset Crescent has shown a significant
increase in value.

Although the sales data for 2004 is preliminary only, it points to the possibility of
further growth in house prices in Mansfield Township.

BUILDING APPROVALS

Building approvals are a reliable indicator of land demand because the issuing of a
building permit usually reflects a serious intention by the landowner to complete the
construction process.

Figure 5 below has been collated from data for Mansfield Shire and Mansfield
Township. It should be noted that the definition of Mansfield Township used in the
analysis of building approvals is different from that used in the demographic analysis.
Figure 5 below includes the LDRZ and RLZ zones surrounding the town.

Figure 5. New Dwellings in Selected Zones - Mansfield Shire 1999-2003*
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80 ¥==Rural Zone ﬁ—
70 == Rural Living Zone

60 ==dr=PResl Zone /

50 /
40 /

30 A

Dwelling Permits Issued

20 1
10

1999 2000 2001 2002 2003

Source: Mansfield Shire Council. Compiled by Urban Enterprise.

Table 10. New Dwellings in Mansfield Township 2001-04

Year RES1 LDRZ RLZ Township Shire %o Permits in
Total Total Township
2001 18 1 2 21 72 29%
2002 22 1 <+ 27 89 30%
2003 55 n/a 3 58 143 41%
2004 39 6 6 62* N/A N/A

Source: Mansfield Shire Council. Compiled by Urban Enterprise. * 11 dwellings approved in the
Bl Zone.

* Fewer than 5 dwellings per annum were approved in the other zones (ERZ, SUZ, LDRZ, TZ) during this period
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Analysis

Between 1999 and 2002, the number of building permits issued for new dwellings in
the Shire ranged from 70 to 80 per annum, with a consistent spread of approvals
throughout the Rural, Rural Living and Residential 1 Zones.

There was a significant jump in the number of permits issued in 2003, although there
was significant variation between the zones. Permits issued in the Residential 1 zone
jumped from 31 in 2002 to 79 in 2003, while permits in the Rural Living Zone
remained steady.

Mansfield Township’s share of the Shire’s new dwellings has increased from 29 per
cent to 41 per cent over the past three years. Dwelling approvals in the Township
have increased from 21 in 2001 to 62 in 2004. Of the 62 approvals in 2004, 23 were
for units.

3.1.3 Non-Resident Ratepayers

According to Council, non-resident ratepayers constitute 52% of all ratepayers in the
Shire, however Council estimates that less than 5% of ratepayers in Mansfield
Township are not permanent residents. The actual proportion of non-resident
ratepayers in the rural areas of the Shire is therefore likely to be somewhat higher
than 52%, given the substantially lower figure for the township.

These estimates are supported by the ABS Census data on occupancy rates presented
earlier in the report, which showed that approximately 47% of dwellings in the Shire
were unoccupied on Census night in 2001. This number is generally regarded as the
holiday home or ‘lifestyle’ sector®.

3.1.4 Mansfield Shire Economic Development Strategy

Stakeholder research undertaken as part of the Mansfield Economic Development
Strategy indicates that one of the most significant impediments to economic growth is
the inability to attract and retain skilled labour. Mansfield Shire currently has an
unemployment rate of 3.5% and this has been declining steadily over the past 2 years.

Major employers in the town have indicated that the shortage of housing has been a
major cause of the inability to attract skilled labour. Anecdotal evidence from business
owners indicates that prospective employees have had to decline offers of employment
due to the inability to find housing accommodation.

The shortage of accommodation includes medium density detached housing and rental
accommodation.

3.2 Residential Land Supply

This section provides an analysis of residential land supply in and around Mansfield
Township. The supply of land is analysed by type of zone within “precincts”, as shown
on the following map. The data was provided by Mansfield Shire Council based on
GIS information.

® Research recently undertaken by Urban Enterprise in South Gippsland Shire indicates a strong correlation
between the number of unoccupied private dwellings and the number of holiday homes.
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