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E X EC U T I V E  S U M M A RY  

1 Background 

The Twin Rivers region is located to the east of Bairnsdale and is generally encompassed by two rivers, 
the Nicholson River and the Tambo River. Situated in East Gippsland Shire, Twin Rivers includes the 
three small towns of Nicholson, Johnsonville and Swan Reach, together with the hinterland which 
surrounds these townships.  

Each of the townships contains a mix of land use zones which support varying levels of residential, low 
density residential, rural residential and commercial development. The East Gippsland Shire Council has 
commissioned Meinhardt Infrastructure and Environment, and Essential Economics, to prepare the Twin 
Rivers Land Use Plan, which will guide the future development of Twin Rivers. 

2 Demographic and Economic Context 

Twin Rivers contains a relatively small population totalling approximately 2,200 residents (2010 
estimate) living in the three towns and the adjoining rural areas. The demographic profile of the 
residents indicates the region is popular with retirees, while information provided by local real estate 
agents indicates that both retirees and young families are moving into the area. Currently, only limited 
employment opportunities exist in Twin Rivers, with nearby towns in Bairnsdale and Lakes Entrance 
providing the majority of employment opportunities for local residents. 

The Land Use Plan will need to consider the type of residential properties sought by both retirees and 
young families who are looking to move into the area, while maintaining the attractive outlook and rural 
character which makes this area popular as a place to live. 

In addition, an adequate level of local services needs to be provided for both existing and future 
residents of Twin Rivers. Potential may exist for additional employment opportunities in the area which 
leverage off the natural characteristics of the region, including both the Nicholson and Tambo Rivers, 
and the surrounding rural areas. 

3 Residential Market Assessment 

A consistent level of demand for residential property has existed for a number of years in Twin Rivers. 
Building approvals data indicates that approximately 20 dwellings per annum were developed in the 
region over the period 2003 to 2010. 

Further analysis of building approvals and residential sales data, together with observations of recently- 
subdivided residential estates, indicates that a significant share of demand for residential lots is for 
conventional township-style lots. Demand for larger lots appears to supplement the demand for 
conventional lots, rather than being the major influence on the demand for residential development in 
the region. 

A mix of retirees and young families are seeking to locate in Twin Rivers. 

4 Forecast Residential Lot Demand 

The forecast residential lot demand in Twin Rivers by land use zone is summarised below: 

 Township Zoned Land (TZ): Forecast to account for approximately 50% of new dwellings in Twin 
Rivers over the next 20 years, or an additional 200 (recent trends) to 300 (high growth) new 
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dwellings over the period. This reflects an annual demand for 10-15 new dwellings and compares 
to an average of 9 new dwelling building approvals over the 2003-2010 period. 

 Low Density Residential Zoned Land (LDRZ): Forecast to account for approximately 15% of new 
dwellings in Twin Rivers over the next 20 years, or an additional 60 (recent trends) to 90 (high 
growth) new dwellings over the period. This reflects an annual demand for 3-4.5 new dwellings 
and compares to an average of 2 new dwelling building approvals over the 2003-2010 period.  

 Rural Living Zone (Schedule 1 and 2): Forecast to account for approximately 20% of new dwellings 
in Twin Rivers over the next 20 years, or an additional 80 (recent trends) to 120 (high growth) 
new dwellings over the period. This reflects an annual demand for 4-6 new dwellings and 
compares to an average of 5 new dwelling building approvals per year over the 2003-2010 
period.  

5 Residential Lot Supply 

A sufficient supply of TZ, LDRZ and RLZ land exists in Twin Rivers to meet forecast demand over the next 
20-year planning period, under both the Recent Trends and High Growth demand scenarios. A summary 
of the supply and demand of residential lots by zone is provided below: 

 TZ land: A 25 year supply of residential lots exists on TZ land under the High Growth scenario, 
which increases to almost 40 years under the Recent Trends scenario.  

Vacant lots and approved subdivisions account for an estimated 7-11 year supply, with the 
potential lots generated from the subdivision of large vacant lots accounting for an additional 18-
27 years supply. It will be important to encourage the subdivision of these lots over time to 
ensure an adequate supply of lots is available to the market. 

 LDRZ land: In excess of 30 years supply of LDRZ land exists in Twin Rivers, including more than 30 
years supply of vacant lots and lots in approved subdivisions. 

 RLZ land: A 23 year supply of residential lots exists on RLZ land under the High Growth scenario, 
and this increases to almost 35 years under the Recent Trends scenario. A supply of 8-11 years 
exists in existing vacant lots, while an additional 15-23 years supply could be generated by the 
subdivision of large vacant lots. 

6 Commercial Land Considerations 

The Land Use Plan should reflect the potential for limited retail and town centre development 
opportunities on land which is already zoned TZ, and which is vacant and has frontage to the Princes 
Highway. Furthermore, the Land Use Plan should encourage niche tourism-related development 
opportunities, particularly in Nicholson and Swan Reach, which benefit from attractive river access and 
views, and which enjoy exposure to traffic passing along the Princes Highway. 

7 Implications for Land Use Zones in Twin Rivers 

Township Zoned Land 

1) There is unlikely to be a requirement for additional TZ land to accommodate residential 
development in Twin Rivers over the next 20-year period, provided that large vacant lots are 
subdivided at an appropriate density in the future.  

2) The development of any additional convenience retail or town centre services in Twin Rivers and 
which is intended to primarily serve the local population is likely to be limited. 
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3) A limited number of vacant sites with access to the Princes Highway are located within each 
township and could accommodate limited commercial development. Having regard for these 
sites, no additional TZ land will be required to support the development of convenience retail or 
town centre services serving the local population, unless such land is unavailable to the market. 
In such a case, consideration should be given to zoning additional land for TZ commercial 
purposes, provided that demand is evident. 

4) The Land Use Plan should recognise the potential for niche tourism-related development 
opportunities, particularly in Nicholson and Swan Reach. 

5) It is unlikely that significant demand for industrial land will eventuate in Twin Rivers in the near 
future; therefore, no additional TZ land is required to accommodate industrial activities. 

6) It may be prudent to identify a direction, or potential locations, of preferred growth in the TZ, 
should any of the following occur: 

- The residential lot potential on large vacant or occupied lots cannot be realised in the 
future. 

- The potential for tourism-related activities is realised. 

- Evidence of demand for commercial development exists and no suitable land is available for 
development. 

Low Density Residential Zoned Land 

7) The existing level of vacant lots and approved subdivisions on LDRZ in Twin Rivers is sufficient to 
accommodate demand over the next 20-year period. It is unlikely that additional LDRZ land will 
be required over this timeframe. 

Rural Living Zoned Land 

8) A sufficient supply of lots exists on RLZ to meet forecast demand over the next 20-year period, 
provided that the subdivision of large vacant lots occurs. 

9) Potential exists for a number of the larger lots to be used for farming purposes, and in that case 
the land might not be subdivided over the next 20-year planning period. Further research into 
the potential for large vacant and occupied lots to be subdivided in the future may be required.  

10) The minimum subdivision size for RLZ1 land is 2ha, which is half the minimum subdivision size of 
RLZ2 land of 4ha. Rezoning parts of the RLZ2 land in Twin Rivers to RLZ1 could encourage the 
subdivision of this land and contribute to an additional supply of RLZ lots. 

8 Implication for the Future Economic Role of Twin Rivers 

The attractive rural outlooks and the Nicholson and Tambo Rivers provide opportunities for tourism in 
the region. This may include visitor accommodation, food and wine tourism or other nature-based 
tourism based activities. The success of tourism in the region will depend on the marketing of the 
region, or particular towns, as tourism destinations. 

In view of low levels of resident population, it is unlikely any significant demand for retail, commercial or 
industrial development will eventuate in Twin Rivers and, therefore, the future economic role of these 
townships will be based on local convenience services and tourism.
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I N T R O D U C T I O N  

Background 

The Twin Rivers region is located to the east of Bairnsdale and is generally encompassed by two rivers, 
the Nicholson River and the Tambo River. Situated in East Gippsland Shire, Twin Rivers includes the 
three small towns of Nicholson, Johnsonville and Swan Reach, together with the hinterland which 
surrounds these townships.  

Each of the townships contains a mix of land use zones which support varying levels of residential, low 
density residential, rural residential and commercial development. The East Gippsland Shire Council has 
commissioned Meinhardt Infrastructure and Environment, and Essential Economics, to prepare the Twin 
Rivers Land Use Plan, which will guide the future development of Twin Rivers. 

