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EXECUTIVE SUMMARY 
The following report provides a detailed assessment of the historic, current and future assessment 
of residential land supply and demand across the municipal area of Moreton Bay. 

The monitoring of land supply is a key tool to assist in the management and development of growth 
across the Moreton Bay Regional Council. The primary purpose of monitoring residential land 
supply is to improve the management of urban growth by ensuring that council, public utilities, 
government and the development industry have access to up-to-date and accurate information on 
residential land availability, development trends, new growth fronts, and their implications for 
planning and infrastructure investment. 

This study considers recent activity, projected demand, and adequacy of supply in terms of major 
residential (greenfield and major infill) and other sources of supply (dispersed infill and rural 
residential). 

Recent Activity 
As measured from July 2009 to July 2016 residential building approval activity within the municipal 
area of Moreton Bay has averaged 3,683 per annum. This compares to 3,415 lots per annum that 
were constructed (the difference is that not all building approvals are constructed). Of this lot 
construction (76%) was Greenfield, followed by Major Infill at 9%, Rural Residential 7%, Dispersed 
Infill -5% and High Density at 4%. 

Moreton Bay comparatively has a low proportion of residential development activity that is 
separate houses as opposed to medium/high density development. This in the context of greenfield 
land being a major residential land supply source. Since 2009, 68% of all residential building 
approval has been for separate housing, compared to other growth area municipalities across 
Australia averaging from: 

• 97% in Playford (SA – growth area municipality of Adelaide); 
• 92% in Wyndham (Vic – growth area municipality of Melbourne); 
• 94% in Wanneroo (WA – growth area municipality of Perth); and 
• 87% in Geelong (largest regional settlement in Victoria). 

Residential lot construction activity was concentrated within the Region of Pine Rivers (58% of 
activity), followed by Caboolture at 35% and the remaining 7% in Redcliffe. From July 2009 to July 
2016, 66% of all residential lot construction activity was located outside of the current Established 
Urban Area (EUA) boundary (which currently excludes North Lakes-Mango Hill, Dakabin Kallangur, 
and Murrumba Downs-Griffin which have been major growth areas during this time period). 

The size of greenfield lot construction varies significantly across the differing active and completed 
greenfield housing estates. However, there is an underlying relatively constant to increasing trend 
in terms of achieved greenfield lot density. In 2010/11 greenfield lot construction achieved median 
lot sizes across the municipality of 511 sqm, decreasing to 387 sqm in 2015/16. 

From July 2009 to July 2016, there were 298 lots constructed per annum on major infill sites 
(typically remnant greenfield), representing 9% of all residential subdivision activity across the 
municipality. Typically lots constructed within these sites have a residential density of 169 sqm. The 
majority (46%) of major infill lot construction activity was located in the suburbs of Kallangur, 
Deception Bay and Kippa-Ring. 

The majority of dispersed infill projects (58%) resulted in 2 net additional dwellings/lots. Of all of 
the dispersed infill lots/dwellings constructed since July 2009, 59% were constructed on ‘parent’ lots 
sized less than 1,000 sqm. The typical density pre development was 936 sqm, post development – 
302 sqm. This equates to a net addition of 2.1 lots/dwellings post redevelopment. 
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As measured from July 2009 to July 2016 there was a total of 1,635 rural residential lots constructed 
– or 7% of total residential lot construction activity. The typical density achieved for rural residential 
lot construction over the study period was 3,500 sqm. 

Preliminary estimates of vacant residential land sales across the Moreton Bay municipal area for 
2016 indicate a median sales value of $244,000, compared to Brisbane at $376,000 – a 54% price 
premium. In addition from 2008 the median sales price for vacant residential land across Moreton 
Bay Regional Council increased by 3.5% per annum, compared to 5% for Brisbane. 

Price growth of vacant residential allotments has been minimized/offset through the production of 
smaller allotments. Price growth measured on a square meter basis has increased by 8.1% per 
annum since 2008 across the Moreton Bay Regional Council area. 

Projected Demand 
Projected dwelling requirements sourced from the Queensland Government indicate that from 
2016 to 2041 there will be a total dwelling requirement of 88,332 across the municipal area (3,533 
average per annum). The above dwelling requirements equate to an average annual 1.7% dwelling 
growth requirement (measured from 2016 to 2041). 

The largest and fastest growth in households across the municipal area of Moreton Bay will be 
families with children, growing at an average annual rate of 1.9% or 1,750 households per annum 
from 2016 and 2036. This household type is projected to represent 47% of the change in household 
structure to 2036. 

The next largest (in terms of absolute growth) household type is couples without kids, projected to 
grow at 1,025 households per annum, a 1.9% growth rate. The growth of couples without kids 
households will largely reflect the ageing of the existing population (i.e. children leaving home). 

Lone person households are projected to grow at 811 households per annum – a 2.0% growth rate. 

Residential Land Supply 
As at July 2016, there was a residential lot capacity within major residential (greenfield and major 
infill) sites of approximately 92,500. Of this identified major residential lot/dwelling capacity: 

• 81% of supply (74,895 lots) are zoned to support greenfield development; 
• 15% of supply (13,905 lots) are currently unzoned to support immediate greenfield 

development; and 
• 4% of supply (3,744 lots) are zoned to support major infill development. 

The location of major residential land stocks is primarily located within the following SA2's across 
the municipal area of Moreton Bay: 

• Wamunran - 17,256 lots (19% of supply); 
• Morayfield - 16,646 lots (18% of supply); 
• Upper Caboolture - 8,979 lots (10% of supply). 
• Narangba - 5,742 lots; 
• Cashmere - 5,930 lots 
• North Lakes - Mango Hill - 4,540 lots; and 
• Burpengary - 4,387 lots. 

An assessment of the identified undeveloped major residential land stocks, imply an average lot 
size across the municipality of 379 sqm. This assumption is seen as relatively conservative given that 
in 2015/16 the median lot/dwelling density achieved across greenfield estates was 387 sqm. 

The Queensland State Government in preparation of the draft South East Queensland Regional 
Plan expects 45,933 dwellings to be built within the Established Urban Area (EUA) over the next 25 
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years. This implies that the share of development from dispersed infill (back-yard subdivision) and 
high rise redevelopment projects will increase from 8.5% to 27% across the municipality. 

As at February 2016 across the Moreton Bay Regional Council there was a total lot stock of rural 
residential allotments of 17,752. Of this stock, 476 lots were vacant, a lot vacancy rate of 2.7%, and 
from observation this is a very low lot vacancy rate. 

Adequacy of Land Stocks 
In total, there is sufficient supply to satisfy between 25 to 39 years of projected demand, 
depending on the demand scenario. The medium dwelling projection is adopted by the SEQ Draft 
Regional Plan, which results in 31 years of major residential supply, specifically: 

• 26 years of zoned major residential land stocks; and 
• an additional 5 years of unzoned major residential land stocks. 

Spatial Economics consider the adequacy assessment as conservative, a conservative approach was 
purposely employed so as not to ‘over-estimate’ land stocks and or under-estimate demand. 

The core conservative methodological approaches includes: 

• Assuming a constant share of demand for major residential land stocks at 83% of total 
demand. It is reasonable to expect over a 25 year future development period that the share 
of dispersed infill and redevelopment site development activity will increase, particularly 
around high amenity areas in closer proximity/access to Brisbane. 

• The implied density of undeveloped major residential land of 379 sqm is close to currently 
achieved construction densities. It is reasonable to expect over a 25 year future 
development period that the typical density of residential development to increase, 
therefore resulting in higher lot/dwelling yields per site; and 

• A significant quantum of ‘marginal’/’under-utilised’/’potential’ major infill sites were 
excluded from the assessment. It is likely that a proportion of these sites will be developed 
over a 25 year development period (and evidenced by historical lot construction) However, 
it was considered that the inclusion of ‘marginal’ development sites would ultimately over- 
exaggerate the realisable residential supply outlook. 

In estimating the years of residential land supply only zoned and unzoned major residential land 
supply types are considered and excludes the contribution of dispersed infill, high density and rural 
residential land supply. Only the demand component for major residential land stocks is considered 
with the matching supply type i.e. major residential land. 
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KEY ISSUES & MESSAGES 
1. Growth Area Settlement Function: The municipal area of Moreton Bay can be described by 

settlement function as a residential growth area for the Brisbane Region. There has been 
historically, currently and forecast strong and consistent residential development activity. 

This strong level of residential development activity has primarily been located on greenfield 
residential land. Relatively, the residential development activity (land & housing product) is 
affordable. 

It is critical if the two objectives of a) maintaining relative housing affordability; and b) 
accommodation of future growth – adequate greenfield land supply is necessary. 

Two case studies are provided below that illustrate the importance of an adequate supply of 
greenfield land. 

Case Study One: Metropolitan Melbourne Growth Areas – Accommodating Sudden 
Increases in Demand 
It is important to recognise that the Growth Areas have an especially important role during 
periods of strong housing demand. In effect growth area development acts as a ‘surge tank’ 
during periods of sudden upturn in housing demand. The most recent example of this ‘surge 
tank’ role played by the Growth Areas was during the upturn in housing demand in the early 
years of the current decade as illustrated by the graph below. 

Net Dwelling Change by Supply Type, 2004 to 2012 – metropolitan Melbourne 
 

 

Source: Spatial Economics Pty Ltd, Housing Development Data. 

This is not surprising given that in the Growth Areas an agreed strategic planning framework is 
in place. Where proposed development is consistent with the relevant Precinct Structure Plan 
(PSP) gaining approvals is relatively simple and quick. In addition in growth areas developers 
often have control over large land parcels, have agreed servicing strategies with public utilities 
and are better able to accelerate design and development as needed to meet demand. 

By comparison developers in established areas, developers are often bogged down in time 
consuming processes required to consolidate sites, agree a strategic planning approach/extent 
of development with Councils, negotiate service availability and seek development approvals. 
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It is widely recognised and acknowledged that a sufficient supply of zoned greenfield 
residential land is required to facilitate an efficient and competitive housing market. Demand 
for housing fluctuates primarily due to changes in population levels, of which overseas and 
internal migration are the largest factors that can rapidly alter the level of projected demand 
and therefore actual housing requirements. 

It is imperative that there are sufficient levels of greenfield residential land stocks to 
accommodate existing demand levels and unexpected fluctuations in demand. The graph 
above summarises the net change in dwellings across metropolitan Melbourne by supply type 
from 2004 to 2012. 

From 2005/06 to 2009/10, the expressed demand (net dwelling construction) rapidly increased 
across metropolitan Melbourne, increasing from 22,900 dwellings to 35,600 dwellings, a 55% 
increase in net dwelling growth. Whereas, within this context of a rapidly increasing demand 
for dwellings, dwelling construction remained constant within the established urban areas at 
around 12,500 dwellings per annum. 

Whereas, greenfield dwelling construction for this period increased by 97%, increasing from 
approximately 10,600 dwellings to 21,000 dwellings. 

A sufficient stock of residential greenfield land is necessary to accommodate increases in the 
demand for dwellings – a ‘surge tank’ for the total housing market. The established urban area 
housing market does not have the capacity to absorb rapid short-term increases in demand. 
The dispersed infill market is largely characterised by a cottage type industry – which has 
significant limitations of industry structure. Large high density projects are limited due to long 
planning processes and complex finance arrangements. 

The above illustrates the necessity for ample greenfield residential land stocks to 
accommodate rapid and unexpected increases in demand. It also highlights the inherent 
dangers of restricting broadhectare supply by artificially restricting supply through central 
government planned land release and sequencing, which risks underestimating short-term 
fluctuations in demand. 

Case Study Two: Metropolitan Sydney – Artificial Restriction of Greenfield Land - 
Affordability and Accommodating Growth 
From 2001 to 2011 Melbourne produced an average of 23,500 net additional dwellings per year 
compared to 16,300 in Sydney. That is Sydney has on average produced some 30 percent less 
new housing a year. 

Its failure to come close to matching Melbourne’s housing supply performance since 2001 has 
been the major factor in Sydney’s escalating housing affordability crisis. The result was a July 
2015 median sales price for a house of $630,000 in Melbourne compared to $921,500 in 
Sydney. The median unit in Melbourne at July 2015 was $483,500 compared to $660,000 in 
Sydney1. 

A key explanation of Sydney’s failure to match Melbourne’s performance in supply of new 
housing was a misguided state policy of restricting opportunities for new ‘greenfields’ housing 
development as a mechanism for shifting Sydney’s housing supply mix towards more high 
density development in established suburbs. Sydney achieved its target of 70%+ new housing 
coming from established suburbs but this was at the expense of a substantial overall reduction 
in housing supply. 

In this context it is relevant to note that the ABS has recently released figures on migration to 
 

 

1 Core Logic, RP Data. 
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and from Australian cities that shows that Sydney has been losing as many as 14,900 people 
every year while Melbourne and Brisbane have had significant gains. The CEO of the NSW 
Urban taskforce (and former senior planning official and NSW Government Architect) Mr Chris 
Johnson has stated that Sydney’s skyrocketing living costs are a key factor in the out 
migration. 

2. Draft South East Queensland Regional Plan: The Regional Plan policy intention is that over the 
next 25 years within the municipal area of Moreton Bay that 52% of future residential 
development will be within the existing EUA, which is described as “infill” and 48% outside of the 
EUA which is described as “greenfield”. 

Spatial Economics consider that this policy objective is unlikely to be achieved. 

For this policy objective to be achieved a substantial structural change will need to occur in terms 
of consumer preference and industry structure. Effectively, 83% of recent demand has been for 
land/housing on greenfield or greenfield like development sites. Based on existing greenfield 
supply within the EUA, 24,030 lots/dwellings will need to be created within the EUA through 
dispersed infill and/or major redevelopment supply sources. This is a major shift in the allocation 
of supply types from historically 8.5% to 27% of dispersed infill and/or major redevelopment 
supply across the municipality. 

This is in the context of substantial undeveloped greenfield land located outside of the EUA. 
Therefore, to facilitate this policy objective either: a) substantial shift in consumer preferences, 
coupled with significant changes in the land development industry structure and b) restriction of 
greenfield supply outside of the EUA. The later, would most likely result in unintentional 
outcomes such as decreased levels of affordability and decreased levels of overall demand in the 
municipality. 

3. Dispersed Infill Capacity: As illustrated within the following residential land supply assessment, 
there is significant latent residential development capacity within dispersed infill areas across 
the Moreton Bay Regional Council. 

Currently, only 5% of recent residential development activity is in the form of dispersed infill. 
Additionally, dwelling yields and resultant density post redevelopment is relatively low. Across 
the municipality the typical density pre development was 936 sqm, post development – 302 sqm. 
This equates to a net addition of 2.1 lots/dwellings post redevelopment. (note: greenfield lot 
production last financial year achieved medium density of 387 sqm) 

Given, its historical relatively small overall contribution to residential lot supply, there is 
significant potential to increase its’ role in the overall land supply market. Particularly, as land 
values increase within prime amenity localities, the increasing travel time/distance of continued 
greenfield development and the increased provision of future services, infrastructure and 
amenity values within the established urban area. 

A recent trend across major urban areas in Australia is the amalgamation of dispersed infill 
allotments. This trend will likely see an increase in dispersed infill development activity and 
result in higher yields and density on a square meter land basis. 

Therefore, the latent supply within dispersed infill locations, should be seen as a future major 
land supply source and appropriate land use policies/strategies be explored to maximise 
development yields/densities at a precinct rather than at a lot level. The assessment of adequacy 
of supply in this report maintains the status quo and does not factor in any potential for 
increased supply that might flow from future targeted precinct planning initiatives. 
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4. Greenfield Land Supply – Fragmentation: It is both observed and has been highlighted at a 
workshop with UDIA (Qld) – Moreton Bay Chapter representatives, that there are a number of 
major land release areas that are characterised by highly fragmented and relatively small land 
holdings - for example, the Caboolture West land release area. 

The Morayfield South land release area has an identified lot/dwelling capacity of approximately 
12,000.  Key characteristics of the land release area include: 

• Gross area of approximately 725 hectares; 
• Approximately 450 separate allotments; 
• Of the existing allotments the vast majority have an existing dwelling; and 
• Typical size of the allotments is around two hectares. 

It is recognised that highly fragmented and relatively small land holdings present additional 
difficulties and cost in terms of efficient land assembly. However, it is increasingly common 
across similar municipal areas across Australia for such land assembly to take place and result in 
consolidated land parcels for further development. 

Morayfield South Land Release Area - Fragmentation 

 

Currently Moreton Bay Regional Council is, in conjunction with land developers undertaking 
structure planning for a number of precincts within the Morayfield South land release area, 
specifically: 

• In the north-west precinct (blue area) developable land is estimated to be 105 hectares 
potentially yielding 2,000 dwellings. Allowing for land set aside for local roads and 
parks the average lot size assumed in the precinct is 393 sqm; and 

• A structure plan is also being prepared for an eastern precinct (orange area). 
Developable land is estimated to be 54 hectares potentially yielding 1,046 lots. 
Allowing for land set aside for roads and parks the average lot size proposed is 360 sqm. 

5. Delivery of Diverse and Compact Land & Housing Products: Expressed consumer preference 
and the land development/planning industry within the Moreton Bay Regional Council Area is 
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delivering both diverse and compact land/housing products (in the context of relatively 
affordable outcomes). This outcome is meeting the policy need of increasing compact urban 
form and delivering diversity for differing consumer preferences and household types. 

Specifically within greenfield land release areas, the median density achieved within the last 
financial year was 387 sqm. In comparison for the metropolitan Melbourne greenfield growth 
area municipalities, the achieved median density was 430 sqm (approximately 15,000 lots 
constructed). In Moreton Bay this relatively high typical density has not been achieved simply 
through uniform compact land products - rather, a diverse mix of lots sized greater than 450 sqm 
and higher density products in the form of apartments and townhouses. 

In comparison to municipalities in Queensland, Moreton Bay has a high proportion of 
medium/high density development (32%), with 16% of all building approvals being medium/high 
density in the municipal area of Ipswich and 27% in the Sunshine Coast. 

Proportion of Separate House Residential Building Approvals by Selected Municipality 

 

Source: Australian Bureau of Statistics, Catalogue No.8731.0 

Outside of greenfield supply areas, there is diverse housing product offerings in the form of rural 
residential, dispersed infill and high density redevelopment – accounting for 17% of recent 
development activity. 

6. Adequate Major Residential Land Stocks: Based on the identified supply of major residential 
land stocks and projected dwelling requirements identified in the Draft South East Queensland 
Regional Plan, there is sufficient supply to satisfy demand for approximately 31 years (26 years 
zoned + 5 years unzoned). This level of supply is seen as sufficient to facilitate a competitive land 
supply environment. 

