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The Horsham Rural City Council acknowledges the five traditional owner groups of this land; 
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other Aboriginal and Torres Strait Islander People who are part of the Horsham Rural City 
community today. We recognise the important and ongoing place that all Indigenous people 
hold in our community.
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1.
Project Context

Introduction
Horsham Rural City Council is planning for the long-term 
future of the regional city. The aim is to transform and 
revitalise the city to make it a more attractive place to live, 
work, visit and invest. The project forms part of a suite of 
strategic projects being undertaken and forms one of the 
projects identified in the recently completed Horsham City 
to River Vision & Masterplan. The master plan sets out a long 
term Vision and Masterplan for central Horsham and will be 
used to guide the revitalisation of the area over the next 20 to 
30 years.

The Horsham City Urban Renewal Project identifies a number 
of sites and precincts suitable for urban renewal to encourage 
residential, commercial, mixed use development. The project 
will also facilitate the development of these precincts through 
economic modelling, urban analysis, setting a clear vision and 
design guidelines.

The Urban Renewal plan will address the constraints and 
opportunities for redevelopment and provide the necessary 
planning tool required to facilitate the redevelopment of the 
precincts

Investigation Areas
The Urban Renewal study area extends from the Wilson St 
and Firebrace St south to Botanic Gardens and encompasses 
parts of the Horsham Central Activities District (CAD). The 
identified urban renewal development sites which are the 
subject of this project:

Investigation area 1 includes the Council Depot and 
adjoining community uses, 22-32 Selkirk Drive. An existing 
operational Council Depot has been identified for relocation. 

Investigation area 2 includes land north of Selkirk 
Drive and south of Wilson Street, comprises a range of 
commercial and industrial uses including a concrete batching 
plant and vacant industrial land which is considered to 
be inappropriately located. The site is currently zoned 
Commercial 1 (C1Z).

Investigation area 3 includes commercial land bounded by 
Firebrace Street, Madden Street, Baker Street, the Botanical 
Gardens and Harvey Norman retail premises. The land 
comprises a mix of vacant land, residential housing and 
commercial uses. 
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Figure 1 - Precinct Context 
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Planning Context
Local Planning Policy 

Horsham Planning Scheme – Municipal Planning Strategy 
(MPS) 
Horsham regional city is the main urban centre for the 
municipality, the Wimmera Southern Mallee region and 
adjoining areas (shown in Figure 2 below). 

Key strategic directions relating to the development of 
Horsham Regional City are outlined in the MPS as follows: 

• Settlement Clause 02.03-1: Focus urban growth 
opportunities for Horsham regional city in the Town 
Centre (Horsham Central Activity District (CAD), existing 
Urban Area (outside of CAD), Strategic Infill Sites, and 
regeneration and growth areas to the north and west 
of Horsham. Investigation Area 2 and 3 is within the 
Horsham CAD, Investigation Area 1 is not.

• Housing Clause 02.03-6: Encourage housing diversity 
and increased densities in areas that can capitalise on 
existing physical and social infrastructure. In particular, 
surplus council land adjacent to the CAD in Selkirk Drive, 
Investigation Area 1, is noted as an opportunity to 
increase the supply of medium density housing close to 
existing services.

• Infrastructure Clause 02.03-9: Locate community 
infrastructure to maximise accessibility, and provide 
adequate development infrastructure to service 
Horsham’s growth including to address areas subject to 
stormwater flooding. 

Horsham Planning Scheme – Local Planning Policy 
Framework 

11.01-1L Settlement - Horsham Rural City applies to land 
in Horsham Regional City. The key objectives and strategies 
specifically relevant to the Horsham Investigation Areas are 
included below:

• Improve connectivity between the Horsham CAD and 
surrounding urban area.

• Maximise opportunities for growth within Horsham CAD 
and Horsham’s urban area.

• Facilitate the provision of a wide range of housing types 
and opportunities in areas close to the Horsham CAD.

• Encourage medium density residential development 
within easy walking distance to the town centre.

• Facilitate the development of strategic infill sites for 
medium density housing.

• Encourage the development of retirement living and aged 
care uses within the Horsham urban area.

• Allow bulky goods and manufacturing industries in 
highway locations where such activities are already 
established.

11.03-1L Horsham Central Activity District (CAD) applies 
to land in the Commercial 1 Zone and the Commercial 
2 Zone north of the Wimmera River in Horsham. The 
key objectives and strategies to maintain a compact and 
integrated CAD specifically relevant to the Investigation Areas 
are included below:

• Investigation Area 2: Encouraging a mix of uses on 
the land at the south-west corner of the Wilson Street 
and Darlot Street intersection for office, commercial, 
accommodation, education or health-related uses, 
supporting an extension of Hamilton Street to the west 
with connection through to Wilson Street.

• Investigation Area 2: Discouraging large-scale traditional 
retail development on land south-west of the Wilson 
Street and Darlot Street intersection.

• Investigation Area 3: Support delivery of improvements 
to the streetscape, amenity and public realm along 
Firebrace Street, the ‘main-street’ in Horsham.

• Investigation Area 3: Enhance east/west connectivity 
between the CAD and the surrounding areas including 
the Horsham Racecourse.

• Investigation Area 1 and 3: Enhance north/south 
connectivity between the CAD and the Wimmera River 
and Botanical Gardens.

• Encouraging redevelopment of under-utilised sites 
throughout the CAD, including supporting consolidation 
of smaller sites.

• Support mixed-use development in the CAD, with 
accommodation uses above ground floor and an increase 
in residential density in surrounding areas.

Figure 2 - Excerpt of the Horsham Regional City Framework Plan 
(Clause 02.04)

13.03-1L Floodplain management – Horsham applies to all 
land within the FO, LSIO and DDO9, and contains guidelines 
for buildings and works, subdivision, fencing, extensions, and 
other matters. The key objectives and strategies to maintain 
a compact and integrated CAD specifically relevant to the 
Investigation Areas are included below:

• Discourage the intensification of land use and 
development in the floodplain of the Wimmera River and 
other watercourses.

• Support inclusion of land within the urban area of 
Horsham that is at high risk from flooding within the PPRZ 
to form part of the city’s open space network.

• Avoid buildings and works, including earthworks and 
vegetation clearance on land in the FO.

• Discourage landfill in all areas subject to inundation.

• Discourage buildings and works, except where of low 
flood risk.