This report is a supporting document to the Land Use Plan, and provides an assessment of the supply 
and demand for varying land use zones in Twin Rivers. 

Objective 

The main objective of this report is to forecast future requirements of land use zones in Twin Rivers, 
including Township Zoned land, Low Density Residential Zoned land, and Rural Living Zoned land. 

This Report  

This report contains the following chapters: 

Executive Summary 

1 Context Analysis 

2 Demographic and Economic Assessment 

3 Residential Market Assessment 

4 Forecast Residential Land Requirements 

5 Commercial Land Considerations 

6 Recommendations 

Land Use Zone Definitions 

The following summarises the objectives of the land uses zones (as presented in the East Gippsland 
Planning Scheme) referred to in this report. 

Township Zone (TZ) 

To provide for residential development and a range of commercial, industrial and other uses in small 
towns. 

To encourage residential development that respects the neighbourhood character. 
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Low Density Residential Zone (LDRZ) 

To provide for low-density residential development on lots which, in the absence of reticulated 
sewerage, can treat and retain all wastewater. 

The minimum subdivision size for LDRZ land is 0.4ha, or 4,000m
2
 (Clause 32.03-3). 

Rural Living Zone (RLZ) 

To provide for residential use in a rural environment.  

To provide for agricultural land uses which do not adversely affect the amenity of surrounding land uses.  

To protect and enhance the natural resources, biodiversity and landscape and heritage values of the 
area.  

To encourage use and development of land based on comprehensive and sustainable land management 
practices and infrastructure provision. 

The minimum subdivision size of RLZ land differs depending on the relevant Schedule. RLZ1 and RLZ2 are 
both located in Twin Rivers and have minimum subdivisions sizes of 2ha and 4ha respectively. 

Farming Zone (FZ) 

To provide for the use of land for agriculture. 

To encourage the retention of productive agricultural land. 

To ensure that non-agricultural uses, particularly dwellings, do not adversely affect the use of land for 
agriculture. 

To encourage use and development of land based on comprehensive and sustainable land management 
practices and infrastructure provision. 

To protect and enhance natural resources and the biodiversity of the area. 

Comprehensive Development Zone 1 (CDZ1) 

Refers to land located to the south of Nicholson, and which has been proposed for the development of 
the Nerana Resort and Marina. 

The purpose of this zone is to: 

 Provide for a tourist resort and marina adjacent to the Nicholson River, at Nicholson. 

 Provide for a range of uses and the development of land generally in accordance with the Nerana 
Resort and Marina Concept Plan, dated 5 June 1997. 

 To ensure that the tourist resort and marina is sympathetic with the landscape and the 
environment of the locality. 
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1  C O N T E X T  A N A LYS I S  

1.1 Twin Rivers Study Area  

The region of 'Twin Rivers' has been defined for the purpose of this study to include the rural areas 
located to the east of Bairnsdale, and which are generally encompassed by the Nicholson and Tambo 
Rivers. The Princes Highway passes through the Twin Rivers region and connects the three townships of 
Nicholson, Johnsonville and Swan Reach and the larger towns which service the region, namely 
Bairnsdale and Lakes Entrance. Twin Rivers includes these three small townships, the surrounding 
hinterlands and the rural living area referred to as Bumberrah/Upper Tambo. 

A description of each of the townships is provided in Section 1.3. 

Figure 1.1 below illustrates the Twin Rivers Study Area which is the subject of this assessment. 

Figure 1.1:  Twin Rivers Study Area 

 
Source: Produces by Essential Economic using MapInfo and StreetPro  
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1.2 Regional Context  

Twin Rivers has an estimated resident population of approximately 2,200 persons in 2010. The three 
townships provide residents with only limited retail and town centre type services; as a result, residents 
are required to travel to nearby Bairnsdale or Lakes Entrance for the majority of retail, professional and 
other services.   

Bairnsdale is located approximately 20km by road to the west of Johnsonville (which is the central town 
of the three), and is the major service and employment centre serving East Gippsland Shire. Bairnsdale 
contains approximately 37,400m

2
 of retail floorspace (Essential Economics, 2007) and includes major 

retailers in Kmart, Target Country Woolworths, Coles and Aldi.  In addition, Council's offices and a 
significant amount of commercial office floorspace are located in Bairnsdale, providing significant 
employment opportunities to the region. 

Lakes Entrance also provides residents of Twin Rivers with a mix of employment, retail, business and 
entertainment services, and is located approximately 18km by road to the east of Johnsonville. 

The attractive rural landscapes and river frontages provided in Twin Rivers, together with its relative 
close proximity to the services provided in both Bairnsdale and Lakes Entrance, combine to make Twin 
Rivers a popular location for those seeking a rural lifestyle. 

Figure 1.2 below illustrates the regional location of Twin Rivers with respect to the major centre which 
services the region. 

Figure 1.2: Regional Location 

 
Source: Produces by Essential Economic using MapInfo and StreetPro  



T W I N  R I V E R S  L A N D  U S E  P L A N  
 

E C O N O M I C  A S S E S S M E N T  O F  F U T U R E  L A N D  R E Q U I R E M E N T S  

E s s e n t i a l  E c o n o m i c s  P t y  L t d  

5  

1.3 Township Overview 

The three main townships of Twin Rivers provide for a variety of different housing markets, each with 
subtle differences. A general overview of the three townships is provided below: 

 Nicholson: Nicholson is a small township located at the junction of the Princes Highway and the 
Nicholson River, approximately 10km to the east of Bairnsdale. A mix of land use zones are 
provided in Nicholson for residential purposes, while only a limited number of commercial 
businesses operate in this location and they provide mainly local services. 

Currently, Nicholson contains a mix of TZ, LDRZ and RLZ land for the purpose of residential 
housing. While limited development opportunities exist in the form of conventional housing lots 
on TZ land, Nicholson has been subject to a number of proposed subdivisions on LDRZ which, 
combined, account for more than 140 residential lots. 

In addition, a site has been identified for an integrated tourism and residential development 
located to the south of Nicholson, on the banks of the Nicholson River. Despite having planning 
approval for some time, this approval has not been acted upon. It is unknot known if or when this 
permit approval would be acted upon. 

Commercial businesses located in Nicholson include a general store, a hotel/motel, a nursery, 
boat storage and a caravan park. 

 Johnsonville: The township of Johnsonville is located 20km to the east of Bairnsdale, and 18km 
to the west of Lakes Entrance. Johnsonville is a small settlement containing a mix of TZ land and 
LDRZ land stretching from the north of the Princes Highway, to the Tambo River in the south. The 
township contains a significant amount of LDRZ land, while a small conventional subdivision on 
TZ land is currently being developed on the eastern outskirts of the town. A general store and a 
service station provide day-to-day convenience merchandise and services for local residents, and 
a significant marine storage and servicing business operates from a site which has access to the 
boat launching facilities on the Tambo River. 

Figure 1.3: Tambo River in Johnsonville 

 
Source: Essential Economic 
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 Swan Reach: Swan Reach is the largest of the three townships and is located at the junction of 
the Princes Highway and the Tambo River, approximately 20km to the east of Bairnsdale and 
16km to the west of Lakes Entrance. 

Currently, a number of residential subdivisions are being developed on TZ land, indicating a 
demand for residential lots in this location. Swan Reach is surrounded by RLZ and FZ land; there is 
no LDRZ in Swan Reach. 

Commercial businesses in Swan Reach include a general store, a hotel, service station and two 
tourist parks. 

In addition to the above three main townships, a rural settlement of large rural living lots is located at 
Bumberrah/Upper Tambo, approximately 5km to the north of Swan Reach and Johnsonville.  

Figure 1.4: Swan Reach General Store 

 
Source: Essential Economic 

1.4 Policy Context  

Meinhardt are preparing a detailed policy review for the purpose of the Land Use Plan; nevertheless, the 
following have been taken into consideration in the preparation of this economic assessment: 

 East Gippsland Shire MSS: The MSS addresses the roles of the Twin Rivers towns in Clause 21.06 
Strategies for Sub-regions, Towns and Localities. This Clause identifies the characteristics and 
roles of each town, which include that of a local retail and highway service centre, residential and 
rural residential community, primary education, and sporting and recreation. 

 Proposed Nerana Resort and Marina: Located to the south of Nicholson, land identified for the 
Nerana Resort and Marina was rezoned to a CDZ1 to facilitate the development of 
accommodation units, a hotel and a marina. Although the development has had approval for a 
significant period of time it is unknot known if it will ever be developed. 
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 East Gippsland Economic Development Strategic Plan, 2008: Although this document does not 
specifically reference Twin Rivers, it identifies the economic drivers for East Gippsland Shire and 
future aims relating to the economic development of the Shire. 