It is considered essential that at least a 15 year zoned (with the ability to provide land 
development dependent infrastructure cost effectively) residential land stock is maintained to 
facilitate accommodating future growth and competitive/affordable outcomes. 

It is highlighted that this is a current estimate, both the demand and supply situation can 
change. The risks inherent in making long term population and development forecasts are 
illustrated in the following graph.   This shows ABS forecast and actual population growth for 
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Victoria from 1998 to 2011. Eighteen separate projections were prepared by the Australian 
Bureau of Statistics, all of which significantly underestimated actual population growth. 

This issue is similarly illustrated across the Moreton Bay municipal area, and is illustrated below. 

It is therefore essential that ongoing monitoring of both the supply and demand outlook is 
undertaken. Of particular importance is the on-going input and dialogue with the land 
development industry. 

Population projections compared to actual population growth - Victoria 
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1.1 INTRODUCTION 

1.2 Context 
The following report provides a detailed assessment of the historic, current and future assessment 
of residential land supply and demand across the municipal area of Moreton Bay. 

The assessment includes: 

• the identification of historical and current residential lot construction activity by supply 
type; 

• identification of all zoned major lot stock including estimates of lot yields on a project by 
project basis; 

• identification of all future major (unzoned) lot stock including estimates of lot yields on a 
project by project basis; 

• assessment of potential future demand scenarios; 

• rural residential lot capacity; and 

• estimation of the years of supply of future (unzoned) residential lot stocks. 

The assessment provides a robust and transparent assessment of the supply and demand for 
residential land across the municipal area. Where appropriate, comparisons to other comparable 
municipalities are provided to further inform the relative ‘state of play”. The assessment will 
facilitate informed decision making in terms of the existing and future greenfield residential land 
supply requirements. 

In addition, the information will be of assistance to other related planning processes such as 
infrastructure and service planning. 

1.3 Purpose 
The monitoring of land supply is a key tool to assist in the management and development of growth 
across the Moreton Bay Regional Council. The primary purpose of monitoring residential land 
supply is to improve the management of urban growth by ensuring that council, public utilities, 
government and the development industry have access to up-to-date and accurate information on 
residential land availability, development trends, new growth fronts, and their implications for 
planning and infrastructure investment. 

The following report provides accurate, consistent and updated intelligence on residential land 
supply, demand and consumption. This in turn assists decision-makers in: 

• maintaining an adequate supply of residential land for future housing purposes; 

• providing information to underpin strategic planning; 

• linking land use with infrastructure and service planning and provision; 

• taking early action to address potential land supply shortfalls and infrastructure constraints; 
and 

• contributing to the containment of public sector costs by the planned, coordinated provision 
of infrastructure to service the staged release of land for urban development. 
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2.0 APPROACH AND METHODOLOGY 
The following provides a brief outline of the major methodologies and approach in the assessment 
of recent residential lot construction, residential land supply areas, dwelling demand projections 
and determination of assessing adequacy of residential land stocks. 

The methodology that Spatial Economics has employed for this project is based on the simple 
premise of matching the supply type for both supply and demand. This methodology assesses 
recent construction and future supply using the same criteria with the supply type definitions based 
on outcomes and on a lot by lot basis rather than administrative boundaries. 

This is in contrast to the methodology employed by the Queensland State Government’s 
Department of Infrastructure, Local Government and Planning that relies on administrative 
boundaries to define supply types. The use of the “Existing Urban Area” (EUA) as the defining line 
between greenfield and infill supply has proven to be coarse and misleading. The current EUA is an 
amalgam of Australian Bureau of Statistics’ Statistical Areas (SA’2) which are relatively large areas 
covering several suburbs. Each SA2 is defined as either totally greenfield or infill depending on past 
development. This has led to perverse definitions of infill and greenfield leading to fruitless and 
unnecessarily complex and time-consuming debates on land use. 

The methodology used by Spatial Economics is consistent with other State Government 
methodologies around Australia. The criteria used to define the supply types are explained below. 

Future Dwelling Requirements 
The Queensland State Government population and household projections undertaken by the 
Statistician’s Office (2015) provide a sound basis for potential dwelling growth requirement 
projections as they are developed in the context of State population growth. 

Supply Type Definitions 
1. Major Supply: residential development sites that yield ten or more lots or dwellings and or 

sized greater than one hectare, the following sub-categories are included within major supply. 
a) Greenfield is defined as residential development on greenfield sites (sites that have not 

been used previously for urban development purposes or previously subdivided for 
normal/urban density development) and typically located on/or near the urban fringe. 

b) Major Infill is defined by development or capacity greater than 10 lots/dwellings per site 
within the established urban area. There is often debate and “shades of grey” to the 
difference of major infill and greenfield. Often, major infill can be described as remanent 
broadhectare i.e. greenfield land left undeveloped and urban development subsequently 
surrounding the site. Major infill sites are also characterised by having had no previous 
urban development activities. 

2. Dispersed Infill is from a lot/dwelling construction perspective, residential development 
occurring within the established urban area (not on greenfield or major infill sites) that yield 
less than 10 dwellings per individual construction project. Typically, it entails ‘back-yard’ style 
subdivision projects. 

3. High Density (major redevelopment) is defined by dwelling construction that is of multiple 
storeys i.e. high-rise style development within the established urban area, yielding 10 or more 
dwellings per construction project and is typically located on redevelopment sites i.e. site that 
had a previous urban use. 

4. Rural Residential is from a lot construction perspective, all activity on land zoned Rural 
Residential. 

The images below illustrate the supply types. 
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From a supply type perspective, major supply is further designated into both zoned and unzoned. 
Zoned land supply indicates that the land is has suitable zoning to support ‘normal’ urban 
residential development densities and unzoned refers to land requiring rezoning to occur to support 
‘normal’ urban density development. Unzoned land stocks are only included within the following 
assessment if the land is land identified by Council or State Government for future residential 
development and is identified within publicly available land use planning documents. 

Image 1: Greenfield Supply and Lot Construction 
 

 

Image 2: Major Infill Supply and Lot Construction 
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Image 3: High Density (Major Redevelopment) Supply 

 

Image 4: Dispersed Infill Supply and Construction 
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Image 5: Rural Residential Supply and Construction 

 

Geography 
The following geographic areas are utilised to report and assess the land supply assessment. A map 
at the end of the report illustrates the following geographic areas. 

ABS Suburbs: Australian Bureau of Statistics derived suburb boundaries. 

ABS SA2: Australian Bureau of Statistics geographic definition that are a general-purpose 
medium-sized area built from whole SA1s. Their aim is to represent a community that 
interacts together socially and economically. 

Sub-region: Three sub-regions within the Moreton Bay Regional Council, they are 
essentially the Council boundaries pre-amalgamation – Pine Rivers, Redcliffe and 
Caboolture. 

Established Urban Area (EUA): Defined by the 2016 Draft South East Queensland Regional 
Plan, that identifies geographic locations where residential growth targets are identified. 

LGA: The municipal area of Moreton Bay Regional Council. 

These boundaries are illustrated at the end of this section of the report. 

Residential Lot Construction 
Residential lot construction has been determined via the assessment of the residential cadastre and 
the application of this cadastre to the land supply types identified above. 

A constructed lot is defined by the year of construction and the finalisation of certificate of title. 

Lot construction is only captured if it is for residential purposes. 

It is noted, where new lot construction occurs (typically within mixed use) and one lot results in 
multiple dwellings, the dwelling count is collected. Lot construction from the following assessment 
will largely result in one net additional dwelling. 

Construction activity has been assessed on an annual basis as at July of each year from 2009 to 
2016. 
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Lot and dwelling construction has been undertaken for the following supply types: 

• Dispersed Infill; 

• Major Infill; 

• Greenfield; 

• High density – (major redevelopment); and 

• Rural Residential. 

The definition of these supply types are outlined in the methodology section. 

Lot construction supply types are captured within the following land use zones and or precincts: 

• Centre Zone; 

• Emerging Community Zone; 

• Limited Development Zone; 

• General Residential Zone; 

• Township Zone; 

• Rural Residential Zone; and 

• North Lakes Precinct. 
Lot construction is only captured for residential purpose lots. Both gross and net lot production data 
is captured, only net lot production is presented within the following assessment. 

Lot Yields 
Lot yields on a site basis has been undertaken by Moreton Bay Regional Council staff. Spatial 
Economics have undertaken a review of these estimates, again at a parcel by parcel basis 

Lot yields at a site level have been reviewed for only major residential supply. 

In establishing the lot yield for each individual land parcel the following information was used: 
incidence and location of native vegetation, zoning, natural features such as creeks, escarpments, 
floodways, localised current/recent market yields, ability to be sewered, existing studies such as 
structure plans. 

In addition to site specific issues, ‘standard’ land development take-outs are employed, including 
local and regional. The amount/proportion of such take-outs are dependent on the site of the land 
parcel i.e. a 1ha site will have less take-outs than say a 50ha site. Further intelligence and 
verification is sourced from local council planning officers, Unity Water staff and UDIA (Qld) – 
Moreton Bay branch. 

Rural Residential 
Rural residential allotments have been established via the assessment of the cadastre and zoning 
information. This information has primarily been assessed via aerial imagery interpretation and 
validation via the relevant municipality’s valuation database. 

A capacity assessment has been undertaken to establish the potential residual supply of rural 
residential land stocks. 

Years of Supply 
With the amount of supply and demand estimated, adequacy is described in years of supply. For 
example it can be stated that there are X years of supply based on projected demand within a given 
geographic area. 
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In assessing the number of years of major residential land supply (zoned/unzoned), only a 
component of the total projected demand is apportioned to estimate future demand. The 
remainder is apportioned for future demand of other forms of residential supply such as dispersed 
infill and rural residential. 

Years of supply has been determined at a municipal level. 

Consultation 
Spatial Economics in undertaking this project undertook consultation with: 

 
• Various and continuous consultation with Moreton Bay Regional Council officers; 
• Representatives from Unity Water; 
• Individual land developers within the municipal area; 
• Representatives from the UDIA (Qld) – Moreton Bay chapter. 
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Map 1: Sub LGA Regions and SA2 Boundaries – Moreton Bay Regional Council 

 



Moreton Bay Regional Council Residential Land Supply Assessment _Final V1.0 22 
 

Map 2: Established Urban Area (2016 Draft SEQ Regional Plan) and SA2 Boundaries – Moreton Bay 
Regional Council 
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2.1 RESIDENTIAL DEVELOPMENT ACTIVITY 

Key Findings 
Development Activity 
As measured from July 2008 to July 2016 residential building approval activity within the municipal 
area of Moreton Bay has averaged 3,683 per annum. This compares to an average annual residential 
lot construction of 3,415 (the difference is that not all building approvals are constructed and 
dwellings constructed on existing vacant lot stock). Of this lot construction (76%) was Greenfield, 
followed by Major Infill at 9%, Rural Residential 7%, Dispersed Infill -5% and High Density at 4%. 

From July 2009 to July 2016, 66% of all residential lot construction activity was located outside of 
the current EUA boundary. Residential lot construction at a suburb level was concentrated within: 

- North Lakes – 475 lots per annum (14% of total activity); 
- Mango Hill – 349 lots per annum (10% of total activity); 
- Caboolture – 323 lots per annum (9% of total activity); 
- Griffin – 288 lots per annum (8% of total activity); 
- Warner – 212 lots per annum (6% of total activity); and 
- Morayfield – 202 lots per annum (6% of total activity). 

The Moreton Bay municipal area comparatively has a low proportion of residential development 
activity that are for separate houses as opposed to medium/high density development. This in the 
context of greenfield land being a major residential land supply source. Since 2009, 68% of all 
residential building approval has been for separate housing. In comparison to municipalities in 
Queensland, 84% of all building approvals are for separate houses in the municipal area of 
Ipswich and 73% in the Sunshine Coast. 

The majority of dispersed infill projects (58%) resulted in 2 net additional dwellings/lots. Of all of 
the dispersed infill lots/dwellings constructed since July 2009, 59% were constructed on ‘parent’ lots 
sized less than 1,000 sqm. 

Greenfield lot construction activity as measured from July 2009 to July 2016 across the 
municipality averaged 2,541 per annum. The size of greenfield lot construction varies significantly 
across the differing active and completed greenfield housing estates. However, there is an 
underlying relatively constant to increasing trend in terms of achieved greenfield lot density. In 
2010/11 greenfield lot construction achieved median lot sizes across the municipality of 511 sqm, 
decreasing to 387 sqm in 2015/16. 

From July 2009 to July 2016, there were 298 lots constructed per annum on major infill sites 
(typically remnant greenfield), representing 9% of all residential subdivision activity across the 
municipality. 

High density development (outside of greenfield land release areas) has averaged 136 dwellings per 
annum (4% of total development) since 2009. 

As measured from July 2009 to July 2016 there was a total of 1,635 rural residential lots constructed 
– or 7% of total residential lot construction activity. 

Residential Sales Activity 
Residential dwelling sales across the municipal area of Moreton Bay since 2008 has averaged 
around 9,000 per annum. The median price for a house in 2016 in the Moreton Bay Regional Council 
was $430,000 (significantly lower than the Brisbane median of $615,000).  From 2008 to 2016 house 
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This section of the report covers the trends and shifts in residential building activity across the 
Moreton Bay Regional Council and provides an insight into proposed future residential 
development activity. 

The information in this section has been compiled resulting from a number of consultations with 
key representatives from the Moreton Bay Regional Council (Study Area), Unity Water and local 
residential land developers. It is supported by datasets from the Australian Bureau of Statistics and 
primary data collection undertaken by Spatial Economics. 

This section of the report details the recent activity of residential lot construction and dwelling 
approvals achieved across the Study Area. Residential lot construction activity is detailed from July 
2009 to July 2016. Residential lot construction is further analysed by supply type/location, namely: 

• Dispersed Infill; 

• Greenfield; 

• Major Infill; 

• High Density; and 

• Rural Residential. 

An overview of residential land and dwellings sales is presented, this allows an outcome measure of 
differing market segment demand and a measure of relative affordability/price. 

 

2.2 Residential Building Approvals 
As measured from July 2009 to July 2016 residential building approval activity within the municipal 
area of Moreton Bay has averaged 3,683 per annum, the amount of building approval activity as 
measured on an annual basis has illustrated a degree of variability. In 2009/10 there was a peak of 
4,499 residential building approvals, decreasing to a low of 2,842 approvals in 2011/12 and 2,905 in 
2012/13. Residential dwelling approvals increased in terms of activity the following year to 3,337 and 
reached a near high of 4,473 in 2014/15. In 2015/16. Building approval activity remained high at 
around 4,050. 

Graph 1 illustrates the amount of building approval activity by dwelling type on an annual basis for 
the municipal area of Moreton Bay. 

The majority of building approvals (68%) since July 2008 have been for separate houses. From 
observation across other metropolitan ‘growth area’ municipalities or major regional centres across 
Australia – specifically in Victoria, South Australia and Western Australia, Moreton Bay has a 
relative high proportion of medium/high density residential dwelling approvals. 

prices across the municipal area of Moreton Bay has increased by 1.9% per annum compared to 
Brisbane at 3.6% per annum. 

The median price for a unit/townhouse in 2016 in the Moreton Bay Regional Council was $350,000 
(significantly lower than the Brisbane median of $445,000).  From 2008 to 2016 unit/townhouse 
prices across the municipal area of Moreton Bay has increased by 2.4% per annum this is 
comparable to the price growth in Brisbane. 

Preliminary estimates of vacant residential land sales across the Moreton Bay municipal area for 
2016 indicate a median sales value of $244,000, compared to Brisbane at $376,000 – a 54% price 
premium. In addition from 2008 the median sales price for vacant residential land across Moreton 
Bay Regional Council increased by 3.5% per annum, compared to 5% for Brisbane. 
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Graph 1: Number of Residential Building Approvals 

 

Source: Australian Bureau of Statistics, Catalogue No.8731.0 

Graph 2 below illustrates the proportion of separate house dwelling approvals for selected 
municipalities across Australia. The selected municipalities have a number of core similarities to 
Moreton Bay in terms of either, actual growth in dwelling construction, growth rates, growth area 
type municipality and a high proportion of greenfield land as a residential supply source. Building 
approval activity is measured from 2009 to 2016. 
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Graph 2: Proportion of Separate House Residential Building Approvals by Selected Municipality 

 

Source: Australian Bureau of Statistics, Catalogue No.8731.0 

Moreton Bay comparatively has a low proportion of residential development activity that is 
separate houses as opposed to medium/high density development. This in the context of greenfield 
land being a major residential land supply source. Since 2009, 68% of all residential building 
approval has been for separate housing, compared to other growth area municipalities across 
Australia averaging from: 

• 97% in Playford (SA – growth area municipality of Adelaide); 
• 92% in Wyndham (Vic – growth area municipality of Melbourne); 
• 94% in Wanneroo (WA – growth area municipality of Perth); and 
• 87% in Geelong (largest regional settlement in Victoria). 

In comparison to municipalities in Queensland, Moreton Bay has a high proportion of medium/high 
density development (context of greenfield supply type municipality), with 84% of all building 
approvals being separate houses in the municipal area of 
Ipswich and 73% in the Sunshine Coast. 

Moreton Bay relative to other greenfield/growth area type municipalities has a significant 
proportion of medium density housing production (non-separate houses) within greenfield 
developments. 

 

2. 2 Residential Lot Construction 
Analysis has been undertaken to determine on a lot by lot basis the location, supply type, densities 
and quantum of residential lot construction activity from July 2009 to July 2016. Lot construction 
activity has been classified into distinct supply types and or supply locations as defined above. 

Graph 3 summarises the amount of residential lot construction by supply type across the municipal 
area of Moreton Bay. From July 2009 to July 2016 there was an average annual residential lot 
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construction of 3,415. Of this lot construction (76%) was Greenfield, followed by Major Infill at 9%, 
Rural Residential 7%, Dispersed Infill 5% and High Density at 4%. 

In comparison to the annual volume of residential building approvals, residential lot construction 
closely aligns (with recognition of the typical time delay difference of subdivision completion to 
building approval). Residential lot construction was the lowest from 2011/12 to 2013/14 – averaging 
around 2,600 lots per annum and ‘peaked’ in 2009/10 at 4,460 lots. In recent years, lot construction 
activity has averaged around the 3,900 mark. 

The lot construction variance over-time is a typical trend illustrated from the land development 
industry and indicates no significant supply or policy issues. 