• Avoid the construction of levees in areas important for 
flood storage or environmental values, except to protect 
existing dwellings and their immediate curtilage.

• Discourage earthworks that obstruct natural flow paths or 
drainage lines.

• Locate buildings and works on land outside the FO and 
the LSIO.

18.01-3L Cycling and pedestrian networks – Horsham aims 
to facilitate the bicycle path network through the collection of 
developer contributions for bicycle infrastructure.
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Consultation Summary 
Landowner Input

Landowners within the Investigation Areas were invited to 
attend a series of consultation sessions with Council in July 
2022 to discuss their plans for their land and businesses. 
Also consulted were Council officers from a range of Council 
departments. Some of the information to emerge from the 
sessions includes:
• Whilst specific information as to the intentions of each 

landowner is private, it is clear that most landowners 
are open to the possibility of redevelopment in the 
area, although few are ready to redevelop their own 
land immediately. Most landowners understand the 
potential uplift of Council identifying these areas for future 
redevelopment. 

• Some owners of commercial or light industrial uses would 
be open to the possibility of relocation, should a viable 
alternative site be identified. Some commercial businesses 
expressed a desire to stay operating in their current 
location for the foreseeable future, some of whom cited 
the proximity to the Town Centre as a benefit to their 
businesses. 

• Landowners generally welcomed Council’s efforts to 
engage and look forward to understanding Council 
aspirations for the Investigation Areas. The last direct 
engagement about the future of these areas was during 
the City to River Masterplanning efforts. Land owners 
are rightfully interested to understand if and how the 
recommendation of this project will provide more detail 
than those outlined in the City to River Masterplan.

Further consultation will occur in late 2022. 

Council Input

Council owns the Council Depot site, Investigation Area 
1, which they intend to relocate to enable the site to be 
divested and developed for residential purposes. Council 
understands that there are contamination issues on the site 
that will need to be mitigated over the coming years. 

Council also owns the parcel that is home to the Wimmera 
Business Centre along Darlot Street – which is an aging 
building that will require redevelopment. 

The City to River Masterplan remains the guiding 
document  for this part of Horsham, including providing 
recommendations on future use of the three Investigation 
Areas. The Plan articulates a clear vision for the area that 
implies eventual relocation of industrial uses. The most 
obvious location for relocating industrial uses is the Plumpton 
Road Industrial Area.  The City to River Masterplan also 
recommends that Firebrace Street should be a boulevard 
connecting the Town Centre to the River. 

Council is not opposed to the idea of rezoning if a clear need 
becomes apparent throughout the project process. Council 
officers also identified a need for more social and community 
housing. 

Council officers mentioned a number of desirable outcomes 
that could be incorporated into the recommendations for 
this project including:

• More appropriate commercial signage throughout the 
precinct.

• More active frontages along Wilson Street to make it more 
accessible and pedestrian-friendly.

• Pedestrian safety improvements along Hamilton Street

• Opportunity to use the Ana Branch Drain as a recreational 
asset, and further efforts to better connect recreational 
and open space assets throughout the town (including 
the river to the new skate park). 

• More study to understand flooding risk.

• Council also acknowledges that the Blackwood tree forest, 
the Jardwadjali Bar-Ring (Traditional People’s Road) and 
the Scar Tree Memorial south of the Council Depot site 
are significant features of the Investigation Areas and 
must be protected. 

Horsham CAD Framework and Streetscape Plan (Draft) 
(HRCC, February 2022)
The Horsham CAD Framework and Streetscape Plan aims 
to identify opportunities to revitalise the Horsham CAD. The 
Council’s focus for the CAD Framework and Streetscape Plan 
is all aspects of the public realm and streets within the Town 
Centre.

The plan will assist Council to: 

• Identify improvements for priority streets across the CAD.

• Improve safety and both physical and visual connections 
between the Town Centre and broader Horsham.

• Green the Town Centre and better utilise the streets 
and public spaces to create a cooler, more climate-ready 
urban environment

It is noted that O’Callaghan Parade and Firebrace Street 
(within Investigation Area 3) is partly included within the 
Horsham CAD study area for streetscape works. 

Figure 3 - Excerpt of the Masterplan of the Horsham CAD 
Revitalisation Streetscape Plan 

Horsham and Wartook Valley Flood Investigation 
(Wimmera CMA, 2019)
The Horsham and Wartook Valley Flood Investigation Report 
was commissioned by Wimmera CMA to assist in flood risk 
management and emergency flood response for the region. 
The investigation recommends that the LSIO and FO and 
associated planning scheme amendment documentation be 
adopted into the Horsham Planning Scheme. 

Figure 4 - Excerpt of the 1% AEP Flood Extent from Horsham and 
Wartook Valley Flood Investigation Report (2019)

Council Plan 2021-2025 (HRCC, 2021)
The Council Plan outlines the strategic objectives for Council 
and is developed in line with the Horsham 2041 Community 
Vision. Under Key theme 2 “Liveability”, Council seeks 
to implement the City to River Masterplan and the CAD 
Revitalisation project. Under Key Theme 4 “Accessibility”, 
Council seeks to implement the Urban Transport Plan. 

Key State Planning Documents 

Plan Melbourne 2017-2050 (Metropolitan Planning 
Strategy)
Plan Melbourne identifies Horsham as a Regional City. Plan 
Melbourne encourages the stimulation of employment and 
growth in regional cities (Policy 7.1.1) through development 
strategies that identify urban renewal and infill opportunities 
to optimise infrastructure investment and surplus 
government land.

Key Local Planning Documents 

Horsham: City to River Vision & Masterplan (including 
Background Report) (HRCC, 2020)
The City to River Vision & Masterplan outlines the desired 
long term direction for land within Horsham over a 20 year 
timeframe.  
The Masterplan identifies Investigation Areas 1-3 as ‘Urban 
Renewal Opportunities’ within a broader ‘Transition Area’ 
precinct, with future land uses being a mix of housing and 
business uses. Several actions are included in the Vision and 
Masterplan. Specifically relevant to the Investigation Areas 
is the short-term (0-5 years) action of planning for urban 
renewal within the Transition Area. Then, in the medium 
term (5-15 years) this include the relocation of Council depot, 
finalising all urban renewal actions, and delivering Firebrace 
Street public realm improvements. The realisation of urban 
renewal outcomes is anticipated over the next 15+ years. 