Figure 1.3 below illustrates the existing land use planning zones that govern development in Twin Rivers. 

Figure 1.3: Twin Rivers - Planning Zones 

 
Source:  East Gippsland Shire 
Produced by Essential Economics using MapInfo and StreetPro 

1.5 Summary 

Twin Rivers comprises three small townships located along the Princes Highway and with access and 
views of the Nicholson and Tambo Rivers. While the three towns differ slightly in their characteristics, 
each town provides an attractive rural living outlook.  

Residents in the region rely on Bairnsdale and Lake Entrance for the majority of their town centre type 
retail, professional, community and other facilities and services. 
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2  D E M O G R A P H I C  A N D  EC O N O M I C  A S S ES S M E N T  

2.1 Regional Population Trends and Forecasts  

The Statistical Local Area (SLA) of East Gippsland (S) - Bairnsdale, which contains the Twin Rivers region 
and the urban area of Bairnsdale, has been the main location for population growth in the East 
Gippsland Shire over the past decade or so.  

During the period 2001 to 2010, population in the Bairnsdale SLA increased by an average of 390 
persons per annum and accounted for 73% of population growth in the Shire. The average rate of 
population growth over this period was 1.5% per annum, and this was above the average rate of 
population growth for regional Victoria of 1.1% per annum. 

Table 2.1 summarises the recent population growth in the East Gippsland Shire, including the Bairnsdale 
SLA. 

Table 2.1: Regional Population Growth Trends, 2001-2010p 

Statistical Local Area 2001 2006 2010 
Av Ann Growth Rate Av Ann Growth Rate 

2001-2006 2006-2010 2001-2006 2006-2010 

E. Gippsland (S) - Bairnsdale 24,720 26,220 28,230 1.2% 1.9% 300 500 

E. Gippsland (S) - Orbost 8,640 8,590 9,050 -0.1% 1.3% - 10 120 

E. Gippsland (S) - South-West 3,440 3,910 4,240 2.6% 2.0% 90 80 

E. Gippsland (S) Bal 2,650 2,660 2,740 0.1% 0.7% - 20 

E. Gippsland (S) - Total 39,450 41,380 44,260 1.0% 1.7% 380 720 

Regional Victoria 1,333,100 1,383,530 1,468,900 0.7% 1.5% 10,090 21,340 

Source: ABS, Regional Population Growth, Cat No: 3218.0 

Between 2006 and 2010, the population in the Bairnsdale SLA expanded by approximately 500 persons 
per annum, and this rate of growth is expected to continue in the future according to population 
forecasts prepared by the Department of Planning and Community Development (Victoria in Future, 
2008). Over the 15-year period, 2010-2025, DPCD forecast population growth of approximately 7,470 
residents in the Bairnsdale SLA, at an average of approximately 500 residents per annum. 

While a significant proportion of recent population growth in the Bairnsdale SLA can be attributed to the 
expansion of the Bairnsdale urban area, particularly with the development of new residential estates to 
the north of the Bairnsdale, to varying extents population growth has occurred in most locations 
throughout the SLA. The lifestyle characteristics of townships and rural areas, with views and outlooks 
on both the lakes and rivers in the region, has attributed to this pattern of population growth. Figure 2.1 
illustrates this trend and shows the extent of population growth throughout the SLA between 2006 and 
2009. 
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Figure 2.1: Population Growth in East Gippsland SLA by CCD, 2006-2009 

 
Produced by Essential Economics using MapInfo and StreetPro 
Source: ABS, Estimated Resident Population by Census Collection District (unpublished); Essential Economics 

2.2 Twin Rivers Population Trends and Forecasts  

Twin Rivers contains an estimated resident population of approximately 2,190 persons in 2010, and has 
experienced limited population growth of approximately +40 persons per annum since 2006, when the 
Twin Rivers population was estimated at approximately 2,030 residents. 

Table 2.2 summarised the estimated resident population in Twin Rivers between 2001 and 2010, and is 
based on various sources including ABS Census data and Census Collection District and Mesh Block 
geography levels, ABS Estimated Resident Population by Census Collection District, and new dwelling 
building approvals data provided by East Gippsland Shire. 

Table 2.2: Estimated Resident Population in Twin Rivers, 2001-2010 

Category 2001 2006 2010 

Estimated resident population 1,920 2,030 2,190 

Average annual growth, % - +1.1% +1.9% 

Average annual growth, no. - +20 +40 

Source: ABS Census data 2001 and 2006; ABS, Estimated Resident populations by Census Collection District, annual; ABS, 
Regional Population Growth, Cat No: 3218.0; ABS Census data by Mesh Block, 2006; East Gippsland Shire, New 
Dwelling Approvals data, 2006-2010; id Consulting, Twin Rivers Community Profile, 2010. 
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2.3 Demographic Characteristics  

The demographic profile of residents in the Twin Rivers region is typical of an area that has an above-
average of share of retirees. The locational characteristics and lifestyle provided in the Twin Rivers 
region is attractive to retirees seeking a rural lifestyle, and this is reflected in the demographic data 
shown in the Community Profile that was prepared by id Consulting for East Gippsland Shire. Key 
demographic and socio-economic characteristics of the Twin Rivers region identified in the Community 
Profile are summarised below: 

 Older population: Almost 19% of Twin Rivers residents were aged 65-84 years in 2006, which is 
slightly higher than the average for East Gippsland of 18% and significantly higher than the 
regional Victorian average of 13%. 

 Own their properties: More than half of the households (51%) fully-owned their dwellings, 
compared to an average of 46% for East Gippsland and 39% for regional Victoria. This is a typical 
characteristic of an area with an older population. 

 Anglo-Saxon heritage: The majority of residents are Australian born (84%), with the next largest 
nationality being the United Kingdom (6.5%).   

 Average level of household income: The median household income in the Twin Rivers region of 
approximately $42,600 per year is similar to the median for regional Victoria of $43,500 per year; 
however, it is significantly higher than the median for East Gippsland ($34,800).  

 High share of residents not in the labour force: A high proportion of residents are not in the 
labour force (40%) compared to regional Victoria (35%). Approximately 42% of East Gippsland 
residents are not in the labour force. 

 High share of couple households without children: Couples without children accounted for more 
than half (53%) of the families in Twin Rivers compared with 50% in East Gippsland and 41% in 
regional Victoria. Conversely, couples with children in Twin Rivers (38%) compares with regional 
Victoria (43%). 

In addition to the above demographic characteristics, consultation with local real estate agents indicates 
that retirees are moving into the Twin Rivers region, as well as new residents with young children. 

2.4 Labour Force and Employment Analysis  

Limited employment opportunities exist in the townships in Twin Rivers. Examples of businesses 
currently located within the Twin River townships include the following: 

 Three general stores, one located in each township; 

 Two service stations, one each located in Swan Reach and Johnsonville; 

 Two hotels, one each located in Swan Reach and Nicholson; 

 Five caravan parks/tourist parks, with two located in each of Swan Reach and Johnsonville, and 
one in Nicholson; 

 Two nurseries, one each located in Johnsonville and Nicholson; 

 Three businesses dealing with boat storage, repairs and hire; and the 

 Johnsonville fruit farm. 
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In addition to the above, a number of home-based businesses are located throughout region. 

The nearby towns of Bairnsdale and Lakes Entrance provide employment opportunities to most of those 
in the labour force living in Twin Rivers.  

In 2006, Twin Rivers had a relatively low unemployment rate of 5.2% in 2006, compared to the regional 
Victorian average of 5.6%, according to ABS Census 2006 data presented in the Community Profile. By 
the December 2010 quarter, the regional Victorian unemployment figure was 6.2% and the Bairnsdale 
SLA figure was 5.5%, according to the Department of Education, Employment and Workplace Relations; 
it is likely that the Twin Rivers unemployment figure in 2011 is not dis-similar to the level recorded at 
the 2006 Census or a little higher.  

In line with the older socio-economic profile of the region, a larger proportion of residents are not 
actively in the labour force, with 39.9% of the population not employed or not seeking employment at 
the time of the 2006 Census, and this compares to 35.5% for regional Victoria. 

The main industries of employment for Twin Rivers residents are the following: 

 Retail trade, with 12.3% of the labour force, compared to 12.2% for regional Victoria 

 Construction, with 11.2% compared to 8.2%  

 Health care and social assistance, with 10.8% compared to 11.4%. 

 Manufacturing, with 10.1% compared to 11.8%  

 Agriculture, forestry and fishing, with 7.8% compared to 9.2%. 