Residential lot construction activity was concentrated within the Region of Pine Rivers (58% of 
activity), followed by Caboolture at 35% and the remaining 7% in Redcliffe. Residential lot 
construction at a suburb level was concentrated within: 

• North Lakes - 475 lots per annum (14% of total activity);Mango Hill - 349 lots per annum 
(10% of total activity); 

• Caboolture - 323 lots per annum (9% of total activity); 
• Griffin - 288 lots per annum (8% of total activity); 
• Warner - 212 lots per annum (6% of total activity); and 
• Morayfield - 202 lots per annum (6% of total activity). 

Graph 3: Number of Residential Lots Constructed by Supply Type, July 2009 to July 2016 

 

Source: Spatial Economics Pty Ltd 

Lot Construction – State Government Established Urban Area (EUA) Planning Boundary 
Analysis has been undertaken to establish both the quantum and supply type of residential lot 
construction both inside and outside of the 2016 EUA. From July 2009 to July 2016, 66% of all 
residential lot construction activity was located outside of the current EUA boundary. 

As would be anticipated (i.e. within a growth area type municipality – heavy reliance on greenfield 
residential land sources), the proportion of residential lot construction activity has declined 
significantly within the EUA, in both relative and absolute terms as measured from 2009 to 2016. In 
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2010/11, 42% of all residential lot construction activity was located within the EUA, declining to 27% 
in 2015/16. 

As the expressed demand (lot construction and subsequent take-up) for greenfield residential 
allotments has remained relatively constant across the municipality, there has been a significant 
shift in greenfield residential lot construction to outside of the EUA as undeveloped greenfield 
stocks decline within the EUA and abundant zoned greenfield supply outside of the EUA. In 2010/11 
33% of all greenfield lot construction activity was located within the EUA, declining to 18% in 
2015/16. 

It is expected (assuming adequate greenfield stocks are maintained across the municipality), that 
the existing share of total demand for greenfield lots will remain relatively constant. Therefore, 
residential lot demand will subsequently continue to shift from inside of the EUA to outside, where 
undeveloped greenfield land supply opportunities are located. 

2.2.1 Dispersed Infill Lot Construction 
Dispersed infill lot construction activity as measured from July 2009 to July 2016 across the 
municipal area of Moreton Bay has averaged 154 lots per annum. This represents 5% of all 
residential lot construction activity. 

Dispersed infill lot construction activity was primarily (72% of activity) located in the EUA. Dispersed 
infill lot construction was primarily located within the suburbs of Caboolture (21 lots p.a.), 
Scarborough (18 lots p.a.), Clontarf (12 lots p.a.), Redcliffe (12 lots p.a.) and Kallangur (11 lots p.a.). 

Dispersed infill lot construction was relatively evenly spread across the regions within the Moreton 
Bay municipality, at: 

• 40% of activity across Redcliffe; 
• 35% across Caboolture; and 
• 25% across Pine Rivers. 

Project Size 
Analysis has been undertaken to establish the dwelling/lot (net) yield or project size of dispersed 
infill residential development projects. The net measure in this instance refers to the statistical 
removal of lots/dwellings remaining from the original/parent lot. Specifically if an allotment is 
subdivided and the original dwelling remains, this is statistically ignored in terms of the analysis. 
The measures specifically identifies new lot and new dwelling construction from July 2009 to July 
2016. 
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Graph 4: Dwelling/Lot Yield (net) by Project Size for Dispersed Infill Projects, 2009 to 2016 

 

Source: Spatial Economics Pty Ltd 

Graph 5: Parent Lot Size of Dispersed Infill Lot Subdivision, July 2009 to July 2016 

 

Source: Spatial Economics Pty Ltd 

The majority of dispersed infill projects (58%) resulted in 2 net additional dwellings/lots, in terms of 
dwelling/ lot contribution this accounted for 44% of net additional dispersed infill lots/dwellings. 
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Whereas, dispersed infill projects that yield 5 to 9 lots/dwellings represented only 12% of projects 
but 27% of the net dwellings/lots. 

Parent Lot Size 
Of all of the dispersed infill lots/dwellings constructed since July 2009, 59% were constructed on 
‘parent’ lots sized less than 1,000 sqm. Significantly, 24% of the dispersed infill lot production was 
on parent lots sized from 1,000 to 1,500 sqm. 

Note: - parent lot size refers to the size of the allotment prior to subdivision. 

Post Development Density 
Analysis of dispersed infill projects from July 2009 to July 2016 illustrates the typical post density 
(median) i.e. what was the resultant density achieved. 

Across the municipality the typical density pre development was 936 sqm, post development – 302 
sqm. This equates to a net addition of 2.1 lots/dwellings post redevelopment. 

Graph 6 summarises the resultant density ranges for dispersed infill development across the 
municipal area of Moreton Bay. The vast majority (78%) of all residential dispersed infill projects 
resulted in lot/dwelling densities less than 450 sqm per dwelling. 

Graph 6: Post Density Development (sqm) - Dispersed Infill, July 2009 to July 2016 

 

Source: Spatial Economics Pty Ltd 

Although dispersed infill residential development projects only contribute 5% of all net additional 
lots/dwellings across Moreton Bay since 2009, it is highlighted that dispersed infill residential 
development has many important roles. These include, offering diverse lot/housing products – 
often within close proximity to urban amenities, contribution to urban containment, efficient 
utilization of existing infrastructure and services and importantly a potential major land supply 
source that can be further utilised in the future. 

Given, its historical relatively small overall contribution to residential lot supply, there is significant 
potential to increase its role in the overall land supply market. Particularly, as land values increase 
within prime amenity localities, the increasing travel time/distance of continued greenfield 
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development and the increased provision of future services, infrastructure and amenity values 
within the established urban area. 

 

2.2.2 Greenfield Lot Construction 
Greenfield lot construction activity as measured from July 2009 to July 2016 across the municipality 
averaged 2,541 per annum. This represents 74% of all residential lot construction activity. At a sub- 
regional level within the municipality, the majority (66%) of greenfield lot construction was located 
in Pine Rivers, the remaining located in Caboolture. There was minimal greenfield development 
activity in Redcliffe. 

Of the greenfield lots constructed in Moreton Bay by suburb, the majority of activity was located in: 

• 473 per annum were located in North Lakes (18% of total greenfield construction); 
• 348 per annum were located in Mango Hill (13%); 
• 288 per annum were located in Griffin (11%); 
• 256 per annum were located in Caboolture (10%); 
• 208 per annum were located in Warner (8%); and 
• 177 per annum were located in Morayfield (7%). 

As measured annually from July 2009 to July 2016, the amount of greenfield lot construction 
activity has varied significantly. In 2009/10 there was approximately 2,885 greenfield lots 
constructed, decreasing slightly to 2,738 the following year. In 2012/13 greenfield lot production 
recorded its lowest level of production at 1,591, increasing to peak lot production levels in 2014/15 
at 3,351. There were 3,256 greenfield lots constructed in 2015/16. 

The size of greenfield lot construction varies significantly across the differing active and completed 
greenfield housing estates. However, there is an underlying relatively constant to increasing trend 
in terms of achieved greenfield lot density. In 2010/11 greenfield lot construction achieved median 
lot sizes across the municipality of 511 sqm, decreasing to 387 sqm in 2015/16. 

However, it is observed that greenfield lot production activity across the municipal area has 
produced a diverse range of lot sizes as illustrated in Graph 7. 

Typically, (58%) greenfield lot production has resulted in lots constructed from 300 to 600 sqm. 
However, 20% of all lot production has been sized less than 300 sqm as measured from 2009 to 
2016. The proportion of lots sized less than 300 sqm is increasing over-time, in the last two years, 
23% of lots were sized less than 300 sqm. In addition, around 17% of all greenfield lot production 
activity has resulted in lots sized greater than 600 sqm. 

It is important to highlight, that there is high density (i.e. multi-level apartment construction) 
dwelling construction activity occurring on greenfield sites. Although only a small number 
approximately 400 dwellings), it illustrates market acceptance of this housing style within 
greenfield land release areas. 
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Graph 7: Median Lot Size of Greenfield Lot Construction (sqm) 

 

Source: Spatial Economics Pty Ltd 

Graph 8: Greenfield Lot Construction – Lot Size Profile, 2009 to 2016 

 

Source: Spatial Economics Pty Ltd 
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2.2.3 Major Infill Lot Construction Activity 
From July 2009 to July 2016, there were 298 lots constructed per annum on major infill sites 
(typically remnant greenfield), representing 9% of all residential subdivision activity across the 
municipality. 

Typically lots constructed within these sites have a residential density of 169 sqm. The majority 
(46%) of major infill lot construction activity was located in the suburbs of Kallangur, Deception Bay 
and Kippa-Ring. 

2.2.4 High Density – Established Urban Area 
High density development (outside of greenfield land release areas) has averaged 136 dwellings per 
annum (4% of total development) since 2009. The median density i.e. land per dwelling was 39 sqm. 
High density development is highly variable as measured over time, peaking in 2010/11 at 252 
dwellings and a low of 15 dwellings (one project) in 2013/14. In 2015/16 there were 169 high density 
dwellings constructed. The majority of this construction activity type was located in the suburbs 
Redcliffe and Scarborough. 

2.2.5 Rural Residential Lot Construction 
As measured from July 2009 to July 2016 there was a total of 1,635 rural residential lots constructed 
– or 7% of total residential lot construction activity. Rural residential lot construction activity was 
mainly located within the following suburbs: 

• Caboolture - 216 (total lots); 
• Upper Caboolture - 145 (total lots); 
• Woodford - 141 (total lots); 
• Wamuran - 132 (total lots); 
• Cashmere - 109 (total lots); 
• Highvale - 100 (total lots); and 
• Bunya - 96 (total lots). 

The typical density achieved for rural residential lot construction over the study period was 3,500 
sqm. In general rural residential constructed lots were sourced from existing larger rural residential 
allotments (either with an existing dwelling or vacant) and resulted in one net additional lot from 
the subdivision. 

 

2.3   Residential Sales Pricing 
Housing affordability is a complex issue with a myriad of views on the causes. In recent years it is 
well documented that housing affordability has diminished and that the proportion of household 
income required to purchase the average house has increased substantially. In other words house 
prices have consistently outpaced household income growth. 

Two major factors have changed the ability of households to borrow - lower interest rates and 
financial deregulation. These two macro-economic factors have facilitated a rapid escalation in 
residential dwelling prices within the context of rapidly increasing demand (population growth), in 
areas of high demand (frequently in high amenity or access to employment areas), high levels of 
employment, employment growth and rising income levels and an environment of constrained 
housing supply. 

Since the early 1990’s Australia has experienced a low inflation environment that saw the cost of 
borrowing consistently lower than the previous two decades. Importantly borrowers’ expectations 
now appear to be that interest rates will stay relatively low (certainly compared to the heights of 
1991 when interest rate hit 17%). This drop in both actual and borrower expectations of interest 
rates has meant that households are willing and able to borrow more. 
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This willingness to borrow was matched by the financial system de-regulation in the 1980s which 
resulted in lenders being prepared and able to lend a significant larger amount for housing. These 
two factors led to a once-off structural change in housing markets over the decade from 1996-2006 
- households were prepared to borrow more and mortgage repayments by households easily 
outstripped the increase in household income. 

It can be argued that this structural change contributed significantly to the increase in house prices 
over the same period (with consequential impacts on some key measures of housing affordability). 

On the demand side there have been a number of factors at work. Households have been prepared 
to commit a substantial share of their weekly income to mortgage or rental costs as real household 
disposable income has increased. There has also been an increase in households’ ability to borrow 
as more women have moved into the workforce resulting in a significant increase in two income 
families. 

In parallel changing age structures and social norms has meant that households have got smaller, 
meaning there has been more demand for housing given the same population. In recent years there 
has been an increase in one parent families and lone households that have a lesser ability (on 
average) to afford housing. 

Further there has been high immigration in recent years corresponding to an increased demand for 
housing. 

Lower interest rates combined with negative gearing and decreased personal income tax rates has 
also seen investors share of housing increase substantially. In recent months new loans taken out by 
first home buyers has fallen to around 15% of all new loans (compared to a long term average of 
around 25%). 

One consequence has been that young buyers are putting off purchasing a house and subsequently 
the rental market is increasing substantially. 

On the supply side, Australia has had significant problems in keeping up a sufficient amount of 
housing to meet demand. In part this reflects the nature of the housing market – housing is a long- 
lived product and in any given year newly constructed stock represents only a few percent of the 
existing housing stock. As a consequence when a relatively sudden structural change occurs in the 
market (such as the previously discussed increased ability and willingness to borrow) the housing 
industry is not able to respond in a similar timeframe and the excess of demand over supply can lead 
to a very substantial increase in prices in the housing market. 

However housing supply constraints and price inflation are the result of many factors and not just 
this ‘supply lag’ effect. 

Australia is dominated by large cities notably Melbourne, Sydney and Brisbane. Large cities tend to 
have higher average housing prices all other things equal. Amongst other factors this is partly due 
to their greater employment opportunities and higher average incomes, and also the price 
premiums attaching to housing in the most accessible locations in large cities. 

Much of the housing stock in our cities was initially developed on blocks that were in the 600-800 
sqm range. This means that large tracts of the urban area are occupied by existing low density 
housing which is difficult to consolidate and densify. 

Other issues frequently cited in relation to the restriction in supply, and increase in the cost of, 
housing across Australia, include planning delays and restrictions imposed at the state and local 
government levels. It is argued that such delays add to the holding costs of developments and that 
these costs are passed directly onto the buyers, while uncertainties in planning approvals add to the 
risk premiums that developers factor into their prices.  Similarly restrictions on the types of new 
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housing permitted in many areas can restrict the ability of the development industry to innovate 
and provide lower cost housing options while also adding to the driving up of land prices in those 
areas where alternative housing forms and higher development densities are permitted. 

In the same vein, it is often cited that construction costs are high particularly for medium/high 
density construction. For a variety of reasons it is more expensive per square metre to build a high 
rise building than to produce a traditional low rise in the cottage industry. These extra costs add to 
the cost of alternative forms of housing such as apartments. 

Finally government taxes and developer contributions also add to the cost of housing construction 
and hence the price of housing. For many years there has an increasing trend for Councils and State 
Government (across Australia) to target new construction to recoup associated public infrastructure 
costs. These extra charges may be well justified in a public policy sense but add to the cost of new 
housing. 

2.3.1 Residential Sales Volume 
Residential dwelling sales across the municipal area of Moreton Bay since 2008 has averaged 
around 9,000 per annum. The volume of residential dwelling sales illustrates some degree of 
volatility. Peak dwelling sales occurred in 2008 of around 12,300 sales and in the last three years 
averaging around 10,000. The volume of dwelling sales was more subdued from 2011 to 2013, 
averaging around 7,000 per annum. 

The proportion of unit/townhouse dwelling sales is approximately 20% of all dwelling sales. This has 
been relatively consistent as measured from 2008. 

The sale of new residential lots (including house and land packages) illustrates similar levels of 
volatility in terms of sales volume trends to that of the total dwelling sales market. From 2008 the 
volume of new sales averaged around 2,600 per annum. In 2012 and 2013 saw relatively low 
volumes of new lot sales, averaging 1,800. 

New lot/dwelling sales represents around 30% of the total dwelling sales market in the Moreton Bay 
municipality, compared to 8% in Brisbane. 

2.3.2 Residential Sales Value 
The following provides a brief overview of residential dwelling pricing trends within the municipal 
area of Moreton Bay with comparisons to the Brisbane market, in terms of dwellings by type and 
vacant lots. 

The median price for a house in 2016 in the Moreton Bay Regional Council was $430,000 
(significantly lower than the Brisbane median of $615,000). From 2008 to 2016 house prices across 
the municipal area of Moreton Bay has increased by 1.9% per annum compared to Brisbane at 3.6% 
per annum. 

The median price for a unit/townhouse in 2016 in the Moreton Bay Regional Council was $350,000 
(significantly lower than the Brisbane median of $445,000). From 2008 to 2016 unit/townhouse 
prices across the municipal area of Moreton Bay has increased by 2.4% per annum this is 
comparable to the price growth in Brisbane. 

Spatial Economics Pty Ltd believe one of the core reasons that price growth of the housing market 
across Morton Bay municipality is significantly lower than that of Brisbane is due to a sufficient 
supply, release and development of greenfield land stocks. 

Residential dwellings are significantly more affordable across Moreton Bay compared to that of 
Brisbane - separate houses are 43% and units/townhouses 27% more expensive in Brisbane. To 
maintain this level of relative affordability it is essential to maintain sufficient land supply 
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opportunities by differing land supply types (e.g. greenfield, dispersed infill, high density) and 
locations. 

Graph 9: Median Residential Dwelling Sales Value by Dwelling Type 

 

Source: Queensland Government Statisticians Office. 2016, Residential Land & Development Activity Profile. 

Preliminary estimates of vacant residential land sales across the Moreton Bay municipal area for 
2016 indicate a median sales value of $244,000, compared to Brisbane at $376,000 – a 54% price 
premium. In addition from 2008 the median sales price for vacant residential land across Moreton 
Bay Regional Council increased by 3.5% per annum, compared to 5% for Brisbane. 

Price growth of vacant residential allotments has been minimized/offset through the production of 
smaller allotments. Price growth measured on a square meter basis has increased by 8.1% per 
annum since 2008 across the Moreton Bay Regional Council area. 

 

 

Key Issues 
Recent lot construction reveals the dominance of greenfield lot construction activity compared to 
other residential supply types. The municipal area of Moreton Bay has a major role of a ‘growth area’ 
for the Brisbane Region. Given its regional role and significant greenfield land stocks (discussed 
further in the next section), it is likely that the dominant form of residential lot construction will 
continue to be in the form of greenfield development. 

Currently and historically, greenfield residential development activity across the municipal area of 
Moreton Bay is producing both diverse and affordable land/housing products. Diversity has been 
achieved through a wide variety of lot sizes ranging from larger lots (greater than 600 sqms), 
medium sized (150 to 600 sqm) and higher density products sized less than 150 sqm. 

In relative terms compared to Brisbane, residential land/housing is significantly more affordable. 
This has been primarily achieved through the maintenance of sufficient greenfield land stocks, in 
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diverse locations, multiple development fronts and multiple land developers. In addition, 
affordability has been further facilitated through increased densities within greenfield estates. 

With the projected increase of smaller household types and ageing of the population, it is likely 
there will be increased demand for smaller residential allotments. 