Horsham Urban Transport Plan (HRCC, 2020)
The Horsham Urban Transport Plan outlines the future 
local transport needs for the Horsham CAD and urban area, 
drawing from various transport strategies. 
The Plan assesses the existing street network using the 
Movement and Place framework. Strategy 1.3 seeks to 
improve pedestrian and cycling connectivity along Firebrace 
Street between the Riverfront and O’Callaghans Parade. 
Strategy 1.5 seeks to improve pedestrian comfort through 
tree planting. 



1110 Horsham Urban Renewal Planning & Property Report

2.
Market 
Assessment

The Market Assessment was completed by Urban 
Enterprise in June 2022 and includes an analysis of property 
demand and market conditions for housing in Horsham, 
supplemented by a summary of considerations for the 
existing land use profile of retail, commercial and industrial 
uses.

Housing Demand

The Horsham population increased at an average rate of 
0.51% per annum from 2011 to 2021, while the population of 
the rural surrounds remained stable over the period.

Official State government population projections (Victoria 
in Future, 2019) are for the population of the Horsham’s 
urban area to increase from 16,660 residents in 2021 to 
17,469 residents in 2036, a total increase of 989 residents 
(+66 per annum) at an average growth rate of 0.32% per 
annum. Recent rates of growth between 2019 and 2021 have 
exceeded this projection and the current population (16,944, 
2021) is equivalent to the VIF projection for 2026.
In terms of dwelling growth, Horsham SA2 will require an 
additional 893 dwellings over the 15 year period to 2036, 
equating to an annual average increase of 60 dwellings. A key 
driver of the need for additional dwellings in Horsham is the 
projected continuation of a reduction in average household 
size due to demographic factors. This will have implications 
for housing demand, especially for older age cohorts seeking 
low maintenance housing and typically smaller dwellings.

Residential Development Activity

On average, the number of new dwellings approved for 
construction between 2011- 2022 in the Horsham is 90 
dwellings per annum, with 92% of dwellings approved as 
houses and 8% as ‘other residential’ (i.e. townhouses, units 
and apartments).
Smaller Lot Housing Development Activity is characterised 
by single storey units and townhouses, most of which have 3 
bedrooms on 350-400 sqm lots. Overall, a greater diversity 
of smaller housing types are entering the market in various 
locations and development settings, although apartment 
developments remain scarce. 

Property Market Conditions

The current median house price in Horsham is $393,750, 
with the median unit price only slightly lower at $372,500. 
It is unusual for unit medians to be almost equivalent to 
house price medians. The median house price in Horsham is 
influenced by the relatively low value improvements common 
for much of the older housing stock, and units are becoming 
an important part of the new housing being delivered. These 
factors notwithstanding, the high unit median relative to 
the house median is an indication of demand for smaller 
dwellings and an indicator that greater diversity of housing is 
likely to be needed to meet current needs.
There are currently no precedents for apartment sales 
in Horsham. As a comparison, two major apartment 
developments are progressing in central Ballarat with sales 
results of $520,000 (1 bedroom) and from $630,000 - 
$830,000 for 2-bedroom apartments. The overall Horsham 
median house price is currently 70% of the Ballarat median, 
meaning that any apartment sales prices in Horsham would 
be expected to be materially lower than those achieved in 
Ballarat.

Median rent price growth from 2017 to 2022 was strong, at 
9.5% per annum for houses and 10.3% per annum for units. 
The Horsham region has a particularly high waiting list 
for social housing. As at March 2022, there were 539 
applications and registrations of interest for public housing 
which nominated Horsham as a preferred location. 67% of 
the applications and registrations nominate a 1 bedroom 
dwelling as the preferred housing size.

Summary of Key Findings
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4. MARKET ASSESSMENT 

4.1. INTRODUCTION 

This section includes an analysis of property demand and market conditions for housing in Horsham, 
supplemented by a summary of considerations for the existing land use profile of retail, commercial and industrial 
uses. 

4.2. HOUSING DEMAND 

PPOOPPUULLAATTIIOONN  GGRROOWWTTHH  

Figure 5 shows the recent population trend for the Horsham SA2 and the Horsham and Surrounds SA2 (see 
Appendix B for data areas). 

The Horsham population increased at an average rate of 0.51% per annum from 2011 to 2021, while the population 
of the rural surrounds remained stable over the period. The period 2005 to 2013 saw population decline in the rural 
area and growth in the urban area of Horsham, however during the period 2018 – 2020, both the Horsham and 
Horsham surrounds areas increased in population. 

FF55.. PPOOPPUULLAATTIIOONN  AANNDD  GGRROOWWTTHH  RRAATTEESS  

 
Source: ABS; Urban Enterprise. 
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4.4. PROPERTY MARKET CONDITIONS 

HHOOUUSSEE  PPRRIICCEESS  

Price trends can indicate the relative strength of demand for housing and can also reflect the availability of housing 
supply over a certain period. Figure 9 shows median house price trends for Horsham by housing type between 
2017-2022. 

The current (2022) median house price in Horsham is $393,750, with the median unit price only slightly lower at 
$372,500. Price growth has been rapid in the past two years, having increased by approximately 50% for both 
house and units and by 79% for vacant house block between 2020-2022. 

It is unusual for unit medians to be almost equivalent to house price medians. The median house price in Horsham 
is influenced by the relatively low value improvements common for much of the older housing stock, and units are 
becoming an important part of the new housing being delivered. These factors notwithstanding, the high unit 
median relative to the house median is an indication of demand for smaller dwellings and an indicator that greater 
diversity of housing is likely to be needed to meet current needs. 

The most recent vacant house lot price is $220,000. Analysis of recent sales indicates that the median lot size of 
newly developed lots is approximately 700sqm. When house construction costs are factored in, the overall typical 
house and land package price is likely to be between $500,000 and $700,0001. 

FF99.. MMEEDDIIAANN  RREESSIIDDEENNTTIIAALL  SSAALLEE  PPRRIICCEESS,,  HHOORRSSHHAAMM  

 
Source: REIV, compiled by Urban Enterprise, 2022. 

The data shown in Figure 9 does not include any apartment sales – this housing type is yet to be developed in 
Horsham. As a comparison, two major apartment developments are progressing in central Ballarat. The first, the 
Nightingale project, has been fully sold and is approaching construction completion. 