2.5 Implications for Land Use Plan  

Twin Rivers contains a relatively small population totalling approximately 2,200 residents (2010 
estimate) living in the three towns and the adjoining rural areas. The demographic profile of the 
residents indicates the region is popular with retirees, while information provided by local real estate 
agents indicates that both retirees and young families are moving into the area. Currently, only limited 
employment opportunities exist in Twin Rivers, with nearby towns in Bairnsdale and Lakes Entrance 
providing the majority of employment opportunities for local residents. 

The Land Use Plan will need to consider the type of residential properties sought by both retirees and 
young families who are looking to move into the area, while maintaining the attractive outlook and rural 
character which makes this area popular as a place to live. 

In addition, an adequate level of local services needs to be provided for both existing and future 
residents of Twin Rivers. Potential may exist for additional employment opportunities in the area which 
leverage off the natural characteristics of the region, including both the Nicholson and Tambo Rivers, 
and the surrounding rural areas. 
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3  R E S I D E N T I A L  M A R K E T  A S S ES S M E N T  

3.1 Overview of the Twin Rivers Residential Market  

Consultation with real estate agents active in the Twin Rivers area was undertaken as part of this 
project. Key points highlighted throughout this consultation provided an overview of the Twin Rivers 
residential land market, and summarised below: 

 Market segments: Local residents comprise up to 80% of the Twin Rivers property buyers, with 
the area proving popular for both retirees and couples with young children (i.e. of primary school 
age). Retirees from Melbourne's south-eastern suburbs are also identified as a market interested 
in residential property in Twin Rivers. 

 Recent sales activity: Recent sales activity and volumes have been slower than in previous years 
in the Twin Rivers region. 

 Sellers of residential property in Twin Rivers: A number or property sales in Twin Rivers have 
been the result of retirees in the area seeking smaller, more manageable properties located 
closer to the services provided in Bairnsdale.  

 Rural residential lots: The market for rural allotments is distinct from the market for standard 
township and low-density residential blocks. Buyers interested in rural residential allotments are 
generally looking to support cattle and/or horses.  

 Conventional sized lots: Township-zoned properties in Swan Reach, with their smaller blocks and 
low maintenance, appeal to workers with young families who are able to conveniently commute 
to either Lakes Entrance or Bairnsdale. Agents note that Swan Reach fulfils a district role, in 
contrast to Johnsonville and Nicholson which perform more limited roles. 

Vendors with smaller township-zone lots in Nicholson are competing with similar-sized property 
offerings in nearby East Bairnsdale; however, agents note the convenience of East Bairnsdale’s 
location to the services provided in Bairnsdale is more attractive to potential buyers when 
compared with Nicholson. 

 Johnsonville: Agents emphasise that properties in Johnsonville are regarded as having a specific 
target market, with buyers seeking a boating and fishing lifestyle, more so than in other towns of 
Twin Rivers. 

 Importance of town water: Agents note that lots with connections to town water are significantly 
easier to sell than lots without immediate access to town water. 

The following sections provide a statistical analysis residential building approvals and property sales 
data. 

3.2 Residential Building Approvals Trends  

A total of approximately 160 new dwellings were approved in the Twin Rivers region over the period 
2003 to 2010, representing an average of 20 dwellings per year, according to information provided by 
East Gippsland Shire Council. The level of demand for the development of new dwellings in Twin Rivers 
has been relatively consistent over this period, with the lowest number of new dwelling building 
approvals of 13 occurring in 2003, and the highest of 26 new dwellings occurring in 2004, 2006 and 
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2010. This provides an indication of the level of residential demand in the region over the past eight 
years. 

Swan Reach accounted for approximately one-half (51%) of new dwelling building approvals over this 
period, at average approximately 10 new dwellings per annum. This compares to an annual average of 
approximately 5 new dwellings at Nicholson, 4 new dwellings at Johnsonville and 2 new dwellings at 
Bumberrah/Upper Tambo. 

The trend in new dwelling building approvals by township in Twin Rivers is shown in Table 3.1 below. 

Table 3.1: Buildings Approvals by Town, 2003-2010 

Town 2003 2004 2005 2006 2007 2008 2009 2010 Total 
Annual  
Average 

Share 

Nicholson 5 5 6 3 5 4 2 7 37 4.6 22.7% 

Johnsonville 2 3 4 5 1 3 4 7 29 3.6 17.8% 

Swan Reach 6 12 10 17 11 8 8 11 83 10.4 50.9% 

Tambo Upper/Bumberrah 0 6 2 1 2 2 0 1 14 1.8 8.6% 

Total Twin Rivers 13 26 22 26 19 17 14 26 163 20.4 100.0% 

Source: East Gippsland Shire 

The availability of residential land that is zoned appropriately and which meets the needs of the market 
is likely to have had an impact on the relative levels of demand for each township. Table 3.2 shows the 
distribution of the total new dwelling buildings approvals between 2003 and 2010 by zone and 
township. The supply of residential zoned land is discussed in Chapter 4. 

Table 3.2: Total Buildings Approvals, 2003-2010 

Zone Nicholson Johnsonville Swan Reach 
Tambo 
Upper/ 

Bumberrah 

Total Twin 
Rivers 

Annual 
Average, 

2003-2010 

No. of Building Approvals 
      

Low Density Residential Zone 14 1 0 0 15 1.9 

Township Zone 1 20 50 0 71 8.9 

Comprehensive Development Zone 1 0 0 0 0 0 0.0 

Rural Living Zone 1 1 0 0 0 1 0.1 

Rural Living Zone 2 9 0 24 5 38 4.8 

Farming Zone 1 8 8 9 9 34 4.3 

Farming Zone 2 4 0 0 0 4 0.5 

Total 37 29 83 14 163 20.4 

Share of Building Approvals 
      

Low Density Residential Zone 38% 3% 0% 0% 9% - 

Township Zone 3% 69% 60% 0% 44% - 

Comprehensive Development Zone 1 0% 0% 0% 0% 0% - 

Rural Living Zone 1 3% 0% 0% 0% 1% - 

Rural Living Zone 2 24% 0% 29% 36% 23% - 

Farming Zone 1 22% 28% 11% 64% 21% - 

Farming Zone 2 11% 0% 0% 0% 2% - 

Total 100% 100% 100% 100% 100% - 

Source: East Gippsland Shire 
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Over the period 2003 to 2010, the TZ accounted for 71 new dwellings, or 44% of all new dwellings in 
Twin Rivers, at an average of 9 dwellings per annum. The majority of these new dwellings were located 
in Swan Reach, which is also the location of the majority of newly-subdivided TZ land. Johnsonville, 
which also has a number of small but relatively new TZ zoned land estates, accounted for 20 new 
dwellings on TZ land. The limited development opportunities on TZ land in Nicholson is illustrated by 
only one new dwelling building approval over the period under review. 

Only 15 new dwellings obtained building approval on LDRZ in Twin Rivers between 2003 and 2010, 
which accounted for 9% of all new dwellings in Twin Rivers over the period. With one exception, all of 
the new dwellings were located in Nicholson. There have been limited development opportunities on 
LDRZ in recent years, which may have had an impact on the rate of development. However, the limited 
interest in recently-released residential estates on LDRZ land would indicate only limited demand exists 
for LDRZ land (refer Section 3.4). 

The balance of new dwelling building approvals occurred on the outskirts of the townships on both RLZ 
land and FZ land. An average of approximately 5 new dwelling approvals per year on each of the RLZ and 
FZ land occurred over the 2003-2010 period. 

3.3 Trends in Residential Property Sales  

Trends in Vacant Land Sales  

An average of approximately 30 vacant land sales per year occurred in Twin Rivers over the period 2003 
to2010, with 60% of these sales located in Swan Reach. The concentration of real estate activity in Swan 
Reach coincides with the building approvals data discussed above. 

Johnsonville accounted for 20% of vacant land sales over the period, and this compares with Nicholson 
at 18% and Bumberrah/Upper Tambo at 1%. 

Trends in vacant land sales in Twin Rivers, by township, are shown in Table 3.3 below and are based on 
sales data provided by Council. 