It is observed that there is ample latent supply that would readily support an increased share of 
dispersed infill and high density development activity within the established urban area of Moreton 
Bay. However, Spatial Economics Pty Ltd through empirical analysis of other similar jurisdictions 
across Australia, perceive that any increased share of development within the established urban 
area will be limited and will not be in the foreseeable future a dominant form of housing supply 
compared to greenfield. 

Rural residential development since 2009 has represented 7% of all development activity. Rural 
residential development provides additional diversity within the housing market across the 
municipality. However, with a typical density of 3,500 sqm for new lot construction, it is a relatively 
inefficient utilization of land for residential development purposes and results in significant 
difficulties in converting the land in the future for urban development purposes. 
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3.1 RESIDENTIAL LAND SUPPLY 
Key Findings 
As at July 2016, there was a residential lot capacity within major residential (greenfield and major 
infill) sites of approximately 92,500. Of this identified major residential lot/dwelling capacity: 

- 81% of supply (74,895 lots) are zoned to support greenfield development; 
- 15% of supply (13,905 lots) are currently unzoned to support immediate greenfield 

development; and 
- 4% of supply (3,744 lots) are zoned to support major infill development. 

The location of major residential land stocks is primarily located within the following SA2's across 
the municipal area of Moreton Bay: 

- Wamuran - 17,256 lots (19% of supply); 
- Morayfield - 16,646 lots (18% of supply); 
- Upper Caboolture - 8,979 lots (10% of supply). 
- Narangba - 5,742 lots; 
- Cashmere - 5,930 lots 
- North Lakes - Mango Hill - 4,540 lots; and 
- Burpengary - 4,387 lots. 

An assessment of the identified undeveloped major residential land stocks, imply an average lot 
size across the municipality of 379 sqm. This assumption is seen as relatively conservative given that 
in 2015/16 the median lot/dwelling density achieved across greenfield estates was 387 sqm. 

The Queensland State Government in preparation of the draft South East Queensland Regional 
Plan expects 45,933 dwellings to be built within the Established Urban Area (EUA) over the next 25 
years. This implies that the share of development from dispersed infill (back-yard subdivision) and 
high rise redevelopment projects will increase from 8.5% to 27% across the municipality. 

As at February 2016 across the Moreton Bay Regional Council there was a total lot stock of rural 
residential allotments of 17,752. Of this stock, 476 lots were vacant, a lot vacancy rate of 2.7%, and 
from observation this is a very low lot vacancy rate. 

Approximately 74% of the rural residential lot stock (both occupied and vacant) is sized less than 
one hectare. Only 4% of the rural residential lot stock or 657 lots is sized greater than three 
hectares. 

This section of the report details the stock (measured in lots) of residential land across the municipal 
area of Moreton Bay as at July 2016. Residential lot stock/supply is presented at a municipal, sub- 
regional and SA2 level. Residential land supply is further analysed by supply type/location, namely: 

• Major - greenfield and major infill (zoned and unzoned); 

• Dispersed infill; 

• Rural Residential; and 

• Rural Residential (development capacity). 
 

 
g 

 
 
 
 
 
 
 
 

3.2 Dispersed Infill Supply 
Spatial Economics undertook a detailed review of estimates of dispersed infill capacity undertaken 
by planning staff at the Moreton Bay Regional Council. The review examined: 

• Assumed densities; 
• Assumed yields; and 
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• Site/lot suitability. 

The major conclusion from the review includes: 

• Sites identified (subject to demand levels) are feasible for redevelopment; and 
• Site yields/density feasible with current land use planning schedules. 

However, it must be highlighted that the assessment is a robust assessment of theoretical capacity. 
Specifically, given existing expressed demand levels for dispersed infill dwellings (154 per annum) 
the identified capacity is unlikely to be realized. Similarly, it does not consider owner development 
intentions, this is significant in that a large proportion of this capacity will not be available for 
development over time due to owner preferences. 

The capacity assessment does highlight there is ample latent supply to at the minimum, provide for 
existing demand levels. Over-time, with increasing land values, particularly within areas with high 
amenity values, the incentive of owners of dispersed infill stock to redevelop will increase. 

At current demand levels and utilizing the medium dwelling growth scenario from 2016 to 2041 
there is an estimated demand of around 4,500 dwellings. The dispersed infill capacity assessment 
within the EUA estimates a total capacity of approximately 19,300 net dwellings. 

The estimated yield of 19,300 dwellings assumes in total a typical density post-redevelopment of 
221 sqm. Historic post development densities within the EUA has typically achieved post densities 
of 300 sqm. Assuming post redevelopment density of 300 sqm, results in a dispersed infill capacity 
within the EUA of approximately 14,000 dwellings. 

It would be anticipated that over-time post development densities would readily achieve 221 sqm 
per dwelling. 

Dispersed infill capacity by region and within the EUA: 

• Caboolture – 9,010 dwellings 
• Pine Rivers – 2,922 dwellings; and 
• Redcliffe – 7,378 dwellings. 

3.3 Major Residential Land Supply (Greenfield and Major Infill) 
As at July 2016, there was a residential lot/dwelling capacity for major residential supply sites of 
approximately 92,000. Of this identified major residential lot/dwelling capacity: 

• 81% of supply (74,895 lots) are zoned to support greenfield development; 
• 15% of supply (13,905 lots) are currently unzoned to support immediate greenfield 

development; and 
• 4% of supply (3,744 lots) are zoned to support major infill development. 

Table 1 identifies the lot yield of the identified major residential land stocks by location. 



Moreton Bay Regional Council Residential Land Supply Assessment _Final V1.0 40 
 

Table 1: Major Land Supply Stocks by Location (lots), 2016 
 

 
Region/SA2/LGA 

 
Zoned 

Greenfield 

 
Zoned 
Major 

 
Unzoned 

Greenfield 

Total 
Major 
Supply 

Caboolture 
Beachmere - Sandstone Point 
Bribie Island 
Burpengary 
Burpengary - East 
Caboolture 
Caboolture - South 
Deception Bay 
Elimbah 
Morayfield 
Morayfield - East 
Narangba 
Upper Caboolture 
Wamuran 
Woodford - D'Aguilar 

57191 
590 
936 

4234 
1330 
2161 
2093 
2170 

72 
9646 
1750 
5294 
8979 

17238 
698 

1537 
181 
67 
60 

 
218 
283 
272 

 
 

236 
202 

 
18 

9175 
 
 

93 
1554 
282 

 
 
 

7000 
 

246 

67903 
771 

1003 
4387 
2884 
2661 
2376 
2442 

72 
16646 
1986 
5742 
8979 

17256 
698 

Pine Rivers 15303 1870 4730 21903 
Albany Creek  320  320 
Bray Park 48   48 
Cashmere 1230  4400 5630 
Dakabin - Kallangur 2528 634  3162 
Dayboro 25   25 
Hills District  465  465 
Lawnton 887 23 330 1240 
Murrumba Downs - Griffin 2875 278 3153 
North Lakes - Mango Hill 4419 121 4540 
Petrie 2547 29 2576 
Samford Valley 80 80 
Strathpine - Brendale 664 664 

Redcliffe 2401 337 2738 
Margate - Woody Point  148 148 
Redcliffe  146 146 
Rothwell - Kippa-Ring 401 43 444 
Scarborough - Newport 2000  2000 

MBRC TOTAL 74895 3744 13905 92544 
Source: Spatial Economics Pty Ltd 

The location of major residential land stocks is primarily located within the following SA2’s across 
the municipal area of Moreton Bay: 

• Wamuran – 17,256 lots (19% of supply); 
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• Morayfield – 16,646 lots (18% of supply); and 

• Upper Caboolture - 8,979 lots (10% of supply). 

There are significant stocks of major residential supply within existing active development areas of: 

• Narangba – 5,742 lots; 
• Cashmere – 5,930 lots 
• North Lakes - Mango Hill – 4,540 lots; and 
• Burpengary – 4,387 lots. 

As stated previously, the size of historical greenfield lot construction varies significantly across the 
differing active and completed greenfield housing estates. However, there is an underlying 
relatively constant to increasing trend in terms achieved greenfield lot density. In 2010/11 greenfield 
lot construction achieved median lot sizes across the municipality of 511 sqm, decreasing to 387 sqm 
in 2015/16. 

An assessment of the identified undeveloped major residential land stocks, imply an average lot 
size across the municipality of 379 sqm. This assumption is seen as relatively conservative given that 
in 2015/16 the median lot/dwelling density achieved across greenfield estates was 387 sqm. 

The assumption of 379 sqm, whilst not highly conservative (i.e. assuming current densities), is highly 
realistic, particularly given that the identified supply is likely to be developed over the next 25+ 
years. There is ample evidence, (within Moreton Bay and across other growth areas across 
Australia) that residential densities are rapidly increasing, particularly the increasing share of high 
density housing products within greenfield localities. From 2009 to 2016 within Moreton Bay, nearly 
20% of all greenfield lot construction was sized less than 300 sqm – this as a proportion will only 
increase over a development period of 25 years. 

It is both observed and has been highlighted at a workshop with UDIA (Qld) – Moreton Bay Chapter 
representatives, that there are a number of major land release areas that are characterised by 
highly fragmented and relatively small land holdings - for example, the Caboolture West land 
release area. 

The Morayfield South land release area has an identified lot/dwelling capacity of approximately 
12,000.  Key characteristics of the land release area include: 

• Gross area of approximately 725 hectares; 
• Approximately 450 separate allotments; 
• Of the existing allotments the vast majority have an existing dwelling; and 
• Typical size of the allotments is around two hectares. 

It is highly recognised that highly fragmented and relatively small land holdings present additional 
difficulties and cost in terms of efficient land assembly. However, it is increasingly common across 
similar municipal areas across Australia for such land assembly to take place and result in 
consolidated land parcels for further development. 

Currently Moreton Bay Regional Council is, in conjunction with land developers undertaking 
structure planning for a number of precincts within the Morayfield South land release area, 
specifically: 

• In the north-west precinct (blue area) developable land is estimated to be 105 hectares 
potentially yielding 2,000 dwellings. Allowing for land set aside for local roads and parks the 
average lot size assumed in the precinct is 393 sqm; and 
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• A structure plan is also being prepared for an eastern precinct (orange area). Developable 
land is estimated to be 54 hectares potentially yielding 1,046 lots. Allowing for land set 
aside for roads and parks the average lot size proposed is 360 sqm. 

Morayfield South Land Release Area - Fragmentation 

 

3.2.1 Major Residential Land Supply – Established Urban Area 
The Queensland State Government in preparation of the draft South East Queensland Regional 
Plan (Regional Plan) has used a concept of Existing Urban Area (EUA) to determine whether supply 
of housing is either infill or greenfield. 

The EUA is based on broad criteria using SA2s (an ABS geographical boundary) where the particular 
SA2 is deemed either to contain infill or greenfield. This is in contrast to the methodology that has 
been employed for this study where each site is designated as a supply type as defined previously. 
The EUA as defined by the Queensland State Government is shown in Map 3. 
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Map 3: Existing Urban Area and Recent Residential Lot Construction Activity – Moreton Bay 
Regional Council 

 

The Queensland State Government’s medium growth dwelling projections illustrate an 88,332 
dwelling requirement for the municipal area of Moreton Bay over the next 25 years to 2041. The 
Regional Plan policy intention is that over the next 25 years within the municipal area of Moreton 
Bay that 52% of future residential development will be within the existing EUA, which is described 
as “infill” and 48% outside of the EUA which is described as “greenfield”. This is in the context that: 

• historically 83% of residential development has been for major residential supply sources; 
• historically 66% of total residential lot/dwelling construction since 2010 has been located 

outside of the EUA (73% of activity in 2015/16); and 
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• 76% or approximately 70,640 lots defined as major supply are located outside of the EUA, 
the residual 22,000 inside. 

Table 2 below summarises the stock of major residential land supply (measured in lots/dwellings) 
that are located within or outside of the Regional Plan EUA. 

Table 2: Major Land Supply Stocks in/outside EUA (lots/dwellings), 2016 
Region IN EUA OUT EUA TOTAL 
Caboolture 13852 54051 67903 

Unzoned Greenfield 375 8800 9175 
Zoned Greenfield 12408 44783 57191 
Zoned Major Infill 1069 468 1537 

Pine Rivers 5313 16590 21903 
Unzoned Greenfield 330 4400 4730 
Zoned Greenfield 4146 11157 15303 
Zoned Major Infill 837 1033 1870 

Redcliffe 2738  2738 
Zoned Greenfield 2401  2401 
Zoned Major Infill 337  337 

MBRC TOTAL 21903 70641 92544 
Source: Spatial Economics Pty Ltd 

The Regional Plan expects 45,933 dwellings to be built within the EUA over the next 25 years. The 
residential major supply yield within the EUA is estimated at 21,903. 

Assuming all this land is consumed in the next 25 years within the EUA, this leaves approximately 
24,000 dwellings to be developed as dispersed infill and or on major redevelopment sites. At current 
development shares of dispersed infill/major redevelopment there would 7,508 dwellings developed 
out to 2041 across the municipality. Historically, 85% of all dispersed infill and major redevelopment 
lot/dwelling construction were located within the EUA, it is assumed for illustrative purposes 100% 
of this development activity type in the future is located within the EUA 

This leaves 24,030 lots/dwellings to be created within the EUA through dispersed infill and/or major 
redevelopment supply sources. 

Since July 2009, dispersed infill and major redevelopment across the municipal area of Moreton 
Bay, accounts for 8.5% of development. This policy intent to accommodate 52% of all future 
residential dwelling requirements within the EUA means that dispersed infill and major 
redevelopment would have to increase to 27% of all development across the municipality. This is a 
major shift in allocation of supply types from 8.5% to 27%. 

The increase of 16,522 dispersed infill/ major redevelopment dwellings is possible but unlikely given 
the existing demand and supply composition across the municipality. Any major compositional 
supply type shift into the EUA will need to be heavily influenced by superior amenity characteristics, 
cost factors to meet these projections, restrictions of greenfield supply outside of the EUA, land 
development industry compositional changes, consumer preference changes and significant 
planning policy/initiatives to facilitate such a supply type change. 

Given 83% of demand historically has been for greenfield/major infill and the significant greenfield 
stocks outside of the EUA (70,641 lots) it is unlikely that the EUA will accommodate 52% of future 
growth to 2041. Caution is highlighted that any restriction of supply outside of the EUA to facilitate 
the policy objective within the EUA will most likely result in: 
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• decreased levels of housing affordability (Moreton Bay is currently characterised by relative 
high levels of affordable residential land/dwelling products); and 

• decreased levels of overall demand (as evidenced in Sydney). 

A key explanation of Sydney’s failure to match Melbourne’s and Brisbane’s performance in supply of 
new housing was a misguided state policy of restricting opportunities for new ‘greenfields’ housing 
development as a mechanism for shifting Sydney’s housing supply mix towards more high density 
development in established suburbs. Sydney achieved its target of 70%+ new housing coming from 
established suburbs but this was at the expense of a substantial overall reduction in housing supply. 

In this context it is relevant to note that the ABS has recently released figures on migration to and 
from Australian cities that shows that Sydney has been losing as many as 14,900 people every year 
while Melbourne and Brisbane have had significant gains. The CEO of the NSW Urban taskforce 
(and former senior planning official and NSW Government Architect) Mr Chris Johnson has stated 
that Sydney’s skyrocketing living costs are a key factor in the out migration. 

3.3 Zoned Rural Residential Lot Stock 
The stock of both occupied and vacant rural residential allotments have been determined on a lot 
by lot basis as at February 2016. A Rural Residential allotment is defined as all allotments that are 
zoned Rural Residential. Occupied is defined as evidence of a ‘habitable’ dwelling, commercial use, 
significant other capital intensive land use and vacant is defined as no evidence of a significant 
capital intensive use via the interpretation of aerial imagery and council internal data. 
Rural residential allotments identified for future urban development have been excluded from the 
following assessment. 

As at February 2016 across the Moreton Bay Regional Council there was a total lot stock of rural 
residential allotments of 17,752. Of this stock, 476 lots were vacant, a lot vacancy rate of 2.7%, and 
from observation this is a very low lot vacancy rate. Typically, rural residential vacancy rates are 
around 9%. Graph 10 summarises the stock (lots) of both occupied and vacant rural residential 
allotments by SA2. 

The location of the majority of rural residential lots across the municipality by SA2 includes: 

• Samford Valley - total 3,247 lots (lot vacancy of 4.4%); 

• Cashmere - total 1,580 lots (lot vacancy of 1.4%); and 

• Burpengary - total 1,429 lots (lot vacancy of 1%). 

There is approximately 1,700 hectares of vacant rural residential land across the municipality. 

Graph 11 illustrates the size distribution of all existing rural residential allotments (occupied and 
vacant). 

Approximately 74% of the rural residential lot stock (both occupied and vacant) is sized less than 
one hectare. Only 4% of the rural residential lot stock or 657 lots is sized greater than three 
hectares. The significant proportion of smaller rural residential allotments results in a significant 
limitation in terms of feasible re-subdivision. 
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Graph 10: Stock of Rural Residential’ Allotments, 2016 

 

Source: Spatial Economics Pty Ltd 
Note: Stock below 200 lots in total by SA2 excluded from graphic 

 

Graph 11: Stock of Rural Residential’ Allotments by Lot Size Cohort, 2016 

 

Source: Spatial Economics Pty Ltd 
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3.3.1 Zoned Rural Residential Lot Stock - Lot/Dwelling Capacity 
The stock of rural residential allotments does not represent the final lot/dwelling yield or capacity. 
Particularly the larger vacant allotments have significant subdivision capacity and existing vacant 
allotments have land development constraints that will impact the potential yield. The capacity 
assessment is based on existing planning regulations and existing uses. 

It is noted that not all vacant lot stock will be subdivided, rather, due to such factors as consumer 
preference the lots will remain un-subdivided i.e. preference for large allotments. Similarly existing 
occupied allotments are frequently subdivided and have substantial additional lot/dwelling capacity. 

Three core capacity scenarios have been developed that illustrate potential minimum to maximum 
lot/dwelling capacity of the zoned rural residential land stocks across the municipal area of Moreton 
Bay. The capacity assessment methodology are based on existing lot stock size/configuration, 
current land use planning policies and is undertaken at a parcel level. 

This assessment is considered for land zoned rural residential only and takes into account the four 
planning overlays that are currently in place, these include. 

• No further reconfiguration; 

• Minimum lot size of 2 ha; 

• Minimum lot size of 6000 sqm; and 

• Minimum lot size of 3000 sqm. 