The second, Lyons Place, is currently selling, with 2022 sales results of $520,000 (1 bedroom) and from $630,000 
- $830,000 for 2 bedroom apartments. The overall Horsham median house price is currently 70% of the Ballarat 
median, meaning that any apartment sales prices in Horsham would be expected to be materially lower than those 
achieved in Ballarat. 

 
 

1 The average estimated building cost for new houses in Horsham in 2022 as reported in building permit applications is $388,000, with most falling between 
$300,000 and $500,000 (Victorian Building Authority). 
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4.3. RESIDENTIAL DEVELOPMENT ACTIVITY 

NNEEWW  DDWWEELLLLIINNGG  CCOONNSSTTRRUUCCTTIIOONN  AACCTTIIVVIITTYY  

Figure 8 shows the number of new dwellings approved for construction between 2011-2022 in the Horsham SA2. 
The 10-year average is 90 dwellings per annum (SA2), with 92% of dwellings approved as houses and 8% as ‘other 
residential’ (i.e. townhouses, units and apartments). 

FF88.. DDWWEELLLLIINNGG  AAPPPPRROOVVAALLSS,,  HHOORRSSHHAAMM  SSAA22  

 
Source: ABS Dwelling Approvals, Compiled by Urban Enterprise 2022. 

SSMMAALLLLEERR  LLOOTT  HHOOUUSSIINNGG  DDEEVVEELLOOPPMMEENNTT  AACCTTIIVVIITTYY  

Council provided details of current planning permit applications for medium density housing developments in 
Horsham. There are currently 4 such proposals which are summarised in Table 3. 

Urban Enterprise also identified a sample of recently completed smaller lot housing developments in Horsham 
which are summarised in Table 4. 

Collectively, the applications and development examples show the following: 

 Recent developments are characterised by single storey units and townhouses, most of which have 3 
bedrooms and were delivered in groups of 2-4 dwellings on larger former house lots. Completed dwellings 
have generally sold for between $400,000 and $600,000. 

 Another common housing product delivered in recent years is 3 bedroom townhouses on lots in the order of 
350 – 400sqm in growth areas. 

 There are examples of smaller lot housing being delivered in the Horsham CAD, established areas as well as 
urban growth area settings. 

 No examples of completed apartments were identified, however the current planning applications include two 
proposals in the CAD with apartments above ground floor commercial space. Internal areas in these proposals 
are large (3 bedrooms) with substantial living spaces. 

 Current small lot development proposals have a total of 42 dwellings. 

 The development of new 1 and 2 bedroom units at Alexander Avenue is providing smaller housing at affordable 
price points. 

 Overall, a greater diversity of smaller housing types are entering the market in various locations and 
development settings. 

In addition to these housing developments, Council has recently approved development of a serviced apartment 
development within the CAD to be operated by Quest. 
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Official State government population projections (Victoria in Future, 2019) are for the population of the Horsham 
SA2 (urban area) to increase from 16,660 residents in 2021 to 17,469 residents in 2036, a total increase of 989 
residents (+66 per annum) at an average growth rate of 0.32% per annum. Recent rates of growth between 2019 
and 2021 have exceeded this projection and the current population (16,944, 2021) is equivalent to the VIF 
projection for 2026. 

FF66.. PPRROOJJEECCTTEEDD  RREESSIIDDEENNTTIIAALL  PPOOPPUULLAATTIIOONN  22002211--22003366,,  HHOORRSSHHAAMM  SSAA22  

 
Source: Urban Enterprise, 2022. 

HHOOUUSSEEHHOOLLDD  AANNDD  DDWWEELLLLIINNGG  PPRROOJJEECCTTIIOONNSS  

In terms of dwelling growth, Victoria in Future projected that the Horsham SA2 would require an additional 893 
dwellings over the 15 year period to 2036, equating to an annual average increase of 60 dwellings as shown in 
Table 2. 

TT22.. DDWWEELLLLIINNGG  FFOORREECCAASSTT,,  HHOORRSSHHAAMM  SSAA22,,  22002211  --  22003366  

DDwweelllliinnggss  22002211  22003366  CChhaannggee  ((22002211--3366))  

HHoorrsshhaamm  ((SSAA22))  7762 8655 +893 

AAAAGGRR  ((1155  YYeeaarrss))  60 

Source: VIF, 2019. 

A key driver of the need for additional dwellings in Horsham is the projected continuation of a reduction in average 
household size due to demographic factors. As shown in Figure 7, lone person households are projected to 
comprise 48% of the net additional households over the period, with couples without children projected to comprise 
a further 33%. Together, 1 and 2 person households are projected to comprise more than 80% of the additional 
households over the period. This will have implications for housing demand, especially for older age cohorts seeking 
low maintenance housing and typically smaller dwellings. 

FF77.. PPRROOJJEECCTTEEDD  NNEETT  CCHHAANNGGEE  IINN  HHOOUUSSEEHHOOLLDD  TTYYPPEESS,,  HHOORRSSHHAAMM  SSAA22,,  22002211--22003366  

 
Source: VIF compiled by Urban Enterprise, 2022. 
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Figure 8 - Median Residential Sale Proces (Urban Enterprise, 2022)

Figure 7 - Dwelling Approvals, Horsham SA2 (Urban Enterprise, 2022)

Figure 6 - Projected Residential Population 2021-2036, Horsham SA2 
(Urban Enterprise, 2022)
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FF1122.. CCUURRRREENNTT  IINNDDUUSSTTRRIIAALL  AANNDD  LLAARRGGEE  FFOORRMMAATT  CCOOMMMMEERRCCIIAALL  LLAANNDD  IINN  CCEENNTTRRAALL  AANNDD  SSOOUUTTHH  HHOORRSSHHAAMM  

 
Source: VicPlan, Urban Enterprise.  

  

of redevelopment of land in this context, a prospect which 
should be closely considered as part of any planning 
recommendations.
The priorities for residential development should be 2-3 
bedroom townhouses (both one- and two-storey) which 
could be delivered on sites ranging from 100-300sqm for 
retirees and workers seeking rental properties and relatively 
affordable housing . Townhouses should be two-storey 
townhouses with master-bedrooms at ground level to ensure 
housing is also suitable for the retirees and pre-retirees 
market – this product would usually require approximately 
100-150sqm per lot.
In the medium term, apartments to consider might include 
mid-rise apartment buildings with at least 4-5 storeys, and 
shop-top housing above commercial tenancies at ground 
floor (i.e. 2 levels total).
Although smaller lot housing in Central Horsham will not 
appeal to all market segments, it is expected that well 
planned development could attract demand from a range of 
segments including downsizers, renters, couples and singles.
The Investigation Areas could meet the demand of 213-313 
dwellings over the next 20 years. The potential dwelling yield 
of the investigation areas is between 210 and 420 at 50-100 
dwelling units per hectare. 