Table 3.3: Vacant Land Sales by Township, 2003-2010 

Town 2003 2004 2005 2006 2007 2008 2009 2010 
Total 

'03-'10 
Annual 

Av. 
% of Twin 

Rivers 

Swan Reach 10 27 32 31 12 8 12 19 151 18.9 60% 

Johnsonville 4 17 5 6 1 6 4 8 51 6.4 20% 

Nicholson 3 5 1 7 3 10 9 7 45 5.6 18% 

Bumberrah/Upper 
Tambo 

0 1 1 0 0 1 0 0 3 0.4 1% 

Total Twin Rivers 17 50 39 44 16 25 25 34 250 31.3 100% 

Source: East Gippsland Shire; Essential Economics 

Table 3.4 provides an analysis of vacant land sales by lot size over the period 2003 to 2010. The lot sizes 
presented in the Table correspond to the minimum subdivision size for each of the land use zones 
located in Twin Rivers. This analysis provides an indication of the number of vacant land sales by zone, 
noting that land parcels of various sizes are located throughout all land use zones. 

Of the 250 vacant land sales in Twin Rivers between 2003 and 2010, 57% (or 142 sales) involved lots 
smaller than 4,000m

2
.  Swan Reach was the main location for these sales, accounting for 100 sales. 
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Having regard for the minimum subdivision size of LDRZ land of 4,000m
2
, the number of sales of lots 

smaller than 4,000m
2
 is indicative of the demand for vacant lots on TZ land. 

A smaller number of vacant land sales occurred in lots ranging in size from 4,000m
2
 to 20,000m

2
, which 

is reflective of LDRZ land. Over the 2003-2010, 19% of vacant land sales were for lots within this range. 
The balance of sales were for varying lots sizes greater than 20,000m

2
 (or 2 ha), and would reflect land 

sales in the RLZ and FZ zones. 

Table 3.4 summarises vacant land sales in Twin Rivers over the 2003-2010 by lot sizes which are 
indicative of those intended by each of the land use zones provided in Twin Rivers (ie TZ, LDRZ, RLZ1, 
RLZ2, FZ1 and FZ2). 

Table 3.4: Vacant Land Sales by Land Size, 2003-2010 

Size Indicative Zone 
Total Vacant Land Sales,  

2003-2010 
% Total Vacant Land Sales,  

2003-2010 

Up to 4,000m2 TZ 142 57% 

4,000-20,000m2 LDRZ 47 19% 

20,000-40,000m2 RLZ1 24 10% 

40,000m2-300,000m2 RLZ2 27 11% 

300,000-400,000m2 FZ2 3 1% 

400,000m2+ FZ1 7 3% 

Total Sales  250 100% 

Source: East Gippsland Shire 

The median price of vacant residential lots in Twin Rivers was $118,000 in 2010, which is similar to the 
median price for vacant residential land in East Gippsland Shire ($110,000) and regional Victoria 
($118,000).   

The median price of vacant residential lots in Twin Rivers is higher than that in nearby Bairnsdale 
($99,500) and this is reflective of the generally larger lots provided in the Twin Rivers region. The 
median price in Swan Reach ($100,000), which provides for conventional sized lots, is similar to that of 
Bairnsdale. 

Table 3.5: Median Vacant Land Prices, 2003-2010 

Location 2003 2004 2005 2006 2007 2008 2009 2010 
Av Annual 
Growth, 

2003-2010 

Swan Reach (1) $53,750 $69,000 $91,250 $75,000 $93,750 - $106,500 $100,000 9.3% 

Twin Rivers (1) $50,000 $74,500 $106,000 $93,750 $107,500 $148,000 $117,000 $118,000 13.1% 

Bairnsdale 
(2)

 $46,000 $69,000 $69,000 $83,000 $85,500 $77,000 - $99,500 11.7% 

East Gippsland Shire
(2)

 $55,000 $75,000 $78,000 $85,000 $87,500 $90,000 $93,750 $110,000 10.4% 

Regional Victoria
(2)

 $65,000 $75,000 $85,000 $92,000 $99,000 $101,000 $106,000 $118,000 8.9% 

Note: (-) insufficient data 
Source: East Gippsland Shire (1); Valuer General, A Guide to Property Values, 2010(2); Essential Economics 
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Trends in Residential House Sales  

Over the period 2003 to 2010, a total of 305 residential house sales were recorded in Twin Rivers. Unlike 
the vacant land sales, Nicholson recorded the most sales (151 sales or 50%), indicating demand exists 
for dwellings in Nicholson despite limited development activity. The lack of development opportunities 
in Nicholson has impacted the rate of development in recent years. 

Swan Reach was the other town which recorded a large share of residential house sales, accounting for 
105 sales, or 34% over the period 2003 to 2010. Johnsonville (13% of sales) and Bumberrah (3%) 
accounted for only limited residential dwelling sales activity in the period under review. 

Table 3.6 summaries the number of residential house sales in Twin Rivers by township between 2003 
and 2010 according to data provided by Council. 

Table 3.6: Residential House Sales by Township, 2003-2010 

Town 2003 2004 2005 2006 2007 2008 2009 2010 
Total, 

2003-2010 
Annual 

Av. 

% of 
Twin 

Rivers 

Swan Reach 19 18 13 12 12 7 16 8 105 13.1 34% 

Johnsonville 8 5 3 3 7 6 2 5 39 4.9 13% 

Nicholson 30 16 13 13 22 15 22 20 151 18.9 50% 

Bumberrah 0 2 1 3 4 0 0 0 10 1.3 3% 

Total Twin Rivers 57 41 30 31 45 28 40 33 305 38.1 100% 

Source: East Gippsland Shire; Essential Economics 

The median house price in Twin Rivers in 2010 was $330,000 and this has been consistently higher than 
the median prices for East Gippsland ($253,000) and regional Victoria ($270,000). Larger lots and the 
attractive rural outlook are likely to be factors contributing to the higher prices achieved in Twin Rivers. 

Table 3.7: Median House Prices, 2003-2010 

Location 2003 2004 2005 2006 2007 2008 2009 2010 
Av Annual 
Growth, 

2003-2010 

Swan Reach (1) $197,000 $283,750 $230,000 $301,500 $335,000 - $360,250 - 6.6% 

Nicholson (1) $207,500 $280,000 $305,000 $385,000 $360,000 $305,000 $292,500 $383,000 9.2% 

Total Twin Rivers (1) $200,000 $271,000 $282,500 $350,000 $320,000 $307,500 $320,000 $330,000 7.4% 

East Gippsland (2) $162,500 $195,000 $210,000 $220,000 $230,000 $232,500 $235,000 $253,000 6.5% 

Regional Victoria (2) $173,500 $193,000 $210,000 $222,000 $230,493 $235,000 $243,000 $270,000 6.5% 

Note: (-) insufficient data 
Source: East Gippsland Shire (1); Valuer General, A Guide to Property Values, 2010(2); Essential Economics 

3.4 Developing Residential Estates  

A number of subdivisions on TZ land in Swan Reach and Johnsonville are currently being developed. A 
summary of these estates is provided below: 

 Redenbach Court, Swan Reach: A 24-lot subdivision with lots ranging in size from 780m
2
 to 

2,030m
2
. Since the statement of compliance was issued for this estate in 2007, 12 houses have 

been developed. 
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 Tamhaven Drive/Byrne Court, Swan Reach: A total of 44 lots are located in the Tamhaven Drive 
and Bryne Court area in the northern part of Swan Reach. Since the statement of compliance was 
issued for this subdivision in late-2003, 28 houses have been developed. 

 David Court, Johnsonville: A sub-division of 12 lots with prices currently ranging from $85,000 to 
$129,000 in price, and from 910m

2
 to 1,760m

2
 in size. Council issued the statement of 

compliance in October 2008, since this time seven lots have sold, of which five houses have been 
developed. 

 Bolding Court, Johnsonville: A statement of compliance was issued in 2005 for a 10-lot 
subdivision, of which 5 lots have been developed. No lots are currently available for sale. 

Nicholson Waters Estate is the only residential subdivision on LDRZ that is currently on the market. The 
estate contains 25 lots, of which only two have sold over the past 18 months. 

Figure 3.1: Estate Near the School, Swan Reach 

 
Source: Essential Economics 

Figure 3.2: David Court, Johnsonville 

 
Source: Essential Economics 
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Figure 3.3: Nicholson Waters Estate, Nicholson 

 
Source: Essential Economics 

3.5 Implications for Land Use Plan  

A consistent level of demand for residential property has existed for a number of years in Twin Rivers. 
Building approvals data indicates that approximately 20 dwellings per annum were developed in the 
region over the period 2003 to 2010. 

Further analysis of building approvals and residential sales data, together with observations of recently- 
subdivided residential estates, indicates that a significant share of demand for residential lots is for 
conventional township-style lots. Demand for larger lots appears to supplement the demand for 
conventional lots, rather than being the major influence on the demand for residential development in 
the region. 