The three capacity scenarios include: 

1. Conservative - assumes the only supply source is existing vacant lots and there is no further 
subdivision i.e. vacant lot equates to one additional dwelling. 

2. Conservative subdivision - assumes only existing vacant lot stock is available for 
subdivision and lots with an existing dwelling where the allotment is sized over 20 hectares. 

3. Maximum Capacity - assumes all lot stock (occupied and vacant) is subdivided according to 
the minimum subdivision density prescribed by the relevant planning overlay. It is 
highlighted that this scenario will result in a significant capacity that is considered 
theoretical and highly unrealistic. 

The table below summarises the dwelling/lot capacity by capacity scenario, EUA and SA2. 

In summary for the total municipality by capacity scenario, the estimated additional lot/dwelling 
capacity yields is: 

• Scenario One - 476 lots/dwellings; 

• Scenario Two - 3,142 lots/dwellings; and 

• Scenario Three - 14,464 lots/dwellings. 

Within the EUA the rural residential lot dwelling capacity is estimated at: 

• Scenario One – 12% of total capacity; 

• Scenario Two – 23% of total capacity; and 

• Scenario Three - 27% of total capacity 

In terms of SA2s relatively significant lot/dwelling capacity (based on Scenario Two) is located within: 

• Woodford – D’Aguilar– 24% of total capacity 
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• Samford Valley – 22% of total capacity; 

• Caboolture – 15% of total capacity; and 

• Dayboro – 9% of total capacity. 

Based on recent lot production trends and the State Government dwelling projections medium 
growth scenario over the next 25 years, there is an assumed rural residential lot/dwelling requirement 
of approximately 6,200 assuming a constant share of total development of 7%. Based on the capacity 
assessment Spatial Economics believe that it is unlikely that there is sufficient capacity through re- 
subdivision to meet this projected requirement for rural residential allotments. 

Realisable capacity outcomes are more likely to be in the range between Scenario One and Two. 

Table 3: Rural Residential Lot/Dwelling Capacity, 2016 
 
 

SA2/Capacity Scenario 

Scenario One 

Out In 
EUA EUA Total 

Scenario Two 

Out In 
EUA EUA Total 

Scenario Three 

Out In 
EUA EUA Total 

Albany Creek  1 1  1 1  
 

62 

  
 

62 
Beachmere - Sandstone       
Point 12  12 15  15 
Burpengary  14 14  36 36  370 370 
Burpengary - East 41  41 60  60 489  489 
Caboolture  28 28  478 478  1740 1740 
Cashmere 22  22 93  93 142  142 
Dakabin - Kallangur 2  2 2  2    
Dayboro 84  84 292  292 347  347 
Deception Bay  1 1  1 1  219 219 
Eatons Hill  5 5  83 83  165 165 
Elimbah 24  24 223  223 1112  1112 
Hills District  9 9  128 128  200 200 
Morayfield 14  14 128  128 930  930 
Morayfield - East  1 1  1 1    
Narangba 17  17 17  17    
Samford Valley 143  143 684  684 1317  1317 
Upper Caboolture 10  10 48  48 948  948 
Wamuran 32  32 87  87 668  668 
Woodford - D'Aguilar 16  16 765  765 1173  1173 
Moreton Bay Regional 
Council 

 
417 

 
59 

 
476 

 
2414 

 
728 

 
3142 

 
7188 

 
2694 

 
9882 

Note: The capacity assessment scenarios exclude all rural residential allotments designated for future urban development. 
Source: Spatial Economics Pty Ltd 
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Key Issues 
There is a high capacity for dispersed infill redevelopment within the Study Area. This means that 
there are readily alternative residential land supply stocks outside of undeveloped greenfield 
estates - therefore a feasible opportunity to decrease the reliance on greenfield land. There is ample 
opportunity for infill within the Established Urban Area (EUA) due to the existing lot configuration 
and significant stock of larger under-utilised lots. As in other areas, dispersed infill projects (1-3 lot 
subdivisions) are dominant although larger infill projects provide significant dwelling numbers from 
only a few projects. 

A recent trend across major urban areas in Australia is the amalgamation of dispersed infill 
allotments. This trend will likely see an increase in dispersed infill development activity and result in 
higher yields and density on a square meter land basis. 

Estimates of greenfield land supply capacity are essentially based on recent trends, planning 
permits and short to medium terms market expectations. Over the last ten years, the median size of 
greenfield lot construction across many growth area type municipalities across Australia has 
dramatically declined. Therefore the estimate of greenfield lot capacity can be seen as conservative. 
In the medium to longer term, it would be reasonable to expect greenfield lot densities to increase, 
and thus, an increase in lot/dwelling capacity. 

It is both observed and has been highlighted at a workshop with UDIA (Qld) – Moreton Bay Chapter 
representatives, that there are a number of major land release areas that are characterised by 
highly fragmented and relatively small land holdings - for example, the Morayfield South land 
release area. However, it is increasingly common across similar municipal areas across Australia for 
such land assembly to take place and result in consolidated land parcels for further development. 

The stock of undeveloped major residential supply stocks are spatially diverse, representing 
multiple potential development fronts and diverse ownership patterns – therefore providing a 
competitive land supply framework. 

The Queensland State Government in preparation of the draft South East Queensland Regional 
Plan expects 45,933 dwellings to be built within the Established Urban Area (EUA) over the next 25 
years. This implies that the share of development from dispersed infill (back-yard subdivision) and 
high rise redevelopment projects will increase from 8.5% to 27% across the municipality. 

Given 83% of demand historically has been for greenfield/major infill and the significant greenfield 
stocks outside of the EUA (70,641 lots) it is unlikely that the EUA will accommodate 52% of future 
growth to 2041. Caution is highlighted that any restriction of supply outside of the EUA to facilitate 
the policy objective within the EUA will most likely result in: 

- decreased levels of housing affordability (Moreton Bay is currently characterised by relative high 
levels of affordable residential land/dwelling products); and 
- decreased levels of overall demand (as evidenced in Sydney). 

Based on recent lot production trends and the State Government dwelling projections medium 
growth scenario over the next 25 years, there is an assumed rural residential lot/dwelling 
requirement of approximately 6,200 assuming a constant share of total development of 7%. Based 
on the capacity assessment Spatial Economics believe that it is unlikely that there is sufficient 
capacity through re-subdivision to meet this projected requirement for rural residential allotments. 
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Map 4: Caboolture1 - Recent Residential Development and Undeveloped Major Land Release Areas 

 



Moreton Bay Regional Council Residential Land Supply Assessment _Final V1.0 51 
 

Map 5: Caboolture2 - Recent Residential Development and Undeveloped Major Land Release Areas 
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Map 6: Pine Rivers1 - Recent Residential Development and Undeveloped Major Land Release Areas 

 



Moreton Bay Regional Council Residential Land Supply Assessment _Final V1.0 53 
 

Map 7: Pine Rivers2 - Recent Residential Development and Undeveloped Major Land Release Areas 

 



Map 8: Redcliffe - Recent Residential Development and Undeveloped Major Land Release Areas 
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Map 9: Woodford d’Aguilar - Recent Residential Development and Undeveloped Major Land 
Release Areas 
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Map 10: Bribie Island - Recent Residential Development and Undeveloped Major Land Release 
Areas 
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Table 4: SA2 by Map Title   
Map SA2s Covered 
Bribie Island Bribie Island 

Beachmere-Sandstone Point 
Caboolture1 Caboolture South 

Morayfield 
Morayfield East 
Burpengary 
Burpengary East 
Deception Bay 
Narangba 

Caboolture2 Caboolture 
Caboolture South 
Wamuran 
Elimba 

Pine Rivers1 Petrie 
Lawnton 
Bray Park 
Cashmere 
Strathpine-Brendale 
Murrumba Downs-Griffin 

Pine Rivers2 Hills District 
Albany Creek 
Eatons Hill 
Samford Valley 

Redcliffe Redcliffe 
Rothwell Kippa-Ring 
Clontarf 
Margate-Woody Point 
Scarborough-Newport 

Woodford d’Aguilar Woodford d’Aguilar 
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4.1 RESIDENTIAL LAND DEMAND 

 

 

This report incorporates the most recently available demand figures to project dwelling 
requirements and future adequacy of residential land. These figures currently use published 
population, household and dwelling projections undertaken by the Queensland State 
Government Statistician’s Office as the basis for projected dwelling requirements. The low, 
medium and high dwelling growth scenarios are presented. Growth for the medium dwelling 
growth scenario from 2036 to 2041 has been sourced from the “Shaping SEQ Draft South East 
Queensland Regional Plan, October 2016”. The low and high dwelling projection scenarios from 
2036 to 2041 has been derived from the State Government population, household and dwelling 
projections (2011 to 2036) by the demographic projection staff at Spatial Economics. 

The State Government projections detail state-wide, regional and metropolitan areas as well as 
local government areas population, household and dwelling projections that encompass the 
latest available trends such as changes to levels of immigration or economic conditions, or 
changes to policy affecting population growth locations and levels, and subsequent demand for 
housing. 

A detailed discussion is presented that explores the broad drivers of demand for housing and 
highlight the key demographic trends that influence demand including the trends that underpin 
population and household growth and change. In particular we will highlight the factors where 
government is able to influence demand, whether it be total demand, or where demand for 
housing will be located. 

In addition, this section of the analysis explores household type projections for the municipal area 
of Moreton Bay providing an overview of major market segments. 

4.2 Demographic Demand Drivers – Factors behind the Projections 
In this section we will explore the broad drivers of demand for housing and highlight the key 
demographic trends that influence demand including the trends that underpin population and 
household growth and change. In particular we will highlight the factors where government is 
able to influence demand, whether it be total demand, or where demand for housing will be 
located. 

Key Findings 
Projected dwelling requirements sourced from the Queensland State Government (2015 – 
medium growth scenario) indicate that from 2016 to 2041 there will be a total dwelling 
requirement of 88,332 across the municipal area (3,533 average per annum or 1.7% growth rate). 

Projected dwelling requirements over the next five years, closely correlates to recent subdivision 
activity, therefore a high degree of confidence can be given to the projections in the short-run. 

The largest and fastest growth in households across the municipal area of Moreton Bay will be 
families with children, growing at an average annual rate of 1.9% or 1,750 households per annum 
from 2016 and 2036. This household type is projected to represent 47% of the change in 
household structure to 2036. 

The next largest (in terms of absolute growth) household type is couples without kids, projected to 
grow at 1,025 households per annum, a 1.9% growth rate. The growth of couples without kids 
households will largely reflect the ageing of the existing population (i.e. children leaving home). 

Lone person households are projected to grow at 811 households per annum – a 2.0% growth 
rate. 
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Demographics 
There is an inextricable link between population growth and the demand for housing. Macro level 
demand for housing is driven by population growth but both population and housing growth are 
at times influenced by outside (mainly economic) factors. 

Macro level population growth 
Total population change in any given area is comprised of two factors: natural increase (births 
minus deaths) and net migration (be it to or from other local or regional area or interstate or 
overseas migration. Over recent years net overseas migration has contributed approximately 
60% of the total annual growth in the Australian population. 

Population growth at the local level, and indeed even at the metropolitan and State levels is 
therefore to a substantial degree driven by policy decisions made at a national level with little 
input from state governments and even less from local government. These national decisions are 
made for reasons that have little to do with, and often involve little consideration of their 
potential impact on, housing policy.   This introduces a substantial element of uncertainty into 
the forecasting of local housing demand and planning for local housing supply. 

The Australian government, through immigration policy, can directly influence the level of 
migration to Australia. However, the federal government has little control over migration out of 
Australia. Historically, out-migration has been far surpassed by in-migration and so the federal 
immigration policy quite immediately and effectively controls the level of net overseas migration. 

Over the past decade or more the Brisbane Region population growth has been boosted both by 
relatively high levels of net overseas migration and also by an increase in the share of overseas 
migrants choosing to settle in the Brisbane Region. 

Natural increase in population can be 'encouraged', though not controlled, through 
Commonwealth and State programs such as maternity and paternity leave, child care subsidies, 
and 'baby bonuses'. These policies have a much less direct and assured impact on population 
change that is the case for decisions on the targets set for the level of overseas migration. To a 
much lesser extent the quality of local maternity, infant and child care services may have some 
influence on local birth rates – or more likely on the desirability of a particular municipality over 
others when households make decisions on where to live. 

In summary, the key drivers of population growth, and hence housing demand, are out of the 
control of local government. 

The link between population growth and demand for dwellings 
Population is linked to housing demand via the concept of households, i.e. an individual or group 
of people inhabiting a private dwelling are a household. It is population growth coupled with 
household formation that drives the long term demand for dwellings. 

Data such as the Census gives us detailed information on past patterns of household formation. 
These patterns have changed significantly in Australia over the last 50 years as a result of a 
combination of demographic, social and economic factors.  For example: 

• the ageing of the population has contributed significantly to an increase in the 
percentage of one and two person households; 

• social trends have seen higher rates of marriages breaking up resulting in greater 
numbers of lone person households and single parent families; and 

• economic pressures, including the increasing cost of housing, have children leaving home 
later and returning more commonly. 
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Sometimes these types of factors are connected in complex and difficult to forecast. We see 
more people travelling and a more mobile populace in general, people changing jobs more 
frequently, and individuals spending longer periods in formal education. 

One of the biggest unexpected demographic changes in recent years was the increase in fertility. 
This increase in fertility was not predicted by anyone - all population projections had previously 
assumed a continued decline in fertility that would eventually flatten out. In fact over recent 
years there has been a significant upturn in fertility rates that has contributed (along with strong 
net overseas migration) to Australia’s higher population growth rate – and, longer term, is likely 
to contribute to higher housing demand. 

As a result of all of these changes we need to recognise that there are inevitably significant levels 
of uncertainty in any forecast of housing demand. 

When planning for future housing demand (housing need) there are two key approaches can help 
with this kind of uncertainty: 

• firstly to 'lean' on the side of assuming stronger growth overall and in any given market 
segment. That is to ensure that (within reason) there is scope to meet any unexpected 
upturn in demand; and 

• secondly to plan for a diversity of supply types and locations. Planning that locks in 
controls based on one set of demand projections is likely to make it very difficult for the 
market to adjust supply to cater for unexpected changes in housing demand. 

Metropolitan population growth 
Stepping down from national population growth, the population growth rate of a large regional 
area such as the Brisbane Region is clearly a major driver of demand at the local level in Moreton 
Bay. Higher population growth for the Brisbane Region will generally mean high demand for 
housing across all the municipalities that make up the Region. 

As pointed out previously, below the national level government policy options to influence this 
growth, are limited although not non-existent. The available policy options may either limit or 
promote regional/localised growth. 

For example a state or local government can make policy decisions that restrict the ability of the 
development industry to create housing supply. This can make it harder for new and additional 
households to access housing that they can afford and that is suitable to their needs. This has the 
potential to 'push' people out of a particular area, causing them to migrate to areas where 
housing is more available and affordable. It can be argued that the relatively (compared to 
Brisbane, Perth and Melbourne) low growth in Sydney in the early 2000’s, is a recent and relevant 
example of this kind of situation. In summary, the policy of past NSW state governments was to 
encourage medium and higher density housing while restricting options for ‘greenfields’ housing 
development in the Sydney region (without a commensurate effort to facilitate higher density 
development). This resulted in a change in the mix of housing supply with (relatively higher 
density housing) but a reduction in the overall level of housing supply. This restriction on housing 
supply is a key factor in explaining the high level of housing prices (and associated housing stress) 
in Sydney and has almost certainly contributed to Sydney growing more slowly over the last 
decade or more. 

On the other hand State policies to encourage economic development and job growth can have 
the effect of encouraging in-migration and thus an increase in housing demand. 

In summary State government policies can have a negative impact on population growth, but 
encouraging higher growth is more difficult, especially without Commonwealth Government 
support. 
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Metropolitan Region dwelling growth 
State and Local governments can and do influence the specific locations where the housing 
demand resulting from population growth will be met, through the metropolitan and local 
planning frameworks that encourage, allow or restrict additional dwelling construction within 
given areas. 

As stated above, the high levels of population growth forecast for the Brisbane Region means 
that housing demand pressures will be felt across the region. 

In the absence of planning restrictions on housing development this demand is likely to be 
concentrated in areas of high accessibility and amenity. There is ample research that indicates 
that demand for housing will be greatest in locations close, or with good transport access to, 
major employment clusters (and in particular to centres with a diverse mix of higher income jobs). 
Such locations very often also provide access to the widest range of facilities and services. In 
Brisbane this translates into high demand (and prices) for housing that has good access to the 
Brisbane CBD - and to a lesser degree to other major activity centres and employment clusters. 

However, within the established areas of Brisbane planning policies mean that there are differing 
levels of opportunities for new housing supply to meet this demand. When these limits are 
reached, prices can rise sharply and demand is most commonly redirected to an adjacent area. In 
this way, demand generally cascades out from the most accessible and desirability areas to areas 
that have somewhat lesser accessibility or amenity. 

In a large and growing region such as Brisbane price pressures and limitations on the availability 
of differing types of housing will mean that metropolitan demand will, to differing degrees, be 
spread across virtually all areas. 

The housing demands of households and individuals flow across the metropolitan region from 
the most sought after locations until they are able to find a location with dwellings that meet 
their needs and capacity to pay. If a household cannot afford to access their preferred location or 
style of housing, they look for an acceptable substitute - either a (usually) smaller and therefore 
cheaper option in the same area, or a cheaper (but 'ideal' sized) option in a nearby area.  For 
those households with a strong preference for detached housing but limits on their ability to pay 
the big choice is often to 'build your own home' in a ’greenfields’ area such as Moreton Bay. 

In summary, where there is housing demand driven by population growth, the development 
industry will seek to respond and provide some form of housing supply. The key control on this 
supply response is the planning system. There is a feedback loop between broad scale demand 
and supply and between supply and what planning policy allows. An unfettered supply is likely to 
cause localised social and economic problems and ultimately a community backlash. But equally 
controls that are too tight will cause problems of a different kind by restricting housing choice, 
adversely affecting housing affordability and diverting demand to adjacent areas and if pushed to 
extremes, limit economic growth, increase housing stress and add to homelessness. 

The interrelationships between demand, supply and the limitations imposed by planning policies 
further add to the difficulties in forecasting both demand and supply at a local level. Generally 
speaking demand and supply are more difficult to predict with precision, the smaller the local 
area is that is being considered. 