Commercial and Retail

The Commercial 1 Zone in the Horsham CAD covers a 
substantial area of more than 50 hectares. Local real estate 
agents have suggested that there are a large number 
of vacant shopfront premises currently available in the 
CAD, most of which are too large and/or unsuitable for 
contemporary retailer needs. There is likely to be a need for 
different types of office / retail space given the unsuitability of 
much of the existing older shops.
There is unlikely to be any substantial demand for additional 
retail and commercial floorspace in Horsham that cannot be 
met within the Commercial 1 Zone north of Wilson Street. 
Revitalisation of the CAD requires consolidation of these 
types of uses in the central and northern parts of the CAD.
The Commercial 1 Zone is suitable to accommodate a mix of 
smaller retail and commercial spaces in Investigation Areas 2 
and 3 with apartments above and apartments or townhouses 
behind.
Sites with frontage to Darlot and Firebrace Streets are most 

Streamlined planning approvals processes (or removal of 
permit requirements) for desirable development types, 
such as low-rise mixed-use development (e.g. shoptop top 
housing) would also help encourage the development of 
apartments. 

Housing Priorities and Study Area Opportunities

The Investigation Areas present logical opportunity sites to 
accommodate additional housing in Horsham. The success 
of the City Gardens development to the immediate east 
of Investigation Area 1 is an indicator of the attractiveness 
of the location to residents and there are few other logical 
opportunities for substantial housing development within or 
adjacent to the CAD.

Current zoning, for the bulk of the three investigation areas 
is General Residential Zone or Commercial 1 Zone. Both 
zones allow residential development without the need for 
a permit for the use. Therefore, zoning already enables 
redevelopment to occur, however there is no overarching 
plan or vision for how these areas might develop.
An important consideration for this project is the recent 
introduction of the Windfall Gains Tax (WGT) in Victoria. 
If land in the Investigation Areas is rezoned, WGT will 
be payable if and when the land is redeveloped. This 
additional cost will influence the likelihood and feasibility 

Market Commentary

More supply of centrally located housing is needed. There 
is ongoing demand for housing suitable for retirees, which 
generally requires smaller housing on single levels, in 
locations that are within walking distance of shops and health 
services. 
Many of the smaller dwellings located close to the Horsham 
CAD are east of McPherson Street / Western Highway which 
is a major barrier to pedestrian movement. The areas being 
investigated as part of this project would generally be  more 
amenable and more walkable locations. 
Across much of regional Victoria and western Victoria, many 
businesses are experiencing challenges attracting staff to fill 
vacancies. Commonly referenced examples are health care 
workers, hospitality, construction and education workers. In 
many areas, the lack of suitable housing available has been 
identified as an inhibitor to attracting labour to regional 
towns, with rental housing in particularly short supply.

Low rise apartment developments in regional Victoria can 
be difficult to deliver due to feasibility issues. Generally, 
this favours delivery of townhouse products or larger 
apartment buildings of 5 storeys and 30-50 apartments 
more than smaller low rise apartment developments. The 
scale of an apartment development project is an important 
consideration given that developers (and builders) would 
most likely need to travel from Ballarat and/or Melbourne.

Building costs in regional Victoria are generally similar or 
higher than those in metropolitan Melbourne.  In addition, 
there are few builders in regional areas with Class 2 building 
licenses required to deliver apartment buildings.

Two level mixed-use developments can be an attractive 
development proposition where rental income from ground 
floor commercial space supplements sales income from 
apartments above. This type of development is likely to be 
suitable for smaller sites within the Investigation Areas.

Apartment development can be encouraged and facilitated 
with low land costs, for example where public land is sold at a 
low cost in order to encourage urban renewal. A partnership 
between Council as a landowner and a developer to 
redevelop land could bring forward housing opportunities 
compared with a pure market-driven development and could 
catalyse development of other sites if successful.

likely to appeal to smaller retail and office businesses, as well 
as potentially health and recreation uses.
Sections of land within Investigation Area 2 without street 
frontage are likely to be more suitable to residential uses 
than commercial uses, warranting consideration of an 
alternative zoning (cognisant, however, of the Windfall 
Gains Tax implications of any rezoning). Retention of the 
C1Z, however, would retain the opportunity for these 
sites to accommodate mid-size retailers as part of any 
redevelopment.
Large format retail and commercial space is not necessarily 
incompatible with urban renewal, however relocation of such 
uses to more suitable areas should be encouraged to enable 
urban renewal to occur.

Industrial Uses and Alternative Locations

Several of the existing land uses within the Investigation 
Areas are industrial in nature. In many cases, these uses 
conflict with the purpose of the current zones. Although 
existing business activities can continue, no new industrial 
activities can commence and several industrial businesses 
have indicated they are considering alternative locations in 
Horsham.
It is recommended that the Horsham South Structure Plan 
process takes into consideration the opportunity and need 
for industrial businesses within the Investigation Areas to 
relocate to dedicated industrial precincts, noting that for 
many of the smaller businesses, proximity to labour, demand 
and services in Central Horsham is considered an advantage 
(such as mechanics), while others (such as the concrete 
batching plant and possibly the Council depot) are more 
likely to favour a location with separation from sensitive uses.
Actively supporting the transition of industrial businesses 
to remain within Horsham is important for economic 
development as well as enabling successful urban renewal 
within the Investigation Areas.

Development Feasibility

Development feasibility will be considered in the next phase 
of work once development options have been produced. This 
will include development cost considerations, and revenue 
considerations. 
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4.5. HOUSING PRIORITIES AND STUDY AREA OPPORTUNITIES 

The Investigation Areas present logical opportunity sites to accommodate additional housing in Horsham. As noted 
in the City to River Masterplan, the areas have excellent access to both the Wimmera River and adjacent parkland 
and retail, employment and entertainment in the Horsham CAD. The success of the City Gardens development to 
the immediate east of Investigation Area 1 is an indicator of the attractiveness of the location to residents and 
there are few other logical opportunities for substantial housing development within or adjacent to the CAD. 