A mix of retirees and young families are seeking to locate in Twin Rivers. 
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4  F O R EC A S T  R E S I D E N T I A L  L A N D  R EQ U I R E M E N T S  

4.1 Summary of Factors influencing Demand for Residential Land in 
Twin Rivers 

Forecasts of residential land demand in this Chapter are based on analysis of data relating to new 
dwelling building approvals, residential land sales, residential subdivisions, socio-economic and 
population trends, and consultation with local real estate agents. . 

The key findings of this analysis relate to the quantum of demand for residential lots, and the 
distribution of demand by zone. In relation to the quantum of demand, building approvals data indicates 
that an average of 20 new dwelling building approvals per annum have occurred in Twin Rivers over the 
period 2003 to 2010.  

In relation to the distribution of demand by zone, data on building approvals and vacant land sales 
provides an indication of the recent distribution of demand for residential land in Twin Rivers. Table 4.1 
below summarises this distribution and illustrates that a large proportion of the demand has been for 
lots on TZ land. 

Table 4.1: Distribution of Demand for Residential Land by Zone, 2003-2010 

Township Zone 

Av Annual Building Approvals by Zone, 
2003-2010 

Vacant Residential Lot Sales by  
Lots Size reflective of Zone 

No. Share No. Share 

Township Zone 8.9 44% 142 57% 

Low Density Residential Zone 1.9 9% 47 19% 

Rural Living Zone 1 0.1 1% 24 10% 

Rural Living Zone 2 4.8 23% 27 11% 

Farming Zone 4.8 23% 10 4% 

Total dwelling demand 20.4 100% 250 100% 

Source: East Gippsland Shire; Essential Economics 

No major changes to the dynamics that influence residential land demand in Twin Rivers are expected to 
occur in the future. For example, people moving to the area will continue to see Twin Rivers as a rural 
location which is closely linked to services in both Bairnsdale and Lakes Entrance. Provided that 
appropriate land is released, it is reasonable to expect recent trends to prevail in the future. On this 
basis, a base case set of forecasts have been prepared, while forecasts indicating a higher level of 
demand have also been prepared for comparative purposes. 

4.2 Forecast Demand for  Residential Land by Zone  

Two sets of forecasts of the residential lot demand in Twin Rivers over the next 20 years have been 
prepared.  

The Recent Trends Scenario takes into consideration the rate of development that occurred over the 
2003-2010 period.  An average of 20 new dwellings were approved per year over this period, and it is 
assumed this will continue to be the situation over the next 20 years. Total demand for an additional 
400 dwellings is forecast to occur in Twin Rivers under this scenario over the next 20 years. 
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A High Growth Scenario has also been prepared and represents a situation where residential lot 
demand in Twin Rivers is 50% more than that which has occurred recently. Under this scenario, an 
average of 30 new dwellings per year are forecast to be developed over the next 20 years, or an 
additional 600 new dwellings in total. 

Under both scenarios, the distribution of demand by zone reflects that which has occurred recently 
(refer Table 4.1).  

The forecast residential lot demand in Twin Rivers by land use zone is summarised below: 

 Township Zoned Land (TZ): Forecast to account for approximately 50% of new dwellings in Twin 
Rivers over the next 20 years, or an additional 200 (recent trends) to 300 (high growth) new 
dwellings over the period. This reflects an annual demand for 10-15 new dwellings and compares 
to an average of 9 new dwelling building approvals over the 2003-2010 period. 

 Low Density Residential Zoned Land (LDRZ): Forecast to account for approximately 15% of new 
dwellings in Twin Rivers over the next 20 years, or an additional 60 (recent trends) to 90 (high 
growth) new dwellings over the period. This reflects an annual demand for 3-4.5 new dwellings 
and compares to an average of 2 new dwelling building approvals over the 2003-2010 period. 
Potential exists for the demand for lots on LDRZ to be greater than that which has occurred 
recently, provided that attractive and affordable lots are brought to the market place. 

 Rural Living Zone (Schedule 1 and 2): Forecast to account for approximately 20% of new dwellings 
in Twin Rivers over the next 20 years, or an additional 80 (recent trends) to 120 (high growth) 
new dwellings over the period. This reflects an annual demand for 4-6 new dwellings and 
compares to an average of 5 new dwelling building approvals per year over the 2003-2010 
period.  

 Farm Zone Land (FZ): Forecast to account for approximately 15% of new dwellings in Twin Rivers 
over the next 20 years, or an additional 60 (recent trends) to 90 (high growth) new dwellings over 
the period. This reflects an annual demand for 3-4.5 new dwellings and compares to an average 
of 5 new dwelling building approvals over the 2003-2010 period. 

Table 4.2 summarises the forecast residential lot demand in Twin Rivers by land use zone. 
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Table 4.2: Forecast Residential Lot Demand by Zone, 2011-2031 

Category 
Recent Trends Scenario High Growth Scenario 

2011-2021 2021-2031 2011-2031 2011-2021 2021-2031 2011-2031 

Forecast dwelling demand 200 200 400 300 300 600 

Distribution of Dwelling Demand 
      

Township Zone 50% 50% 50% 50% 50% 50% 

Low Density Residential Zone 15% 15% 15% 15% 15% 15% 

Rural Living Zone (1 and 2) 20% 20% 20% 20% 20% 20% 

Farming Zone (1 and 2) 15% 15% 15% 15% 15% 15% 

Total dwelling demand 100% 100% 100% 100% 100% 100% 

Total Dwelling Demand by Zone 
      

Township Zone 100 100 200 150 150 300 

Low Density Residential Zone 30 30 60 45 45 90 

Rural Living Zone (1 and 2) 40 40 80 60 60 120 

Farming Zone (1 and 2) 30 30 60 45 45 90 

Total dwelling demand 200 200 400 300 300 600 

Source:  Essential Economics 

4.3 Residential Lot Supply in Twin Rivers  

Estimates of the residential lot supply for TZ, LDRZ and RLZ land in Twin Rivers are shown in Tables 4.3 
and 4.4 on the following pages. These estimates have been formulated by estimating the total lot supply 
in Twin Rivers in 2006, using GIS analysis of aerial photography, property cadastre and planning zone 
maps. This information was then updated to take into account new dwelling building approvals since 
2006 (refer Section 3.2) and information gained during the consultant's field visit regarding the rate of 
development in current residential subdivisions (refer Section 3.4). 

The estimates do not take into consideration environment constraints of individual sites, unless it is 
obvious that residential development is unlikely to occur. For example, it is unlikely that residential 
development will occur on TZ land which contains significant wetlands areas, or recreation reserves. 
Further research into the development constraints of TZ, LDRZ and RLZ land may be required in the 
future.  

Due to the focus of this study on residential land use zones, an estimate of the supply of FZ lots which 
could be developed for residential in the future has not been undertaken. 

The residential lot supply includes the following categories: 

 Vacant lots, which refer to vacant lots with the potential for the development of one dwelling. 
For TZ land, this generally refers to lots of less than 2,000m

2
; however, some larger lots have 

been included where they are representative of the surrounding subdivision and it is unlikely the 
lot will be subdivided in the future. For the other zones, these represent lots which cannot be 
subdivided having regard for their minimum subdivision size, as defined in the Planning Scheme 
and summarised below: 

- LDRZ: these lots include vacant lots of less than 8,000m
2
, having regard for the minimum 

subdivision size of 4,000m
2
 on LDRZ. 

- RLZ1: these lots include vacant lots of less than 4ha, having regard for the minimum 
subdivision size of 2ha on RLZ1 land. 
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- RLZ2: these lots include vacant lots of less than 8ha, having regard for the minimum 
subdivision size of 4ha on RLZ2 land. 

 Approved subdivisions, based on information provided by Council. 

 Development potential on large vacant lots, which refers to large vacant lots which have the 
potential to be subdivided in the future. 

For TZ land, this includes lots of at least 2,000m
2
. The estimate of lot potential assumes 75% of 

the lot could be developed, with the balance of 25% accounting for internal roads. An average lot 
size of 1,000m

2
 has been applied to the developable area. An allowance has been made for sites 

where an internal road network is unlikely to be required, for instance smaller lots which access 
to existing roads. 

For LDRZ land, this includes lots of at least 8,000m
2
. The estimate of lot potential assumes 80% of 

the lot could be developed, with the balance of 20% accounting for internal roads. An allowance 
has been made for sites where an internal road network is unlikely to be required. A minimum lot 
size of 4,000m

2
 has been applied to the developable land.  