At the broad metropolitan scale, there is choice and diversity of housing stock across a range of 
sub-regional and local areas.  It is this diversity that helps provide accessible housing choices to 
the general populace. As we look at progressively smaller areas - sub regional and local (LGA), the 
risk of reduction in effective housing choices grows and a conscious policy response to increase 
the diversity of housing options will be crucial in catering for ongoing demand. 
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It is important to note that household changes do not necessarily require a new dwelling. Census 
data shows that across Moreton Bay around 17% of people2 moved to a different address in the 
year prior to the census and around 47% moved residence in the 2006 to 2011 inter-census 
period. Over the same 5-year period, housing stock only grew by about 17% or 3.2% per annum. 
Households are constantly churning and adjusting their housing choices. There are many reasons 
for such moves - sometimes it is to find a better dwelling or to down or up size while sometimes 
the household has no choice but to move, such as when a landlord increases the rent or sells a 
rental property. This churn in the market adds a degree of flexibility - there are many more 
housing choices available than just the new dwellings being added. There is not a lot that 
governments can do to control this churn, although taxation policy can influencing housing 
transaction decisions to some extent. 

Regardless, it is important to understand that in any period the total demand for dwellings is met 
only in part by new housing stock and that net population growth is only one of the drivers of 
demand for dwellings. 

Drivers of Municipal/Local Demand 
All of the factors previously mentioned drive high level demand at the regional and sub-regional 
level and in turn these drive demand at the local (municipal) level. However, there are specific 
issues relating to demand for housing at the municipal level and within a particular municipality, 
that also come into play. 

When we analyse demand and supply of housing, and particularly in an established local area 
without greenfield land supply, the concepts are not as straight forward as those used in 
economic models forecasting demand for consumer goods. There are four major factors relating 
to small area (LGA and suburb) and micro level (smaller than suburb) demand that need to be 
considered: 

• Firstly there is significant complexity in changing demand at the micro level; 

• Secondly at the micro level the supply types we know about (e.g. separate houses, 
townhouses, flats and apartment), are different and to a limited extent substitutable - 
there are many other (eg size, land, condition, street location etc) influencing demand at 
this level; 

• Thirdly there is a lot of demand that is 'churning' in the housing market. It is looking at the 
whole of housing supply, where the majority is in fact existing housing stock. Planning for 
dwelling growth is only catering to one segment of demand. The larger segment (i.e. 
existing supply) is largely out of the control of government planning; and 

• Finally the composition of housing stock that becomes available can influence demand 
due to temporal (time) effects, price differentials or other more random demographic or 
market forces. This influence can pull in demand or push it out from/to different locations 
or it can pull forward or hold up demand. 

Complexity 
There are many factors that will influence the specific location that demand for housing will 
target, and there really aren't any 'rules' to how this demand will manifest at the very small scale. 
The traditional life cycle of suburbs (greenfields development, young families, ageing, empty 
nesters, retirees, regeneration) is still at play, and is generally most strongly held up in areas that 
are going through their first cycle of urban development. However, once an area has been 
established for a few generations, we start to see each of these factors re-emerging in different 

 
 

2 ABS, 2011 Census of Population and Housing, table B38 
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locales - the timing of these factors is not necessarily linear and we can have many of these 
factors going at the same time. With this sort of complex urban development and redevelopment 
happening, it is difficult to predict the manifestation of demand at the micro level (i.e. small areas 
within suburbs and LGAs). 

We can analyse the demographic characteristic of a micro level area but the extent to which 
existing demographics is a predictor of the desirability of a very small area for future demand is 
largely unproven. All areas are subject to both influences of migration and ageing-in-place. 
Where in-migration is dominated by young households, an area may appear to be 'getting 
younger' and attractive to these young adults or families. However, from day one, the area is also 
ageing, and the families get older, attendances at kindergartens and primary schools is one of the 
best early indicators of this. So, after 10 or 20 years, an area that attracted young families now 
has middle-aged families and empty-nesters - the future might look like this area is heading to be 
an 'old' suburb, but regeneration can occur, mixing up the demand once again. 

Any area that has undergone regeneration is a mixture of young and old, established and new, 
working locally or commuting and so on. 

The implications for planning for this diverse demand is once again, not to be focussed on trying 
to cater for every permutation of household demand, rather to focus on strategies and policies 
that encourage a mixture of development and redevelopment that allow the demand to 'sort 
itself out'. Providing a wide range of options in terms of dwelling type, affordability, accessibility 
is most likely to provide for changing housing needs and maintain and encourage diversity. 

Complexity - Household Life Cycles 
The type of households that people live in and changing preferences over time affects the way in 
which a population changes. As people grow from children to adults and into old age, they 
change the type of households that they live in. The traditional path has been to start as a child in 
a family household, move into a group or lone person household as a youth, becoming a part of a 
couple relationship within 5-10 years. Rearing of children is followed by an ‘empty-nester’ period 
and ultimately being a lone person, as partners die. 

Understanding the changes that people make at different ages in their life, and the different 
types of housing they are likely to consume at those life stages is an important factor in 
forecasting future population and household types. The life stage which the majority of 
households in an area are going through gives an insight into its location in the suburb life-cycle 
(see below), and the likely life-path of those households in the future3. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

3 Source: ID Consulting. 
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Complexity - Suburb Life Cycles 
The dominant household types present in a suburb - where the majority of the populations sit in 
the household life path - dictate in part the role and function of the area. This is shown by its 
place in the "suburb life cycle". 

New (‘greenfield’) areas are typically settled by young households (young couples and young 
families, perhaps some mature families). As the families grow and mature, household size 
increases. After initial rapid development, most households "age in place", with slowly shifting 
demand for services, facilities and dwelling types. 

As households age further and children begin to leave home, the average household size 
decreases, resulting in more empty nester (two person) households, often still living in large 
family homes. Family breakups can also result in single parent families and lone person 
households. If a suburb can't attract young families back to the area, it slowly becomes populated 
by older couples whose children have left home and older lone persons whose partners have died, 
resulting in declining population for some time. 

Alternatively, if a suburb is in a location close to economic drivers of change, it may be able to 
attract families to move back into the older dwellings in the area, increasing household size and 
population again. This will generally happen sooner, with less loss of services if the area has a 
diversity of housing options suiting a wide variety of household types. Empty nesters are likely to 
downsize into lower maintenance properties, freeing up larger format housing for families to 
move into, and continue the cycle again. The loop in the diagram represents the process of 
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sustainability of an area, if it can attract families back into older housing in the area. Depending 
on the proximity of an area to work and education it may also attract young lone persons and 
group households. The attractiveness of an area to family groups, group and lone person 
households is shown in the migration assumptions section. 

Generally, more diverse communities are more sustainable in the long term, as they are able to 
maintain a range of services and facilities useful to all age groups. Certain policy responses can 
influence the suburb life cycle in different directions4. 

Supply differences 
We know that demand is driven by population change and supply is driven by the opportunity to 
develop/redevelop existing land, but one key concept relating to supply, is that all supply is not 
the same. By that, we mean that just about every dwelling is unique in some way, whether it be 
size, condition, location on the street, location in the apartment block, location in the suburb, 
what is next door or above or below or across the road, the land size or yard size, how busy the 
street is, how close the nearest bus stop is and so on. 

While this may be obvious in terms of dwelling characteristic (and is clearly a marketing tool for 
the real estate industry), the implication for strategic planning relating to housing demand is that 
there is once again a large level of uncertainty. At the macro level we can understand housing 
demand, driven by population change, to require certain things: services, proximity to schools, 
work etc. At the micro level, these broad characteristics are all able to be met equally (or at most 
a few minutes difference in time to access). The micro level drivers of demand, however, are 
different street by street and house by house and it is almost impossible to predict the future 
level of demand through analysis of existing demographics. 

Churn 
At the small area and micro levels of the housing market, there is considerable churn. That is, 
there are many houses being bought and sold and rented that do not result in a change in 
housing stock. Demand for dwellings is constantly rearranging itself as stock becomes available; 
there is a large 'hidden' capacity for the market to sort itself out. 

While the housing market is churning, so too is the composition of the population that is driving 
demand for dwellings. Some of this change within the population does not relate specifically to 
net changes in numbers of people or households, and so it may not look like changing demand 
for net housing stock, but it can result in a change in demand for different dwelling types. 

This is evidenced by the number of rentals and sales that occur each year, compared to the net 
increase in households and dwellings. From 2009 to 2016, on an average annual basis in Moreton 
Bay, there was a 3,500 new additional dwellings, 8,600 dwelling sales and 3,045 rental 
turnovers/additional rentals5. The issue of planning for net growth in dwellings needs to be 
viewed as supplementing the existing housing stock, not as isolated additions to housing stock. 

For example, in a given area, two single people may form a couple and want a larger home, here 
the number of households decreased by one, but there is demand for a different dwelling. 
Alternatively a couple may have a child or second or third child and similarly look for a different 
home without changing the number of dwellings needed. There is demand for a different 
dwelling but not necessarily an additional dwelling. Or an empty nester couple wants to 
downgrade to a lower-maintenance property. Once again a housing transition occurs without a 
net change in dwelling stock. 

 

 
 

4 Source: ID Consulting. 
5 Estimated and derived from published rental bond data 



Moreton Bay Regional Council Residential Land Supply Assessment _Final V1.0 66 
 

Additionally, caution must be exercised when looking at the connection between household 
types and dwelling types from the Census, particularly when drawing inferences about 'expressed 
demand' or 'housing preference' and ‘housing need’. There are two key issues that must be 
understood when considering household demand for particular dwelling types: 

• The choices of the past have been somewhat limited due to the overwhelming majority 
of stock being only one type, namely separate houses on a large suburban lot. While 
there are clear patterns of household size and type and dwelling size and type 
preferences, this data (usually from the Census) really tells us nothing of any unrealized 
demand for different dwelling types due to a lack of supply. 

While recent years have seen the necessary increase of medium and higher density 
housing forms these forms have not been popular in the past when cheap land and 
housing was readily available. Many housing markets around the world show that the 
large separate house is not necessarily the only way for families to live. 

It is impossible to say what latent demand exists within the housing market for 
alternative types of dwellings, however the best evidence we have that there is some, if 
not a lot of demand for these is the recent strong levels of higher density housing 
construction across Moreton Bay. We are now seeing the types of housing constructed 
that were in the "it will never happen/ too-hard basket”, less than 10 years ago. 

• Secondly, the specific circumstances of each household, and thus the type of dwelling it 
demands, is not indicated by simply looking at the household type. Specific examples of 
this are small households that want or need a larger dwelling. This might include an 
elderly couple or single person household who do not want to move for sentimental 
reasons, or cannot afford the transaction cost of downsizing. It might include a single 
parent whose children spend most of their time with the other parent, but additional 
space is required for visiting weekends. Conversely there are social trends such as co- 
sleeping where young families choose to share a bedroom and a bed for years after when 
traditional demand would suggest they need extra bedrooms. 

At the large scale level, these nuances are masked by the large numbers and general trends. 
However, at the local level this complexity and diversity mean that the numbers we have today, 
do not necessarily give a detailed picture of future demand. 

Composition and availability 
Following on from the capacity of the existing housing stock to cater for demand, is the issue of 
this stock becoming available or accessible and what the composition of this available stock is. 
The specific availability of certain types of supply, which may become available randomly, more 
or less at different times, can pull in demand from other possible locations or pull forward 
demand - i.e. creating new opportunities for household formation. 

An example of this is when an older suburbs sees house prices dip below average, thus becoming 
more attractive for younger or lower income purchasers or renters. This can result in a boost to 
demand in this area, pulling in households from other relatively more expensive areas, or areas 
with less availability of supply and potentially encouraging new household formation, such as 
when adult child decides they can afford to move out on their own or in with a group of friends. 

4.3 Dwelling Projections 
Graph 12 summarises the projected population based demand scenarios for residential dwellings 
across the municipal area of Moreton Bay. In addition, it highlights historic actual lot construction 
and residential building approvals – both a measure of historic expressed dwellings demand. 
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From 2016 to 2041 the key differences of the three dwelling projection scenarios are summarised 
in the table below. 

Table 5: Dwelling Projection Scenarios, 2016 to 2041 
Dwelling Projection Scenario 2016 to 2041 

 

 Low Medium High 
Total Dwelling Requirement 70,965 88,332 106,061 
Average Annual Dwelling Requirement 2,839 3,533 4,242 
Average Annual % Growth 1.5% 1.7% 2.0% 

Source: Queensland Government Statistician’s Office: Population, Household & Dwelling Projections 

Graph 12: Historic and Projected Demand for Residential Dwellings, 2009 to 2041 

 

Source: Queensland Government Statistician’s Office: Population, Household & Dwelling Projections. 
Australian Bureau of Statistics, Catalogue No.8731.0. 
Spatial Economics Pty Ltd 

 

Demand Projections – Medium Growth Scenario 
Projected dwelling requirements sourced from the Queensland Government indicate that from 
2016 to 2041 there will be a total dwelling requirement of 88,332 across the municipal area (3,533 
average per annum). For specific time cohorts average annual dwelling requirements include: 

• 2016 to 2021 – 3,601; 

• 2021 to 2026 – 4,082; 

• 2026 to 2031 – 3,678; 

• 2031 to 2036 – 3,454; and 

• 2036 to 2041 – 2,851. 

The above dwelling requirements equate to an average annual 1.7% dwelling growth requirement 
(measured from 2016 to 2041). 
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The dwelling projections illustrate decreasing growth (both growth rate and volume) over time. 
From 2016 to 2021 it has been projected that there will be an average annual dwelling 
requirement of around 3,600 – 2.1% growth rate. It is projected that by 2036 to 2041 the average 
annual dwelling requirement will be around 2,850 per annum - a growth rate of 1.2% per annum. 

Demand Projections – High Growth Scenario 
Projected dwelling requirements sourced from the Queensland Government indicate that from 
2016 to 2041 there will be a total dwelling requirement of 106,061 across the municipal area 
(4,242 average per annum). For specific time cohorts average annual dwelling requirements 
include: 

• 2016 to 2021 – 4,196; 

• 2021 to 2026 – 4,849; 

• 2026 to 2031 – 4,438; 

• 2031 to 2036 – 4,140; and 

• 2036 to 2041 – 3,589. 

The above dwelling requirements equate to an average annual 2.0% dwelling growth 
requirement (measured from 2016 to 2041). 

The dwelling projections illustrate decreasing growth (both growth rate and volume) over time. 
From 2016 to 2021 it has been projected that there will be an average annual dwelling 
requirement of around 4,200 – 2.4% growth rate. It is projected that by 2036 to 2041 the average 
annual dwelling requirement will be around 3,600 per annum - a growth rate of 1.4% per annum. 

Demand Projections – Low Growth Scenario 
Projected dwelling requirements sourced from the Queensland Government indicate that from 
2016 to 2041 there will be a total dwelling requirement of 70,965 across the municipal area (2,839 
average per annum). For specific time cohorts average annual dwelling requirements include: 

• 2016 to 2021 – 3,013; 

• 2021 to 2026 – 3,328; 

• 2026 to 2031 – 2,929; 

• 2031 to 2036 – 2,774; and 

• 2036 to 2041 – 2,149. 

The above dwelling requirements equate to an average annual 1.5% dwelling growth requirement 
(measured from 2016 to 2041). 

The dwelling projections illustrate decreasing growth (both growth rate and volume) over time. 
From 2016 to 2021 it has been projected that there will be an average annual dwelling 
requirement of around 3,000 – 1.8% growth rate. It is projected that by 2036 to 2041 the average 
annual dwelling requirement will be around 2,150 per annum - a growth rate of 0.9% per annum. 

4.2   Household Type Projections 
Projections by household type have been produced by the Queensland Government Statistician’s 
Office for the period of 2016 to 2036. Household type projections provide useful insights to 
potential changes to the composition of future demand drivers. The household type projections 
are based on the medium forecast growth scenario. 

The largest and fastest growth in households across the municipal area of Moreton Bay will be 
families with children, growing at an average annual rate of 1.9% or 1,750 households per annum 
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from 2016 and 2036. This household type is projected to represent 47% of the change in 
household structure to 2036. 

The next largest (in terms of absolute growth) household type is couples without kids, projected to 
grow at 1,025 households per annum, a 1.9% growth rate. The growth of couples without kids 
households will largely reflect the ageing of the existing population (i.e. children leaving home). 

Lone person households are projected to grow at 811 households per annum – a 2.0% growth 
rate. 

Looking at the growth in smaller household types from a demand composition perspective there 
is a significant opportunity for the housing development industry for the provision of further 
diversification of dwelling stock, particularly medium/higher density products in close proximity 
to high urban amenity areas. As explained previously, this will not necessarily cater for new 
residents, however offer opportunities for existing households to change dwelling types as 
household characteristics change. 

Graph 13: Projected Proportional Growth in Households by Type, Moreton Bay Regional Council 
– 2016 to 2036 

 

Source: Queensland Government Statistician’s Office: Population, Household & Dwelling Projections. 
 

 

Key Issues 
Population, household and dwelling projections are a central input to analysing possible future 
housing demand. When using them for strategic planning purposes it is important to understand 
that they are ‘projections’ and are based on the most recent data/trends/information available – 
and are developed through a set of comprehensive assumptions. These assumptions will 
inevitably change in the future. It is critical that any projections are routinely and continually 
monitored and updated as major demographic trends, and therefore assumptions change. 

Caution is highlighted in using all projections. Any formulation and subsequent implementation 
of planning/policy/strategy projects should consider bother upper and lower growth ranges to a 
presented set of demand projections to encompass a range of possible future growth outcomes. 
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The rate of growth in housing demand across the municipal area of Moreton Bay will, to a large 
degree, be dependent on macro level demand, i.e. national, state, metropolitan and regional 
population growth. Housing demand within the Moreton Bay Regional Council will not be 
independent of population growth at higher order geographic areas. 

Dwelling Projections 
These are formed from allocating large area demand and are constrained by realistic assumptions 
about opportunities to supply additional housing. If the constraints on supply are eased or 
restricted then the dwelling projection can and will change (sometimes dramatically). 

Dwelling projections are largely a function of population growth, changes to population growth 
at a national, state, metropolitan and regional level will impact population growth rates across 
the municipality of Moreton Bay, and therefore dwelling projections. 

Household Type Projections 
All household types are projected to grow strongly. The majority of growth (47%) will continue to 
be for family types with children. 

However, family types without children are anticipated to increase by around 1,800 per annum, 
this largely reflects the ageing of the existing population. 

Together with the ageing population, smaller, affordable and low-maintenance dwellings may 
see increasing demand, although demand is likely to remain for separate houses or semi- 
detached units. 