It is important to note that all properties except one site in Investigation Area 3 (the petrol station at the corner of 
Firebrace Street and O’Callaghans Parade) and land in the PUZ are within either the General Residential Zone (Area 
1 and a small section of Area 3) or the Commercial 1 Zone (all of Area 2 and most of Area 3). The GRZ and the 
C1Z allow residential development without the need for a permit for the use. Therefore, zoning already enables 
redevelopment to occur, however there is no overarching plan or vision for how these areas might develop. 

An important consideration for this project is the recent introduction of the Windfall Gains Tax (WGT) in Victoria. 
If land in the Investigation Areas is rezoned, WGT will be payable if and when the land is redeveloped. This additional 
cost will influence the likelihood and feasibility of redevelopment of land in this context, a prospect which should 
be closely considered as part of any planning recommendations. 

FF1111.. CCUURRRREENNTT  PPLLAANNNNIINNGG  ZZOONNEESS  

 
Source: Horsham Rural City Council (Pozi); Urban Enterprise. 

Given the likelihood of several larger strategic sites within Areas 1 and 2 being made available for redevelopment 
in the short to medium term, it is important that an overall vision for a viable land use mix is developed and that 
ways to optimise the ultimate layout and infrastructure co-ordination are set out in a spatial masterplan. 

From a residential perspective, the following priorities are recommended based on the analysis shown in this and 
previous relevant assessments: 

 Housing typologies in demand and best suited to the areas are 2 and 3 bedroom townhouses (both one- and 
two-storey) which could be delivered on sites ranging from 100-300sqm. 

 Single level housing is preferred by pre-retirees and retirees, segments which comprise a substantial 
proportion of the overall demand for smaller lot housing. Despite this preference, there are other segments of 
the market that are unable to source sufficient housing, primarily workers seeking rental properties and 
relatively affordable housing. Smaller lot units and townhouses are likely to meet the needs of these markets, 
including affordable two-storey townhouses with master-bedrooms at ground level to ensure housing is also 
suitable for the retiree and pre-retiree market – this product would usually require approximately 100-150sqm 
per lot. 

Figure 9 - Current Planning Zones (Urban Enterprise, 2022)

Figure 10 - Current industrial and large format commercial land in central and south Horsham (Urban Enterprise, 2022)
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3.
Investigation 
Areas

Vision for the Investigation Areas

The City to River Masterplan identified the three 
investigation areas as key opportunities for urban 
renewal. The three sites are strategically located in close 
proximity to both the Town Centre and the River, making 
them ideal for more intensive development. The sites are 
ideally located to provide future housing opportunities 
much needed within the CAD. Housing diversity will be 
promoted in the precinct to provide smaller dwellings 
for a changing demographic, particularly singles and 
retirees.

While housing is likely to be the dominant use proposed 
in the Plan, commercial uses (existing and proposed) will 
still be supported throughout the precincts, particularly 
on the fringe of the Town Centre. 

To enable delivery of this vision existing industrial uses 
will be de-emphasised, and ultimately there is a desire 
to relocate these uses to more appropriate parts of the 
City. 

Connecting these precincts into Horsham’s open space 
network will be an important part of the success of 
future urban renewal. 

The following section provides an outline of:

• Zoning, 

• Title boundaries,

• Overlays,

• Existing built form, and

• Existing site photos to assist with understanding of the 
key elements that contribute to local character. 

Figure 11 - Investigation Areas 

Investigation
Area 2

Investigation
Area 1 Investigation

Area 3
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Zoning

Figure 12 - Zoning

Zoning is discussed in more detail in the subsequent pages. 
Broadly:

• Investigation Area 1 sits wholly in General Residential 
Zone 2 (GRZ2)

• Investigation Area 2 sits wholly in Commercial 1 Zone 
(C1Z)

• Investigation Area 3 is comprised Commercial l1 Zone 
(C1Z) , General Residential Zone 2 (GRZ2) Commercial 2 
Zone (C2Z)  and Public Use Zone 1 (PUZ1)

Figure 13 - Surrounding Open Space Features
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There are a number of key surrounding open space features 
outlined on the adjacent plan (Figure 7). 

A key attribute of the area is the proximity of the three 
Investigation Areas to both the Wimmera River and the 
Horsham Town Centre. This was addressed as part of the 
City to River Masterplan and formed the basis of arguments 
for redevelopment of the area. 

Also important are the other major attractions such as the 
Botanical Gardens and City Oval. 

The lagoon and associated parkland at the former salesyard 
is also a key feature of the area, and its connection to a 
potential broader open space network along the Ana Branch 
Drain. 

The Jardwadjali Bar-Ring (Traditional People’s Road), 
the existing Blackwood Tree Forest and the Scar Tree 
Interpretation site are also important features within the 
immediate vicinity of the Investigation Areas. 

In addition, connections from the river through to the 
Racecourse and new skatepark will also be important. 

Investigation
Area 2

Investigation
Area 1

Investigation
Area 3

C1Z Commercial 1 Zone
C2Z Commercial 2 Zone
PPRZ Public Park and Recreation Zone
PUZ1 Public Use Zone - Service & Utility
PUZ2 Public Use Zone - Education
PUZ3 Health & Community
PUZ6 Public Use Zone - Local 
Government
PUZ7 Public Use Zone - Other Public Use
GRZ1 General Residential Zone 1 
GRZ2 General Residential Zone 2 
TRZ2 Principal Road Network



Large storm water management drainage area on the eastern sideSouthern interface of Council Depot with Blackwood Forest

Former Saleyards Lagoon + Park Land adjacent to the eastern interface

Jardwadjali Bar-Ring (Traditional People’s Road)

High-quality tree clusters on south-east corner
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50m40m30m20m10m0 Figure 14 - Investigation Area 1 Existing Conditions  

Investigation Area 1

Located between Selkirk Drive and Eastgate Drive - site 
area is 3.5 ha

• Land currently used as the Council Depot site

• Jardwadjali Bar-Ring (Traditional People’s Road) is 
located on the eastern side of the site and includes a 
large storm water management drainage area

• To the east of the site is the Former Saleyards 
Lagoon + Park Land

• One significant tree exists in the Council Depot area

• Blackwood tree forest is located south of the Council 
Depot area

• Old Skatepark still exists within the Blackwood Tree 
forest area

• A Scar Tree interpretation site is located at the 
southern end of the site

• Existing residential neighbourhood is located 
immediately to the west

• Pedestrian access is possible between the south-
western corner of the Council Depot site and Spry 
Court

• Botanical Gardens is located immediately south of 
the area
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Investigation Area 1 Council Depot Site
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Key Findings

Figure 16 - Built Form Figure 17 - Zoning. The land is zoned GRZ2
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Figure 15 - Title Boundaries Figure 18 - Overlays

DDO 9

LSIO

FO

DDO 8

General Residential Zone – Schedule 2 (GRZ2)

This zone applies to the Horsham General Residential Area. 
The General Residential Zone encourages a diversity of 
housing types that respects the neighbourhood character of 
the area. The building height in this zone must not exceed 
11 metres and 3 storeys at any point. Furthermore, buildings 
must be setback a minimum of 2.5 metres from Baker Street, 
the Wetlands Park, and part of Madden Street.