For RLZ, this includes lots of at least 4ha for RLZ1 land, and at least 8ha for RLZ2 land. No 
allowance has been made for internal road networks and the minimum subdivision size has been 
applied. 

 Total residential lot potential, refers to the sum of the above categories and represents the total 
extent of residential lots which could be potentially developed in the future. 

 Potential for subdivision of large occupied lots, refers to large occupied lots which have the 
potential to be subdivided in the future. The estimate of lot supply takes into consideration the 
relevant factors described above for each zone. The estimate of lot potential on large occupied 
lots has not been included in the 'total residential lot potential' as it is difficult to gauge the 
likelihood of these lots ever being developed. The subdivision of these lots is reliant on the 
motives of individual land owners. However, potential exists that at some point in time these lots 
could become available for development, and therefore need to be considered. 

Tables 4.3 and 4.4 summarise the total residential lot potential in Twin Rivers. Key points of the analysis 
are summarised below: 

 TZ land: Residential lot potential of approximately 380 lots exists on TZ land, including 
approximately 110 vacant or lots in approved subdivisions; it is considered that these lots could 
readily be developed in the near future. The balance, of approximately 270 lots, would rely on 
the future subdivision of large vacant lots. 

Swan Reach accounts for approximately 240 lots (or 63% of lots in Twin Rivers) of the total lot 
potential on TZ land; Johnsonville accounts for approximately 120 lots (31%); and Nicholson 
accounts for approximately 20 lots (6%). 

 LDRZ land: Residential lot potential of approximately 365 lots exists on LDRZ land, including 
approximately 290 vacant or lots in approved subdivisions. The balance of almost 80 lots, would 
rely on the future subdivision of large vacant lots.  

The residential lot supply on LDRZ is relatively evenly distributed between Johnsonville and 
Nicholson. 
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 RLZ land: Residential lot potential of an estimated 135 lots exists on RLZ land, including an 
estimated 6 lots on RLZ1 land and 129 on RLZ2 land. Approximately an additional 85 lots could be 
created via the subdivision of larger occupied lots. 

Table 4.3: Residential Lot Supply in Twin Rivers, 2011 

Category TZ LDRZ RLZ1 RLZ2 Total 

Vacant lots 65 30 5 40 140 

Approved/planned subdivisions 41 256 0 0 297 

Development potential on large vacant lots 270 78 1 89 438 

Total residential lot potential 376 364 6 129 875 

Potential for subdivision of large occupied lots 230 314 6 78 628 

Source:  East Gippsland Shire; Essential Economics 

Table 4.4: Residential Lot Supply on TZ and LDRZ Land by Township, 2011 

Township Swan Reach Johnsonville Nicholson 
Upper Tambo/ 

Bumberrah 
Total Twin 

Rivers 

TZ Land 
     

Vacant Lots 39 23 3 0 65 

Approved Subdivisions 37 4 0 0 41 

Development Potential on Large Vacant Lots 160 90 20 0 270 

Total Residential Lot Potential 236 117 23 0 376 

Share of total residential lot potential 63% 31% 6% 0% 100% 

Potential for subdivision of large occupied lots 110 60 60 0 230 

LDRZ Land 
     

Vacant Lots 0 25 5 0 30 

Approved Subdivisions 0 111 145 0 256 

Development Potential on Large Vacant Lots 0 59 19 0 78 

Total Residential Lot Potential 0 195 169 0 364 

Share of total residential lot potential 0% 54% 46% 0% 100% 

Potential for subdivision of large occupied lots 0 144 170 0 314 

Source:  East Gippsland Shire; Essential Economics 

Figure 4.1 provides an indicative illustration of the extent of residential lot supply in Twin Rivers. 
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Figure 4.1: Indicative Illustration of Residential Lot Supply in Twin Rivers 

 
Note: Figure is indicative only 
Source: Essential Economics
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4.4 Forecast Residential  Demand and Supply Situation  

A sufficient supply of TZ, LDRZ and RLZ land exists in Twin Rivers to meet forecast demand over the next 
20-year planning period, under both the Recent Trends and High Growth demand scenarios. A summary 
of the supply and demand of residential lots by zone is provided below: 

 TZ land: A 25 year supply of residential lots exists on TZ land under the High Growth scenario, 
which increases to almost 40 years under the Recent Trends scenario.  

Vacant lots and approved subdivisions account for an estimated 7-11 year supply, with the 
potential lots generated from the subdivision of large vacant lots accounting for an additional 18-
27 years supply. It will be important to encourage the subdivision of these lots over time to 
ensure an adequate supply of lots is available to the market. 

 LDRZ land: In excess of 30 years supply of LDRZ land exists in Twin Rivers, including more than 30 
years supply of vacant lots and lots in approved subdivisions. 

 RLZ land: A 23 year supply of residential lots exists on RLZ land under the High Growth scenario, 
and this increases to almost 35 years under the Recent Trends scenario. A supply of 8-11 years 
exists in existing vacant lots, while an additional 15-23 years supply could be generated by the 
subdivision of large vacant lots. 

Table 4.5 shows the forecast residential lot demand and supply situation. 

Table 4.5: Forecast Demand and Supply Situation, 2011-2031 

Category 
Township 

Zone 

Low Density 
Residential 

Zone 

Rural Living 
Zone 

(1 and 2) 

Total Dwelling 
Demand 

(excluding FZ land) 

Forecast Demand, 2011-2031 
    

Recent Trends Scenario 200 lots 60 lots 80 lots 340 lots 

High Scenario 300 lots 90 lots 120 lots 510 lots 

Residential Lot Supply, 2011 
    

Vacant lots and approved subdivisions 106 lots 286 lots 45 lots 437 lots 

Development potential on large vacant lots 270 lots 78 lots 90 lots 438 lots 

Total Residential Lot Potential 376 lots 364 lots 135 lots 875 lots 

Years Supply - Recent Trends Scenario 
    

Vacant lots and approved subdivisions 11 years 30+ years 11 years 26 years 

Development potential on large vacant lots 27 years 26 years 23 years 26 years 

Total Residential Lot Potential 30+ years 30+ years 30+ years 30+ years 

Years Supply - High Growth Scenario 
    

Vacant lots and approved subdivisions 7 years 30+years 8 years 17 years 

Development potential on large vacant lots 18 years 17 years 15 years 17 years 

Total Residential Lot Potential 25 years 30+ years 23 years 30+ years 

Source:  East Gippsland Shire; Essential Economics 

In addition to the above, potential also exists for an additional supply of residential lots to become 
available via the subdivision of large occupied lots (refer Table 4.3). Assuming 50% of these lots are 
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subdivided in the future, this would add a further 8-12 years supply of TZ lots, and more than a 30+ year 
supply of lots on LDRZ land. 

4.5 Implications for the Land Use Plan 

The main implications of the analysis presented in the Chapter for the Land Use Plan are as follows: 

Township Zoned Land 

1 There is unlikely to be a requirement for additional TZ land to accommodate residential 
development in Twin Rivers over the next 20-year period, provided that large vacant lots are 
subdivided at an appropriate density in the future.  

2 It may be prudent to identify a preferred direction of future growth, should the residential lot 
potential on large vacant or occupied lots not be realised in the future. 

Low Density Residential Zoned Land 

3 The existing level of vacant lots and approved subdivisions on LDRZ in Twin Rivers is sufficient to 
accommodate demand over the next 20-year period. It is unlikely that additional LDRZ land will 
be required over this timeframe. 

Rural Living Zoned Land 

4 A sufficient supply of lots exists on RLZ to meet forecast demand over the next 20-year period, 
providing the subdivision of large vacant lots occurs. 

5 Potential exists for a number of these larger lots to be used for farming purposes, and therefore 
they might not be subdivided over the next 20-year planning period. Further research into the 
potential for large vacant and occupied lots to be subdivided in the future may be required.  

6 The minimum subdivision size for RLZ1 land is 2ha, which is half the minimum subdivision size of 
RLZ2 land of 4ha. Rezoning parts of the RLZ2 land in Twin Rivers to RLZ1 could encourage the 
subdivision of this land and contribute to an additional supply of RLZ lots. 
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5  C O M M E R C I A L  L A N D  C O N S I D E R AT I O N S  

5.1 Potential for Town Centre Type Services in Twin Rivers  

Only limited convenience retail and town centre services are provided in the Twin Rivers townships. 
Residents of the region are required to travel to the nearby larger towns of Bairnsdale and Lakes 
Entrance to access the majority of their shopping and other town centre needs. 