There is a substantial element of uncertainty in the forecasting of local housing demand and 
planning for local housing supply. Land use planning policy responses can result in: 

- unfettered supply that is likely to cause localised social and economic problems and ultimately a 
community backlash; and 

- controls that are too tight will cause problems of a different kind by restricting housing choice, 
adversely affecting housing affordability and diverting demand to adjacent areas and if pushed to 
extremes, limit economic growth, increase housing stress and add to homelessness. 

Planning should lean on the side of assuming stronger growth overall in any given market 
segment and focus on strategies and policies that encourage a mixture of development and 
redevelopment that allow the demand to 'sort itself out'. 

Regular monitoring can detect any significant changes in demand, land supply, and yield and if 
appropriate triggers are identified can enable early strategic planning initiatives at the precinct 
level. 

Household changes do not necessarily require a new dwelling, there are many more housing 
choices available than just the new dwellings being added. 

Planning for dwelling growth is only catering to one segment of demand and needs to be viewed 
as supplementing the existing housing stock, not as isolated additions to housing stock. 

In any period, the total demand for dwellings is met only in part by new housing stock and net 
population growth is only one of the drivers of demand for dwellings. 

Providing a wide range of options in terms of dwelling type, affordability, accessibility and 
locations is most likely to provide for changing housing needs and maintain and encourage 
diversity. 
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5.1 ADEQUACY OF MAJOR RESIDENTIAL LAND STOCKS 

 

 

With the amount of supply and demand estimated, it is possible to describe the results in years of 
supply (a simple and understandable measure). For example it can be stated that there are X 
years of supply based on projected demand within a given housing market and by supply type. 

This succinct way of describing adequacy is standard across most State Governments in Australia 
and incorporates a wealth of information into a single figure. A series of adequacy numbers can 
be provided to reflect differing demand scenarios. These adequacy measures can also be broken 
into zoned and unzoned land stocks. 

It is also possible to describe adequacy in a qualitative sense but with both the private and public 
sector familiar to this methodology, it seems appropriate to adopt the above approach. Years of 
supply can also be linked to trigger points relating to the need for additional land and more 
importantly triggering specific strategic land use planning responses. The adequacy of major 
residential land supply sources (greenfield and major infill land) is calculated as a residual taking 
into account the state of the other supply types. 

In the last decade the Victorian State Government has used a broad benchmark for land supply 
for residential land at a municipal level of at least 15 years. This benchmark of 15 years of supply 
of residential land takes into account both zoned and unzoned land.  For a period of time the 
State Government also had a policy of 10 years of zoned residential land. These benchmarks were 
developed taking into account the business and economic cycles of the development industry 
and the planning process to ensure a timely and non-restrictive supply of residential land. 

According to the Productivity Commission’s report “Performance Benchmarking of Australian 
Business Regulation: Planning, Zoning and Development Assessments” 

“There is general agreement that a supply of undeveloped land sufficient to meet 15 years of 
projected demand is required to both avoid speculative pressure and aid efficient 
‘production’ of land.” 

Adequacy measures in Australian states where they are applicable range from a minimum of 15 
years to 25 years. 

ShapingSEQ: Draft South East Queensland Regional Plan, October 2016 states: 

“At all times, SEQ local governments will be required to have at least 15 years supply of 
land—land that has been zoned and is able to be serviced.” 

A 15 year supply of developable land also allows for other factors that can impede efficient 
development of land including: lack of competition where one or two developers can control the 
market and hence pricing, and reluctant land owners who do not want to develop their land. 

There are other qualitative assessments that assist in the understanding of the residential land 
market. These include an understanding of the number of developers/land owners to provide a 
measure of the level of competition; the number of development fronts that are active which also 
indicates a level of competition; and the pattern of development and the delivery of 

Key Findings 
In terms of zoned major residential land stocks it is estimated based on the identified supply and 
projected demand scenarios, there are sufficient land stocks to satisfy between 21 and 33 years 
of demand across the municipal area of Moreton Bay. 

In terms of unzoned land supply stocks, there is sufficient land to satisfy an additional 4 to 6 
years of demand. In total (both zoned and unzoned) major residential land stocks, there is 
sufficient supply to satisfy between 25 to 39 years of projected demand. 
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infrastructure as particular parcels of land are highly cost dependent on the adjacent parcel of 
land delivering infrastructure to the gate. 

An adequacy measure provides decision makers a reasonable sense of how many years of supply 
are remaining, there is a need to understand when either land needs to be rezoned for residential 
use or when new investigation areas need to be identified and strategic planning processes 
invoked to ultimately result in development ready residential land stocks . There are no hard and 
fast rules for these trigger points. A benchmark that has been used in the past by the Victorian 
State Government is that there should be a 10 year minimum of zoned residential land. Again this 
is not a definitive target but a useful guide that needs to be considered along with other relevant 
local information. When analysing these trigger point, the level of urban infill that has been 
incorporated into determining the years supply should be considered. 

Trigger points are not definitive, they are a tool that decision makers can refer to when deciding 
to rezone land or investigate new areas. They are dependent on expected lead times in the 
completion of rezoning and the identification of new areas and associated strategic planning 
actions. 

The trigger points for each land supply assessment area will be different as the circumstances for 
each area will differ. For example if a small regional town requires new residential land, the 
amount of new land required will not be large and the process of selecting the land and getting it 
rezoned will not be as time consuming. However, as shown by experience, for larger master 
planned land release areas, the lead time for new land to be rezoned can take considerably 
longer. 

Trigger points need to provide adequate lead times for planning and rezoning of the land to 
ensure the timely provision of zoned land that is development ready. These trigger points need to 
be determined through consultation with relevant stakeholders. 

5.2 Years of Supply - Major Residential Land Stocks 
This report incorporates the most recently available demand figures to project dwelling 
requirements and the resultant years of supply of major residential land stocks. Three demand 
projection scenarios are used (low, medium & high) that are sourced from the Queensland State 
Government (2015). 

At a municipal level, projected dwelling requirements illustrate that from 2016 to 2041 there will 
be: 

• Low growth scenario - a total dwelling requirement of 70,965 (2,839 average per annum 
or 1.5% growth rate); 

• Medium growth scenario - a total dwelling requirement of 88,332 (3,533 average per 
annum or 1.7% growth rate); and 

• High growth scenario - a total dwelling requirement of 106,061 (4,242 average per 
annum or 2.0% growth rate). 

The medium growth projection scenario closely reflects the current level of residential 
development activity and is used within the 2016 Draft South East Queensland Region Plan. 

Based on historic (July 2009 to July 2016) lot/dwelling construction activity it is estimated that 
across the LGA of Moreton Bay, 83% of dwelling requirements were for major residential supply 
sources (greenfield and major infill). 

Analysis has been undertaken to estimate the years of major residential land supply sources for 
the municipal area of Moreton Bay. In estimating the years of residential land supply only zoned 
and unzoned major residential land supply types are considered. In the assessment of adequacy 



Moreton Bay Regional Council Residential Land Supply Assessment _Final V1.0 73 
 

or establishing the estimated years of supply, the demand component for the above supply types 
are estimated via the assessment of historic construction. 

Alternative adequacy scenarios pertaining to the increased share of non-greenfield/major infill 
has not been undertaken, as the current share of 83% of greenfield/major infill is seen as a 
maximum share of development. This was recognised with consultation with the UDIA Qld – 
Moreton Bay chapter that it is more than likely that this share will decrease in the future. 
However, three total growth scenarios are presented – low, medium and high. 

Table 6 and Graph 14 summarise the estimated years of supply by demand scenario for major 
residential land stocks across the municipal area of Moreton Bay at 2016. 

In terms of zoned major residential land stocks it is estimated based on the identified supply and 
projected demand scenarios, there are sufficient land stocks to satisfy between 21 and 33 years 
of demand across the municipal area of Moreton Bay. 

In terms of unzoned land supply stocks, there is sufficient land to satisfy an additional 4 to 6 
years of demand. In total (both zoned and unzoned) major residential land stocks, there is 
sufficient supply to satisfy between 25 to 39 years of projected demand. 

Table 6: Estimated Years of Major Residential Land Supply, 2016 
 

Zoned Un-zoned Total 
  Stock Stock Stock   

Low Growth Scenario 33 6 39 
Medium Growth Scenario 26 5 31 
High Growth Scenario 21 4 25 

Source: Spatial Economics Pty Ltd 

Graph 14: Adequacy of Major Residential Land Stocks – Moreton Bay Regional Council Area, 
2016 

 

Source: Spatial Economics Pty Ltd 

As note previously, dwelling projections invariably change and it is prudent from a strategic land 
use planning perspective to allow for a variety of future demand scenarios. Spatial Economics 
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consider that there is currently sufficient major residential land stocks to cater for a variety of 
demand scenarios. 

It is recommended that both the demand and supply of residential land is regularly monitored so 
as if any significant changes occur in terms of expected demand or changes to the availability or 
yield of identified land stocks, early strategic planning initiatives can be employed to mitigate the 
changed circumstance. 

Spatial Economics consider the adequacy assessment as conservative, a conservative approach 
was purposely employed so as not to ‘over-estimate’ land stocks and or under-estimate demand. 

The core conservative methodological approaches includes: 

• Assuming a constant share of demand for major residential land stocks at 83% of total 
demand. It is reasonable to expect over a 25 year future development period that the 
share of dispersed infill and redevelopment site development activity will increase, 
particularly around high amenity areas in closer proximity/access to Brisbane. 

• The implied density of undeveloped major residential land of 379 sqm is close to currently 
achieved construction densities. It is reasonable to expect over a 25 year future 
development period that the typical density of residential development to increase, 
therefore resulting in higher lot/dwelling yields per site; and 

• A significant quantum of ‘marginal’/’under-utilised’/’potential’ major infill sites were 
excluded from the assessment. It is likely that a proportion of these sites will be 
developed over a 25 year development period (and evidenced by historical lot 
construction) However, it was considered that the inclusion of ‘marginal’ development 
sites would ultimately over-exaggerate the realisable residential supply outlook. 

In estimating the years of residential land supply only zoned and unzoned major residential land 
supply types are considered and excludes the contribution of dispersed infill, high density and 
rural residential land supply. Only the demand component for major residential land stocks is 
considered with the matching supply type i.e. major residential land. 

 

 
  

Key Issues 
A range of scenarios have been produced reflecting the uncertainty around demand and supply. 
Demand has the capacity to accelerate and reduce the years of supply. Conversely, there is 
potential for dispersed infill/high density redevelopment to increase which would reduce demand 
for major residential land stocks and subsequently increase the years of supply. 

Assumptions pertaining to major residential land stock capacity is largely based on recent trends, 
current permit activity and a short/medium term view on development densities. If densities that 
are currently being achieved within other comparable growth areas across Australia, the years of 
major residential supply will be substantially extended. This may have a flow on impact 
(increased densities) of altering demand levels. 

In terms of total major residential land supply (zoned and unzoned), there is well in advance of 
over 25 years supply. Based on this current level of stock, there is no need for detailed strategic 
planning work to investigate and identify additional areas for residential expansion. 

It is recommended that both the supply and demand for residential land is regularly monitored so 
as to identify any potential changes to both the supply and demand outcomes, allowing sufficient 
lead time to mitigate any potential land supply issues. 
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Table1: Major Land Supply Stocks by Location (Lots) 2016 (refer Table 1 page 40 of the report) is 
reproduced below.  This table provides the summary of residential lot yields included in the Residential land 
supply study.  The yields are considered to be conservative.  This addendum provides summary information 
about land supply, constraints and provides a summary indication of the net residential densities typically 
associated with these yields.  
 
Table 1: Lot Yields 

Dwelling Yield - Lots Lot yields from major land supply areas 

Region sa2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Total Major 

Supply 

Caboolture 
 
 
 
 
 
 
 
 
 
 
 
 
 

Beachmere - Sandstone Point  590 181 771 
Bribie Island  936 67 1,003 
Burpengary 93 4,234 60 4,387 
Burpengary - East 1,554 1,330  2,884 
Caboolture 157 2,161 218 2,661 
Caboolture - South  2,093 283 2,376 
Deception Bay  2,170 272 2,442 
Elimbah  72  72 
Morayfield 7,000 9,646  16,646 
Morayfield - East  1,750 236 1,986 
Narangba 246 5,294 202 5,742 
Upper Caboolture  8,979  8,979 
Wamuran  17,238 18 17,256 
Woodford - D'Aguilar  698  698 

Caboolture Total   9,175 57,191 1,537 67,903 

Pine Rivers 
  
  
  
  
  
  
  
  
  
  
  

Albany Creek   320 320 
Bray Park  48  48 
Cashmere 4,400 1,230  5,630 
Dakabin - Kallangur  2,528 634 3,162 
Dayboro  25  25 
Hills District   465 465 
Lawnton 330 887 23 1,240 
Murrumba Downs - Griffin  2,875 278 3,153 
North Lakes - Mango Hill  4,419 121 4,540 
Petrie  2,547 29 2,576 
Samford Valley  80  80 
Strathpine - Brendale  664  664 

Pine Rivers Total   4,730 15,303 1,870 21,903 

Redcliffe 
  
  
  

Margate - Woody Point   148 148 
Redcliffe   146 146 
Rothwell - Kippa-Ring  401 43 444 
Scarborough - Newport  2,000  2,000 

Redcliffe Total    2,401 337 2,738 
Grand Total   13,780 74,895 3,744 92,419 
 
 
 
  

Addendum added to final report explaining how constraints were factored into the land supply 
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Table 2: Provides the Area of Major Land Supply by Supply Type for each of the regions and SA2’s in Table 
1. 
 
Table 2. Major Land Supply 

Area Ha  Major Land Supply (Ha)  

Region sa2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Grand Total 

Caboolture 
  
  
  
  
  
  
  
  
  
  
  
  
  

Beachmere - Sandstone Point 
 98 17 116 

Bribie Island 
 136 4 140 

Burpengary 10 246 3 258 
Burpengary - East 211 188  399 
Caboolture 17 164 19 200 
Caboolture - South 

 173 19 193 
Deception Bay 

 141 18 158 
Elimbah 

 9  9 
Morayfield 491 566  1,057 
Morayfield - East 

 174 47 221 
Narangba 31 356 9 396 
Upper Caboolture 

 565  565 
Wamuran 

 1,003 3 1,006 
Woodford - D'Aguilar 

 124  124 
Caboolture Total   760 3,944 138 4,842 

Pine Rivers 
  
  
  
  
  
  
  
  
  
  
  

Albany Creek 
  41 41 

Bray Park 
 8  8 

Cashmere 346 87  433 
Dakabin - Kallangur 

 233 27 260 
Dayboro 

 3  3 
Hills District 

  28 28 
Lawnton 29 152 1 182 
Murrumba Downs - Griffin 

 229 11 240 
North Lakes - Mango Hill 

 278 3 281 
Petrie 

 111 1 111 
Samford Valley 

 6  6 
Strathpine - Brendale 

 54  54 
Pine Rivers Total   375 1,158 112 1,645 

Redcliffe 
  
  
  

Margate - Woody Point 
  1 1 

Redcliffe 
  1 1 

Rothwell - Kippa-Ring 
 40 5 45 

Scarborough - Newport 
 135  135 

Redcliffe Total   
 176 7 182 

Grand Total   1,135 5,277 257 6,669 
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Interactive mapping is provided by Council that identifies the areas of major land supply and the hard and 
soft constraints considered by Council for the purpose of assessing land supply.  Table 3 lists the 
constraints. 
 
Table 3: Constraints 

Hard constraint Soft constraints 
Bulk water supply infrastructure buffer – 20m Overland flow path 
Community activity Gas Pipeline Buffer - 200m 
Electricity supply substation buffer - 10m Medium risk flood hazard area 

Erosion prone area (State Planning Policy) MLES - Matters of Local Environmental 
Significance  

High risk flood hazard area MSES - Matters of State Environmental 
Significance  

High risk storm tide inundation area Pumping station buffer 
High voltage electricity line buffer  
Lake Samsonvale and Lake Kurwongbah setback – 400m  
Landfill site  
Landfill site buffer - 200m  
Medium risk storm tide inundation area  
Neighbourhood hub  
Property containing bulk water facility  
Proposed arterial  
Proposed district collector  
Proposed local collector  
Proposed sub-arterial  
Resource processing area  
Riparian and Wetland Setbacks  
Separation area  
Unformed Road (Strategic Framework Road Investigation 
Corridor)  

Very high Potential Bushfire Intensity  
Wastewater treatment site  
Wastewater treatment site buffer - 400m  
Wetland  
 
In undertaking the land supply assessment Council has considered the constraints in assessing the potential 
development yield from the major land supply areas. 

• Hard constraints are treated as unavailable for development in the residential land supply study.  As 
illustrated below there are examples of situations in which hard constraints are proposed to be 
substantially reconfigured to facilitate development outcomes (i.e. Newport, Capestone, Riverbank 
and North East Business Park) in which case the development yields identified through the planning 
process have been included in the yield calculations.   

• Soft constraints are treated as affecting the outcomes of development and potentially affecting yields 
but do not preclude development.    

The following figures illustrate how the constraints have been dealt with in actual applications within Moreton 
Bay.   
 
Figure 1 
The image on the left shows the extent of major land supply overlaid with constraints.  The image on the 
right shows the same area with development outcomes.  Developed areas which no longer contribute to 
future land supply are shown overlaid on the mapped soft constraint areas to demonstrate how soft 
constraints do not preclude development.   
Addendum added to final report explaining how constraints were factored into the land supply 
assessment.  



 
 
Figure 2: 
The soft constraint area in blue on the left does not preclude approval of a master plan that provides for 
development in part of this area. 
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Figure 3 
This figure shows the hard and soft constraints at Warner and the draft master plan.  Some areas under soft 
constraints have been included in proposed future development areas. 

 
 
Figure 4 
Figure 4 shows the extent of hard constraint in Newport and the master plan.  The structure planning 
process has resulted in substantial agreed changes to the site pre and post development to facilitate 
development outcomes and increase development yields. 

 
  

Addendum added to final report explaining how constraints were factored into the land supply 
assessment.  



Figure 5 
North East Business Park master plan showing proposed development in constrained areas. The master 
plan outcomes provide for development of some areas under soft constraints. 

 
 
Figure 6 
Riverbank development includes development of some areas under hard constraint.  
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Figure 7 
The Reserve includes development on land under soft constraint. 

 
In estimating land supply Council has assumed that land under hard constraint is unavailable for 
development, and that 50% of land under soft constraint may be developed.  Where a specific development 
application or master plan outcome has modified the constraint the yield from the approval or master plan 
has been included in the assumptions.  The following tables provide the areas (Ha) under hard and soft 
constraint for each region and SA2. 
 