Overlays Summary

Two overlays exist across the site, DD03 Wider Airport 
Environ and EAO Controls of Contaminated Land. The DDO9 
(Stormwater management) applies to the north-western 
portion. The southern part of the site is covered by the 
FO and LSIO. It is also immediately adjacent to DD08 City 
Gardens.

Design and Development Overlay - Schedule 3 (DD03)

This overlay seeks to maintain the efficiency and safety 
of the Horsham airfield by controlling the height of 
developments surrounding the airport. The DDO 
triggers a planning permit for the construction of 
buildings or works, however, Schedule 3 states a permit 
is not required to construct a building or works which 
are less than 30 metres high above natural ground level.

Design and Development Overlay - Schedule 9 (DD09)

The DDO9 aims to minimise the risk associated with 
stormwater flooding. A planning permit is required for 
all buildings and works within this overlay, with some 
exceptions.

Floodway Overlay (FO)

The FO (Horsham Flood Risk Areas) applies to flood 
prone land affected by the 1 in 100 (1 per cent Annual 
Exceedance Probability) year flood event of high hazard 
which have the greatest risk and frequency of being 
affected by flooding. 

A planning permit is required for all buildings and works 
(with minor exceptions) and subdivision. Any application 
is required to: 

• Submit a flood risk report, 

• Consider the local floodplain development plan, and 

• Be referred to the relevant floodplain management 
authority. 

Land Subject to Inundation Overlay (LSIO)

The LSIO (Horsham Flood Storage or Flood Fringe Areas) 
overlay applies to flood prone land affected by the 1 
in 100 (1 per cent Annual Exceedance Probability) year 
flood event.
A planning permit is required for all buildings and works 
(with minor exceptions) and subdivision. 

Any application is required to: 
• Submit a flood risk report;
• Consider the local floodplain development plan; and 
• Be referred to the relevant floodplain management 

authority. 

Environmental Audit Overlay (EAO)

This overlay seeks to ensure that potentially contaminated 
land is suitable for a use which could be significantly 
adversely affected by any contamination. 
Before a sensitive use (residential use, child care centre, 
kindergarten, pre-school centre, primary school, even if 
ancillary to another use), children’s playground or secondary 
school commences or before the construction or carrying 
out of buildings and works in association with these uses 
commences: 
• A preliminary risk screen assessment statement in 

accordance with the Environment Protection Act 2017 
must be issued stating that an environmental audit is not 
required for the use or the proposed use; or

• An environmental audit statement under Part 8.3 of the 
Environment Protection Act 2017 must be issued stating 
that the land is suitable for the use or proposed use; or

• A certificate of environmental audit must be issued for 
the land in accordance with Part IXD of the Environment 
Protection Act 1970; or 

• A statement of environmental audit must be issued for 
the land in accordance with Part IXD of the Environment 
Protection Act 1970 stating that the environmental 
conditions of the land are suitable for the use or proposed 
use. 

Relevant Planning Permits

None applicable

Existing Buildings

A number of Council Depot buildings exist across the 
Investigation Area. Generally these are large warehouse 
buildings, one storey in height.

Land Ownership

Investigation Area 1 is owned by Council.

50mm 10m0 50mm 10m0 50mm 10m0 50mm 10m0
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Investigation Area 2  Concrete Batching Plant and Surrounding Commercial 

Figure 19 - Investigation Area 2 Existing Conditions 

Located between Wilson Street, Darlot Street and Selkirk 
Drive - site area is 3.52 ha

• Existing commercial properties exist along Wilson 
Street

• A large part of the precinct is home to a concrete 
batching plant (south-west corner)

• Woolworths supermarket is located immediately 
across Wilson Street

• Aldi supermarket is located adjacent to the site on 
Darlot Street

• Wimmera Business Centre

• Commercial tenancies are located along Darlot 
Street 

• Investigation area 1 is located immediately to the 
south

• Existing residential neighbourhood is located 
immediately to the west
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Wilson Street Interface, and Woolworths opposite

Intersection of Darlot & Wilson St and a petrol station on the corner

Concrete Batching Plant

Commerical frontages on the intersection of Darlet & Hamilton Street

Wimmera Business Centre
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Key Findings

Figure 20 - Title Boundaries Figure 21 - Built Form Figure 22 - Zoning. The land is zoned C1Z Figure 23 - Overlays

Commercial 1 Zone (C1Z)

This zone provides for a mix of uses including retail, office, 
business, entertainment and community uses. The C1Z 
encourages residential uses at densities complementary to 
the role and scale of the commercial centre. It is noted that 
the use of the land as a “shop” can occur in this zone without 
the need for a planning permit.

Overlays Summary

Three overlays exist across the site, DD03 Wider Airport 
Environ, DDO9 Stormwater management and EAO Controls 
of Contaminated Land. 

Design and Development Overlay - Schedule 3 (DD03)

This overlay seeks to maintain the efficiency and safety 
of the Horsham airfield by controlling the height of 
developments surrounding the airport. The DDO 
triggers a planning permit for the construction of 
buildings or works, however, Schedule 3 states a permit 
is not required to construct a building or works which 
are less than 30 metres high above natural ground level.

Design and Development Overlay - Schedule 9 (DD09)

The DDO9 aims to minimise the risk associated with 
stormwater flooding. A planning permit is required for 
all buildings and works within this overlay, with some 
exceptions.