All three towns contain a general store which provides residents with very limited convenience retail, 
takeaway food and Australia Post outlets. Swan Reach and Nicholson also include a hotel, while a service 
station is also located in each of Swan Reach and Johnsonville. Overall, these limited facilities are 
important in that they provide residents with day-to-day convenience items, and serve as a meeting 
place for the community. 

Figure 5.1: Nicholson General Store 

 
Source: Essential Economics 

The current level of population, estimated at approximately 2,190 residents in 2010, is not sufficient to 
support any significant retail development or other facilities within these townships. Even with the 
expected development of 400-600 additional dwellings over the next 20 years in Twin Rivers, this will 
not lead to a critical mass of population that would elevate the retail role of any of the towns beyond 
providing local convenience services. Taking into consideration dwelling occupancy rates and average 
household sizes for the region, the additional 400-600 dwellings would increase the total population in 
Twin Rivers to approximately 3,100-3,500 residents over the next 20 years. This population level is 
considered to be insufficient to support any type of supermarket development that would be required 
to anchor any significant addition in retail floorspace within these centres. 

Additional factors that limit the development potential of convenience retail and town centre services in 
the three townships include the distance between each of the towns and their proximity to a wide range 
of facilities and services available in Bairnsdale and Lakes Entrance. 
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The development of additional convenience retail or town centre services in Twin Rivers, and which is 
intended to primarily serve the local population, is likely to be limited. A limited number of vacant sites 
with access to the Princes Highway are located within each township and could accommodate limited 
commercial development. Having regard for these sites, no additional TZ land will be required to 
support the development of convenience retail or town centre services serving the local population, 
unless these sites are tightly held and are not brought onto the market when required . In that case, 
consideration should be given to rezoning additional TZ land, provided that demand for such rezoning is 
evident. 

5.2 Tourism-Related Development Opportunities  

Tourism-related development opportunities exist in the Twin Rivers region. Factors which contribute to 
these opportunities include the scenic location of the three townships on the Tambo and Nicholson 
Rivers, the attractive rural outlooks, the East Gippsland Rail Trail which traverses through the region, 
and the proximity to Bairnsdale and Lakes Entrance. These opportunities may include, but are not 
limited to, the following: 

 Cafe and tourism-related retail development, particularly in close proximity to the river and 
Princes Highway. Opportunities may also exist in Nicholson associated with the East Gippsland 
Rail Trail and day trips from Bairnsdale. 

 Visitor accommodation. 

 River-related tourism operators, including cruises and fishing trips. 

 Food and wine tourism. 

The amount of development potential will depend on the extent to which the region, or particular 
towns, can established themselves as tourism destinations or as centres serving tourists as they pass 
through the region. This outcome would involve the establishment and marketing of tourism businesses 
in the region. 

In particular, opportunities for tourism may be identified in Nicholson and Swan Reach. The location of 
these towns at the junction of the Princes Highway and the Nicholson and Tambo Rivers provides 
opportunities for tourism development with river frontage and exposure to those passing along the 
Princes Highway. The East Gippsland Planning Scheme recognises the potential development of a resort 
and marina on the Nicholson River, south of Nicholson. The land is zoned CDZ1 and has approval for 120 
units, a hotel and a 120-berth marina; however, this approval has been valid for a number of years and 
it is unknot known if development will proceed in the future. 

The Land Use Plan should recognise the potential for niche tourism-related development opportunities, 
particularly in Nicholson and Swan Reach. 

5.3 Industrial  Development Opportunities  

Limited opportunities for local service and marine-related industry may exist in the Twin Rivers region, 
and this is illustrated by the location of a successful boat storage and servicing business in Johnsonville. 
However, a significant amount of vacant industrial land exists in nearby Bairnsdale which would service 
this region and beyond, and this is likely to be considered a more affordable location for industrial 
development than developing in any of the three small townships. 

It is unlikely significant demand for industrial land will eventuate in the Twin Rivers in the near future. 
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5.4 Future Economic Role of the  Twin Rivers Townships 

Each of the three townships will continue to provide limited convenience retailing to the immediate 
surrounding populations and those passing through the region.  

Opportunities for additional tourism-based retailing and businesses may eventuate. The location of 
Nicholson and Swan Reach at the junction of the Princes Highway and the Nicholson and Tambo Rivers 
may present opportunities for businesses with outlooks on the river, while also benefiting from 
exposure to traffic passing along the Princes Highway. Johnsonville also benefits from a river front 
location and tourism opportunities may also exist.  

The attractive rural outlooks and the Nicholson and Tambo Rivers provide opportunities for tourism in 
the region. This may include visitor accommodation, food and wine tourism, and other nature-based 
tourism activities. The success of tourism in the region will depend on the marketing of the region, or 
particular towns, as tourism destinations. 

It is unlikely any significant demand for retail, commercial or industrial development will eventuate in 
Twin Rivers and, therefore, the future economic role of these townships will be based on local 
convenience services and tourism. 

5.5 Implications for Land Use Plan  

The Land Use Plan should reflect the potential for limited retail and town centre development 
opportunities on land which is already zoned TZ, and which is vacant and has frontage to the Princes 
Highway. Furthermore, the Land Use Plan should encourage niche tourism-related development 
opportunities, particularly in Nicholson and Swan Reach, which benefit from attractive river access and 
views, and which enjoy exposure to traffic passing along the Princes Highway. 

Additional TZ land maybe required for commercial use in the instance where demand for commercial 
development is evident, and any suitable land for commercial development is tightly held. Any new 
commercial development should be located within a close proximity to the existing commercial areas 
within the townships. 
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6  I M P L I C AT I O N S  TO  B E  C O N S I D E R AT E D  I N  T H E  
L A N D  U S E  P L A N  

6.1 Implications for Land Use Zones in Twin Rivers  

The main implications for the Land Use Plan which arise from the analysis presented in this report 
relating to the demand and supply of land use zones in Twin Rivers are summarised below. 

Township Zoned Land 

1 There is unlikely to be a requirement for additional TZ land to accommodate residential 
development in Twin Rivers over the next 20-year period, provided that large vacant lots are 
subdivided at an appropriate density in the future.  

2 The development of any additional convenience retail or town centre services in Twin Rivers and 
which is intended to primarily serve the local population is likely to be limited. 

3 A limited number of vacant sites with access to the Princes Highway are located within each 
township and could accommodate limited commercial development. Having regard for these 
sites, no additional TZ land will be required to support the development of convenience retail or 
town centre services serving the local population, unless such land is unavailable to the market. 
In such a case, consideration should be given to zoning additional land for TZ commercial 
purposes, provided that demand is evident. 

4 The Land Use Plan should recognise the potential for niche tourism-related development 
opportunities, particularly in Nicholson and Swan Reach. 

5 It is unlikely that significant demand for industrial land will eventuate in Twin Rivers in the near 
future; therefore, no additional TZ land is required to accommodate industrial activities. 

6 It may be prudent to identify a direction, or potential locations, of preferred growth in the TZ, 
should any of the following occur: 

- The residential lot potential on large vacant or occupied lots cannot be realised in the 
future. 

- The potential for tourism-related activities is realised. 

- Evidence of demand for commercial development exists and no suitable land is available for 
development. 

Low Density Residential Zoned Land 

7 The existing level of vacant lots and approved subdivisions on LDRZ in Twin Rivers is sufficient to 
accommodate demand over the next 20-year period. It is unlikely that additional LDRZ land will 
be required over this timeframe. 

Rural Living Zoned Land 

8 A sufficient supply of lots exists on RLZ to meet forecast demand over the next 20-year period, 
provided that the subdivision of large vacant lots occurs. 
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9 Potential exists for a number of the larger lots to be used for farming purposes, and in that case 
the land might not be subdivided over the next 20-year planning period. Further research into 
the potential for large vacant and occupied lots to be subdivided in the future may be required.  

10 The minimum subdivision size for RLZ1 land is 2ha, which is half the minimum subdivision size of 
RLZ2 land of 4ha. Rezoning parts of the RLZ2 land in Twin Rivers to RLZ1 could encourage the 
subdivision of this land and contribute to an additional supply of RLZ lots. 

6.2 Implication for the Future Economic Role of Twin Rivers  

The attractive rural outlooks and the Nicholson and Tambo Rivers provide opportunities for tourism in 
the region. This may include visitor accommodation, food and wine tourism and other nature-based 
tourism based activities. The success of tourism in the region will depend on the marketing of the 
region, or particular towns, as tourism destinations. 

It is unlikely any significant demand for retail, commercial or industrial development will eventuate in 
Twin Rivers in view of low levels of resident population and, therefore, the future economic role of 
these townships will be based on local convenience services and tourism. 

 

 