Table 4: Provides the area of hard constraints by region and SA2. 

Hard Constraints Ha Area of major land supply under hard constraint  

Region Sa2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Grand Total 

Caboolture 
  
  
  
  
  
  
  
  
  
  
  
  
  

Beachmere - Sandstone Point   35.5 3.3 38.8 
Bribie Island   33.1 0.7 33.8 
Burpengary   15.7 0.1 15.8 
Burpengary - East 109.2 55.6   164.8 
Caboolture 7.5 18.4 2.8 28.6 
Caboolture - South   27.8 3.6 31.4 
Deception Bay   7.1 1.7 8.7 
Elimbah   0.0   0.0 
Morayfield 60.4 43.9   104.3 
Morayfield - East   78.7 29.4 108.1 
Narangba 2.7 21.4 0.1 24.2 
Upper Caboolture   21.2   21.2 
Wamuran   56.7   56.7 
Woodford - D'Aguilar   61.3   61.3 

Caboolture Total   179.8 476.2 41.8 697.8 

Pine Rivers 
  
  
  
  
  
  
  
  
  
  
  

Albany Creek     14.5 14.5 
Bray Park         
Cashmere 71.7 6.8   78.5 
Dakabin - Kallangur   52.8 2.3 55.1 
Dayboro   0.2   0.2 
Hills District     1.1 1.1 
Lawnton 15.1 90.9 0.0 106.1 
Murrumba Downs - Griffin   47.8 4.6 52.4 
North Lakes - Mango Hill   52.1 0.1 52.2 
Petrie   55.0 0.0 55.0 
Samford Valley   0.2   0.2 
Strathpine - Brendale   25.8   25.8 
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Hard Constraints Ha Area of major land supply under hard constraint  

Region Sa2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Grand Total 

Pine Rivers Total   86.8 331.7 22.6 441.2 

Redcliffe 
  
  
  

Margate - Woody Point     0.0 0.0 
Redcliffe         
Rothwell - Kippa-Ring   15.3 2.5 17.9 
Scarborough - Newport   52.0   52.0 

Redcliffe Total     67.3 2.6 69.9 
Grand Total   266.6 875.3 67.0 1,208.8 

 
Table 5: Provides the area of soft constraint by region and by SA2. 

Soft Constraints Ha Area of major land supply under soft constraint   

Region SA2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Grand Total 

Caboolture 
  
  
  
  
  
  
  
  
  
  
  
  
  

Beachmere - Sandstone Point   18.8 2.9 21.7 
Bribie Island   22.3 0.3 22.6 
Burpengary 5.4 64.2 1.0 70.5 
Burpengary - East 55.2 67.6   122.8 
Caboolture 2.3 26.7 9.5 38.5 
Caboolture - South   22.6 1.7 24.2 
Deception Bay   34.6 2.1 36.7 
Elimbah   2.2   2.2 
Morayfield 229.2 116.6   345.8 
Morayfield - East   17.0 5.6 22.6 
Narangba 10.3 72.1 2.4 84.8 
Upper Caboolture   49.3   49.3 
Wamuran   140.9 1.6 142.4 
Woodford - D'Aguilar   12.2   12.2 

Caboolture Total   302.4 666.8 27.0 996.2 

Pine Rivers 
  
  
  
  
  
  
  
  
  
  
  

Albany Creek     9.9 9.9 
Bray Park   2.2   2.2 
Cashmere 93.4 20.7   114.2 
Dakabin - Kallangur   63.8 3.4 67.3 
Dayboro   1.0   1.0 
Hills District     10.0 10.0 
Lawnton 0.6 9.7 0.2 10.4 
Murrumba Downs - Griffin   42.6 1.2 43.8 
North Lakes - Mango Hill   47.8 0.1 47.9 
Petrie   17.7 0.1 17.8 
Samford Valley   0.1   0.1 
Strathpine - Brendale   1.9   1.9 

Pine Rivers Total   94.0 207.6 24.9 326.4 

Redcliffe 
  
  
  

Margate - Woody Point         
Redcliffe     0.0 0.0 
Rothwell - Kippa-Ring   4.7   4.7 
Scarborough - Newport   6.5   6.5 

Redcliffe Total     11.2 0.0 11.2 
Grand Total   396.4 885.6 51.9 1,333.9 
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Note the soft constraint areas in the above table are exclusive of overlapping hard constraints to avoid 
double counting of the constrained land. 
 
Table 6: Provides the area constraint by region and by SA2 derived from combining 100% hard constraint 
and 50% soft constraint areas as a composite constrained area. 
 
Table 6 

Composite constraint (hard + 50% soft) Area of major land supply assumed under constraint  

Region SAa2 Unzoned 
Greenfield 

Zoned 
Greenfield 

Zoned 
Major 

Grand 
Total 

Caboolture 
  
  
  
  
  
  
  
  
  
  
  
  
  

Beachmere - Sandstone Point 0.0 44.9 4.8 49.7 
Bribie Island 0.0 44.3 0.9 45.1 
Burpengary 2.7 47.8 0.6 51.1 
Burpengary - East 136.8 89.4 0.0 226.2 
Caboolture 8.6 31.7 7.5 47.8 
Caboolture - South 0.0 39.0 4.4 43.5 
Deception Bay 0.0 24.3 2.7 27.1 
Elimbah 0.0 1.1 0.0 1.1 
Morayfield 175.0 102.2 0.0 277.2 
Morayfield - East 0.0 87.1 32.3 119.4 
Narangba 7.9 57.4 1.3 66.6 
Upper Caboolture 0.0 45.8 0.0 45.8 
Wamuran 0.0 127.1 0.8 127.9 
Woodford - D'Aguilar 0.0 67.4 0.0 67.4 

Caboolture Total   331.0 809.6 55.3 1,195.9 

Pine Rivers 
  
  
  
  
  
  
  
  
  
  
  

Albany Creek 0.0 0.0 19.5 19.5 
Bray Park 0.0 1.1 0.0 1.1 
Cashmere 118.4 17.2 0.0 135.6 
Dakabin - Kallangur 0.0 84.7 4.0 88.8 
Dayboro 0.0 0.7 0.0 0.7 
Hills District 0.0 0.0 6.0 6.0 
Lawnton 15.4 95.7 0.1 111.3 
Murrumba Downs - Griffin 0.0 69.2 5.2 74.4 
North Lakes - Mango Hill 0.0 76.0 0.2 76.1 
Petrie 0.0 63.9 0.0 63.9 
Samford Valley 0.0 0.2 0.0 0.2 
Strathpine - Brendale 0.0 26.8 0.0 26.8 

Pine Rivers Total   133.8 435.5 35.0 604.4 

Redcliffe 
  
  
  

Margate - Woody Point 0.0 0.0 0.0 0.0 
Redcliffe 0.0 0.0 0.0 0.0 
Rothwell - Kippa-Ring 0.0 17.7 2.5 20.2 
Scarborough - Newport 0.0 55.3 0.0 55.3 

Redcliffe Total   0.0 73.0 2.6 75.5 
Grand Total   464.8 1,318.1 92.9 1,875.8 
 
Table 7: Provides the developable area by region and SA2. 

Developable area Land supply - 100% hard constraint and 50% soft constraint 

Region SA2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Total Major 

Supply 
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Developable area Land supply - 100% hard constraint and 50% soft constraint 

Region SA2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Total Major 

Supply 

Caboolture 
  
  
  
  
  
  
  
  
  
  
  
  
  

Beachmere - Sandstone Point 0 54 13 66 
Bribie Island 0 92 3 95 
Burpengary 7 198 2 207 
Burpengary - East 74 99 0 173 
Caboolture 9 133 11 153 
Caboolture - South 0 134 15 149 
Deception Bay 0 116 15 131 
Elimbah 0 8 0 8 
Morayfield 316 463 0 780 
Morayfield - East 0 87 14 101 
Narangba 23 299 8 330 
Upper Caboolture 0 520 0 520 
Wamuran 0 876 2 878 
Woodford - D'Aguilar 0 56 0 56 

Caboolture Total   429 3,134 83 3,646 

Pine Rivers 
  
  
  
  
  
  
  
  
  
  
  

Albany Creek 0 0 21 21 
Bray Park 0 7 0 7 
Cashmere 228 69 0 297 
Dakabin - Kallangur 0 148 23 171 
Dayboro 0 2 0 2 
Hills District 0 0 22 22 
Lawnton 14 56 1 71 
Murrumba Downs - Griffin 0 160 6 166 
North Lakes - Mango Hill 0 202 3 205 
Petrie 0 47 1 47 
Samford Valley 0 5 0 5 
Strathpine - Brendale 0 27 0 27 

Pine Rivers Total   242 723 77 1,041 

Redcliffe 
  
  
  

Margate - Woody Point 0 0 1 1 
Redcliffe 0 0 1 1 
Rothwell - Kippa-Ring 0 22 2 25 
Scarborough - Newport 0 80 0 80 

Redcliffe Total   0 103 4 107 
Grand Total   670 3,959 164 4,794 
 
Table 8: Provides a simple calculation of net residential densities derived from the dwelling yields (Table 1) 
and the developable area (Table 7).  Assumed net densities are achieved by a combination of detached and 
attached residential types. Given Moreton Bay has a high proportion of medium/high density development 
with 32% of all residential building approvals being for attached/other housing since 2009 and an increasing 
trend to greenfield lot density these densities can easily be achieved.   
 
Table 8. 
Net residential density Net Density (inclusive of local roads and parks excludes 

constrained areas)  

Region SA2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Total Major 

Supply 

Caboolture Beachmere - Sandstone   11 14 12 
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Net residential density Net Density (inclusive of local roads and parks excludes 
constrained areas)  

Region SA2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Total Major 

Supply 

  
  
  
  
  
  
  
  
  
  
  
  
  

Point 
Bribie Island   10 24 11 
Burpengary 14 21 26 21 
Burpengary - East 21 13   17 
Caboolture 28 16 20 17 
Caboolture - South   16 19 16 
Deception Bay   19 18 19 
Elimbah   9   9 
Morayfield 22 21   21 
Morayfield - East   20 16 20 
Narangba 11 18 25 17 
Upper Caboolture   17   17 
Wamuran   20 9 20 
Woodford - D'Aguilar   12   12 

Caboolture 
Total   21 18 19 19 

Pine Rivers 
  
  
  
  
  
  
  
  
  
  
  

Albany Creek     15 15 
Bray Park   7   7 
Cashmere 19 18   19 
Dakabin - Kallangur   17 27 18 
Dayboro   12   12 
Hills District     21 21 
Lawnton 24 16 32 18 
Murrumba Downs - Griffin   18 46 19 
North Lakes - Mango Hill   22 41 22 
Petrie   54 56 54 
Samford Valley   15   15 
Strathpine - Brendale   25   25 

Pine Rivers 
Total   20 21 24 21 

Redcliffe 
  
  
  

Margate - Woody Point     143 143 
Redcliffe     150 150 
Rothwell - Kippa-Ring   18 18 18 
Scarborough - Newport   25   25 

Redcliffe Total     23 78 26 
Grand Total   21 19 23 19 
 
The adequacy assessment of available land supply is considered to be conservative and purposefully seeks 
not to over-estimate land stocks or under-estimate demand. 
 
The major land supply assessment does not include dispersed infill development, or high rise development 
or rural residential development. 
 
As reported in the Residential land supply assessment there is an estimated major land supply sufficient to 
satisfy between 25 to 39 years of projected demand. 
 
A further refinement on the above analysis follows. 
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• The residential land supply report found that 32% of development in Moreton Bay was for 
medium/high density purposes; 

• Dispersed Infill (5%) and High density development (4%) accounts for 9% of all residential lot 
construction; 

• Therefore assume that the Major supply areas (Greenfield and Major Infill) account for 22% of 
medium density development. 

Table 9: Provides the dwelling split based on total yields from Table 1 and assuming 20% of all medium/high 
density lots have average lot size of 250m2 and the balance areas are developed for detached dwellings. 
 
Table 9. 

Region SA2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Major 

supply 

    Attach
ed 

Detach
ed 

Attach
ed 

Detach
ed 

Attach
ed 

Detach
ed 

Total 
Dwellings 

Caboolture 
Beachmere - 
Sandstone Point   118 472 36 145 771 

  Bribie Island   187 749 13 54 1,003 
  Burpengary 19 74 847 3,387 12 48 4,387 
  Burpengary - East 311 1,243 266 1,064   2,884 
  Caboolture 31 126 432 1,729 44 174 2,661 
  Caboolture - South   419 1,674 57 226 2,376 
  Deception Bay   434 1,736 54 218 2,442 
  Elimbah   14 58   72 
  Morayfield 1,400 5,600 1,929 7,717   16,646 
  Morayfield - East   350 1,400 47 189 1,986 
  Narangba 49 197 1,059 4,235 40 162 5,742 
  Upper Caboolture   1,796 7,183   8,979 
  Wamuran   3,448 13,790 4 14 17,256 
  Woodford - D'Aguilar   140 558   698 
Caboolture 
Total   1,810 7,240 11,438 45,753 307 1,230 67,778 

Pine Rivers Albany Creek     64 256 320 
  Bray Park    38   48 
  Cashmere 880 3,520 246 984   5,630 
  Dakabin - Kallangur   506 2,022 127 507 3,162 
  Dayboro   5 20   25 
  Hills District     93 372 465 
  Lawnton 66 264 177 710 5 18 1,240 

  
Murrumba Downs - 
Griffin   575 2,300 56 222 3,153 

  
North Lakes - Mango 
Hill   884 3,535 24 97 4,540 

  Petrie   509 2,038 6 23 2,576 
  Samford Valley   16 64   80 
  Strathpine - Brendale   133 531   664 
Pine Rivers 
Total   946 3,784 3,061 12,242 374 1,496 21,903 

Redcliffe Margate - Woody Point     148  148 
  Redcliffe     146  146 
  Rothwell - Kippa-Ring   80 321 43  444 
  Scarborough - Newport   400 1,600    2,000 
Redcliffe 
Total     480 1,921 337  2,738 

Grand Total   2,756 11,024 14,979 59,916 1,018 2,726 92,419 
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Table 10. Provides net density by region and SA2 derived from the dwelling types described in Table 9 
above. 
 
Table 10 

Region SA2 Unzoned 
Greenfield 

Zoned 
Greenfield Zoned Major Major 

supply 

    Attach
ed 

Detach
ed 

Attach
ed 

Detach
ed 

Attach
ed 

Detach
ed 

Total 
Dwellings 

Caboolture 
Beachmere - 
Sandstone Point     28 10 28 13 12 

  Bribie Island     28 9 28 23 11 
  Burpengary 28 12 28 20 28 26 21 
  Burpengary - East 28 20 28 12     17 
  Caboolture 28 16 28 15 28 18 17 
  Caboolture - South     28 14 28 18 16 
  Deception Bay     28 17 28 17 19 
  Elimbah     28 8     9 
  Morayfield 28 21 28 20     21 
  Morayfield - East     28 19 28 15 20 
  Narangba 28 9 28 16 28 24 17 
  Upper Caboolture     28 16     17 
  Wamuran     28 18 28 8 20 
  Woodford - D'Aguilar     28 11     12 
Caboolture 
Total   28 20 28 17 28 17 19 

Pine Rivers Albany Creek         28 14 15 
  Bray Park     28 6     7 
  Cashmere 28 18 28 16     19 
  Dakabin - Kallangur     28 16 28 27 18 
  Dayboro     28 10     12 
  Hills District         28 20 21 
  Lawnton 28 23 28 14 28 33 18 

  
Murrumba Downs - 
Griffin     28 17 28 55 19 

  
North Lakes - Mango 
Hill     28 21 28 46 22 

  Petrie     28 71 28 74 54 
  Samford Valley     28 13     15 
  Strathpine - Brendale     28 24     25 
Pine Rivers 
Total   28 18 28 20 28 24 21 

Redcliffe Margate - Woody Point         148 0 143 
  Redcliffe         146 0 150 
  Rothwell - Kippa-Ring     23 17 23 0 18 
  Scarborough - Newport     23 25     25 
Redcliffe 
Total       23 23 88 0 26 

Grand Total   28 19 28 18 36 20 19 
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Residential land supply report summary statistics. 

Assumptions Unzoned 
Greenfield 

Zoned 
Greenfield 

Zoned 
Major 

Total Major 
Supply 

Land supply (Ha) 1,135 5,277 257 6,669 
Constrained land (Ha) 465 1,318 93 1,876 
Developable area accounting for constraints (Ha) 670 3,959 164 4,794 
Overall density (dwellings/ha developable area) 20.56 18.92 22.82 19.28 
Attached dwellings 2,756 14,979 1,018 18,753 
Attached development density (net) 28 28 36 28 
Detached dwellings 11,024 59,916 2,726 73,666 
Detached development density (net) 19 18 20 18 
Lot yields 13,780 74,895 3,744 92,419 
 
The above summary statistics reflect the outcomes of a detailed study of land supply in Moreton Bay.  The 
determination of developable area, and lot yields reflects a conservative approach to the determination of 
land supply which is consistent with current development practices in Moreton Bay.  This approach has not 
assumed increased densities of development although the trend is apparent towards increased densities, 
nor has the approach assumed a trend towards increased share of other (medium and high density) 
dwellings even though the trend is apparent from available building approval data.  The assessment of land 
supply also does not assume an increased contribution from dispersed infill or high density development 
even though there is significant latent capacity within Moreton Bay for this type of development. 
 
As stated in the Residential land supply study regular monitoring of development is necessary to detect any 
changes in demand, land supply and yield.  The monitoring of land supply is a key tool to assist in the 
management and development of growth across the Moreton Bay Regional Council and council intends to 
establish a regular monitoring program. The primary purpose of monitoring residential land supply is to 
improve the management of urban growth by ensuring that council, public utilities, government and the 
development industry have access to up-to-date and accurate information on residential land availability, 
development trends, new growth fronts, and their implications for planning and infrastructure investment. 
 
The Residential land supply report provides a reasonable snap shot in time assessment of residential land 
supply in Moreton Bay to assist in:  

• maintaining an adequate supply of residential land for future housing purposes; 
• providing information to underpin strategic planning; 
• linking land use with infrastructure and service planning and provision; 
• taking early action where necessary to address potential land supply shortfalls and infrastructure 

constraints; and 
• contributing to the containment of public sector costs by the planned, coordinated provision of 

infrastructure to service the staged release of land for urban development. 
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