Environmental Audit Overlay (EAO)

This overlay seeks to ensure that potentially 
contaminated land is suitable for a use which could be 
significantly adversely affected by any contamination. 
Before a sensitive use (residential use, child care 
centre, kindergarten, pre-school centre, primary school, 
even if ancillary to another use), children’s playground 
or secondary school commences or before the 
construction or carrying out of buildings and works in 
association with these uses commences: 
• A preliminary risk screen assessment statement in 

accordance with the Environment Protection Act 2017 
must be issued stating that an environmental audit is 
not required for the use or the proposed use; or

• An environmental audit statement under Part 8.3 
of the Environment Protection Act 2017 must be 
issued stating that the land is suitable for the use or 
proposed use; or

• A certificate of environmental audit must be issued 
for the land in accordance with Part IXD of the 
Environment Protection Act 1970; or 

• A statement of environmental audit must be issued for 
the land in accordance with Part IXD of the Environment 
Protection Act 1970 stating that the environmental 
conditions of the land are suitable for the use or proposed 
use. 

Relevant Planning Permits

• 99-101 Wilson Street, Horsham – 

Planning Application for shops, dwellings, car parking and 
access, and subdivision of buildings (at the time of preparing 
this document no planning permit has been granted).

Existing Buildings

A number of commercial properties exist along Darlot Street 
and Wilson Street including petrol stations, bulky goods 
stores and other restricted retail offering. 

Land Ownership

The majority of the investigation area 2 is owned by private 
land owners, and Council owns the southeastern parcel of 
Wimmera Business Centre.
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Investigation Area 3 Commercial/Residential Landholdings North of Baker Street
Located between O’Callaghans Parade, Firebrace Street 
and Baker Street - site area is 2.85 ha

• Commercial properties exist along Firebrace Street 
near the intersection with O’Callaghans Street

• Public drainage reserve runs east-west between 
Madden Street and Firebrace Street

• Prominent commercial site on corner of 
O’Callaghans Parade and Firebrace Street

• Horsham Aquatic Centre

• Harvey Norman is located immediately north of the 
precinct

• Government Services Building

• The Botanical Garden is located immediately to the 
south of the precinct

• The City Oval is located to the south of the precinct

• Prominent intersection connecting area to the 
Botanic Gardens and the Oval
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Figure 24 - Investigation Area 3 Existing Conditions
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Key Findings

Figure 25 - Title Boundaries Figure 27 - ZoningFigure 26 - Built Form

Zoning Summary

Commercial 1 Zone (C1Z)

This zone provides for a mix of uses including retail, office, 
business, entertainment and community uses. The C1Z 
encourages residential uses at densities complementary to 
the role and scale of the commercial centre. It is noted that 
the use of the land as a “shop” can occur in this zone without 
the need for a planning permit.

Commercial 2 Zone (C2Z)

The C2Z encourages commercial areas for offices, 
appropriate manufacturing and industries, bulky 
goods retailing and associated commercial services. 
Accommodation uses (except for residential hotel) are 
prohibited in this zone. 

Overlays Summary

Design and Development Overlay - Schedule 3 (DDO3)

The DDO3 applies to Investigation Area 3 in its entirety. This 
overlay seeks to maintain the efficiency and safety of the 
Horsham airfield by controlling the height of developments 
surrounding the airport. The DDO triggers a planning permit 
for the construction of buildings or works, however, Schedule 
3 states a permit is not required to construct a building or 
works which are less than 30 metres high above natural 
ground level.

Design and Development Overlay - Schedule 9 (DDO9)

The DDO9 applies to Investigation Area 3 in its entirety. This 
overlay aims to minimise the risk associated with stormwater 
flooding. A planning permit is required for all buildings and 
works within this overlay, with some exceptions.

Existing Buildings

There are a number of large buildings with commerical uses 
(mainly machinery and automative repair industries) located 
along Firebrace Street. A new building housing government 
services is located on Madden Street. 

Land Ownership

The majority of the Investigation Area 3 is owned by 
private land owners. Council owns the public use zoned 
land between Madden Street and Firebrace Street (1) and 
between Firebrace Street and O’Callaghans Parade (2).
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General Residential Zone – Schedule 2 (GRZ2)

This zone applies to the Horsham General Residential Area. 
The GRZ2 encourages a diversity of housing types that 
respects the neighbourhood character of the area. The 
building height in this zone must not exceed 11 metres and 3 
storeys at any point. Furthermore, buildings must be setback 
a minimum of 2.5 metres from Baker Street, the Wetlands 
Park, and part of Madden Street.

Public Use Zone (PUZ)

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, as follows:

• Public Use Zone 1 – Service and Utility

• Public Use Zone 6 – Local Government

Environmental Audit Overlay (EAO)

This overlay seeks to ensure that potentially contaminated 
land is suitable for a use which could be significantly 
adversely affected by any contamination. 

Before a sensitive use (residential use, child care centre, 
kindergarten, pre-school centre, primary school, even if 
ancillary to another use), children’s playground or secondary 
school commences or before the construction or carrying 
out of buildings and works in association with these uses 
commences: 

• A preliminary risk screen assessment statement in 
accordance with the Environment Protection Act 2017 
must be issued stating that an environmental audit is not 
required for the use or the proposed use; or

• An environmental audit statement under Part 8.3 of the 
Environment Protection Act 2017 must be issued stating 
that the land is suitable for the use or proposed use; or

• A certificate of environmental audit must be issued for 
the land in accordance with Part IXD of the Environment 
Protection Act 1970; or 

• A statement of environmental audit must be issued for 
the land in accordance with Part IXD of the Environment 
Protection Act 1970 stating that the environmental 
conditions of the land are suitable for the use or 
proposed use. 

Land Subject to Inundation Overlay (LSIO)

The LSIO (Horsham Flood Storage or Flood Fringe Areas) 
applies to flood prone land affected by the 1 in 100 (1 per 
cent Annual Exceedance Probability) year flood event. 

A planning permit is required for all buildings and works (with 
minor exceptions) and subdivision.  

Any application is required to: 

• Submit a flood risk report, 

• Consider the local floodplain development plan, and 

• Be referred to the relevant floodplain management 

authority. 

Relevant Planning Permits

• 3-7 Madden Street, Horsham – Planning Permit issued 
for Offices and associated parking and inundation 
retention basin. 

• 174-176 Firebrace Street, Horsham – Planning Permit 
issued for Dance Studio, Apartments and associated 
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