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PROTECTIONS IN PLANNING AND HERITAGE 
Submission to Legislative Council Planning and Environment Committee 
 
Introduction 
 
Council thanks the Committee for the opportunity to provide views for the consideration of the 
Committee as part of its Planning and Heritage Inquiry. We are pleased to be able to contribute to 
the Committee’s investigation into the adequacy on the Planning and Environment Act 1987 (P & E 
Act) and the Victorian planning framework in relation to planning and heritage protection.  
 
Given the short timeframes for making a submission, and the intervening holiday period, this 
submission has been prepared by Council officers and does not necessarily reflect the views of 
Council. Each of the items listed by the Committee in its invitation for submissions is considered in 
turn. Council has drawn on its response to several other recent inquiries in formulating this 
response. These are attached where considered relevant.  
 
Further information can be provided if required. Council would be please to elaborate on these 
points or provide applicable case studies.  
 
1. High cost of housing 
 
The Committee asks how the following factors creating or addressing the high cost of housing should 
be dealt with in the P & E Act and planning framework – provision of social housing, access to first 
home buyers, cost of rental accommodation, population policy – state and local, factors encouraging 
housing as an investment vehicle, and mandatory affordable housing in new housing developments.  

 
Council wishes to firstly point out that population policy is a Commonwealth Government 
responsibility. Council merely monitors population trends within the municipality and seeks to 
respond as promptly and appropriately to those trends, through tools such as Council’s Housing 
Strategy.  
 
Housing stress in Maribyrnong 
 
Council monitoring indicates a growing level of housing stress and unmet demand for affordable 
housing in the municipality.  
 

 In September 2021, only 6.7% of properties in the City of Maribyrnong were affordable. This is 
based on no more than 30% of gross income being spent on housing. (Department of Families, 
Fairness and Housing 2021). This is despite a median rent of $380 pw, below the Melbourne 
metropolitan average of $395 pw (Department of Families, Fairness and Housing 2021).  

 Median rents declined during the pandemic in the City of Maribyrnong, but have increased 

faster than average wages over the past 20 years, thus reducing affordability. 

 The average median sale price of houses was more than $690,000 in all Maribyrnong suburbs in 

2020, with the median being over $900,000 in most areas (Footscray, Maribyrnong, Yarraville 

and Seddon) (DELWP 2021).  

 There were around 5,000 applicants on the social housing waiting list in Western Melbourne in 

2021, including approximately 3,000 applicants waiting under the ‘priority access’ stream. The 

priority access stream includes people/households identified as homeless and receiving support, 

escaping family violence having a disability or significant support needs, or needing to move for 

health reasons.  
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 Around 1,000 additional social housing dwellings will be needed in the City of Maribyrnong by 

2041 in order to maintain 5.0% of total dwellings as social housing. That would be a slight 

reduction in the 2016 percentage of social housing (5.7%).  

 
Submission to Consultation on 10 year Plan for Affordable and Social Housing 
 
Council made a submission to the consultation on the State Government’s 10-year plan for 
Affordable and Social Housing. The submission is at Attachment 1. It highlights that there are limited 
tools available to municipalities in Victoria to use the planning system to add to the supply of 
affordable housing. Council maintains there should be more options to deliver quality social and 
affordable housing through the planning system.   
 

For example, changes to the P & E Act could mandate developer provision of affordable housing in 

larger developments where the cost can be more easily absorbed. In Maribyrnong’s experience, the 

recent changes to the Planning and Environment Act to facilitate voluntary provision of affordable 

housing have been unsuccessful to date.  

 
The Victorian Government should also commit to significant long term investment in social and 
affordable housing beyond the completion of the Big Housing Build program.  
 
Submission to Commissioner for Better Regulation 
 
Council made a submission to the Commissioner for Better Regulation’s inquiry into the planning 
and building system in 2019 (Attachment 2). In that submission Council challenged the often made 
assertion that planning regulation increases the cost of housing. Developer practices such as land-
banking are a major factor, as is the finance industry’s insistence on high profit to risk ratios when 
lending to developers.  
 
Council is wary of proposals to radically shorten the length of time taken to process residential 
planning applications in an effort to purportedly reduce housing costs. There is no evidence that any 
cost savings to developers through shortened approval times will be passed on to home owners. 
Council is aware of several large developments in its boundaries which, while having been approved 
some time ago, sit vacant until ‘the market improves’. This indicates that supply is less to do with the 
planning process, and more to do with market appetite.  
 
Insertion of infill housing into existing areas such as Maribyrnong is inherently difficult. It takes time 
for Council to be able to fairly balance the interests of multiple stakeholders and also to properly 
consider the impacts on the environment. Council would support retention of 60 day limits for 
considering basic applications. In addition, the timeframes for considering more complex 
applications should be extended to 90 days.  
 
As the Committee examines the high cost of housing, it should examine the total household costs of 
the housing and transport package. Expansion of the greater Melbourne metropolitan area can 
seemingly provide more affordable housing on the fringes of Melbourne. However households living 
on the fringe are highly car dependent due to the lack of public transport and the large distances 
they must travel to work, services and education.  
 
Council supports the Plan Melbourne policy of intensifying housing provision around existing activity 
centres with good access to public transport and services. This is the express intention of Council’s 
Housing Strategy and will limit households’ transport costs.  
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Taxation and affordable housing 
 
Tax treatment of housing does affect housing prices. Since the introduction of the capital gains tax 
discount in 1999, house prices have grown annually by an average of 7.3 per cent. Inflation over this 
period averaged 2.8 per cent annually (Hot Property, Negative Gearing and Capital Tax Gains 
Concession Reform, Grattan Institute 2016). 
 
The Committee may wish to make recommendations regarding the Victorian Government’s role in 
advocating changes to Federal Government tax treatment of housing, including on capital gains tax 
concessions and negative gearing, and also to examine the impact of State Government taxes on 
home ownership. The State Government’s high upfront stamp duties contribute to the high cost of 
entering the property market. New South Wales is proposing that home buyers could have the 
option of paying stamp duty or an annual property tax, to even the burden on households.  
 
2. Protection for the environment, more environmentally sustainable places and vegetation 
protection.  
 
Council supports strengthening of the Environmentally Sustainable Development (ESD) policies in 
the planning system. Council is developing an ESD policy that would apply to all development 
requiring a planning permit. Council is being assisted to develop the ESD policy by Victoria’s Council 
Alliance for a Sustainable Built Environment (CASBE).  
 
Council supports an ESD policy for all development being applied through the State Government’s 
planning framework rather than each Council having to amend its own planning scheme. Action 80 
of Plan Melbourne 2017-2050 is to introduce an ESD framework into planning, and the DELWP 
website states this will be done in 2021.  
 
The Committee should encourage the State Government to proceed with these reforms to building 
and planning processes as soon as possible.  
 
3. Certainty and fairness for communities  
 
The Committee invites comment on consideration of mandatory height limits, minimum apartment 
sizes, protecting Green Wedges and the urban growth boundary, community concerns about VCAT 
appeal processes, protecting third party appeal rights and Ministerial call in powers.  
 
This list highlights the inherent tensions in planning and illustrates why planning amendments and 
permits need to be carefully considered. Measures such as mandatory height limits and minimum 
apartment sizes might be welcomed by some in the community but are likely to add to the high cost 
of housing, which is the Committee’s first area of concern.  
 
Council endeavours to be fair in all its planning decisions and to balance all the competing interests 
of existing residents with those who wish to live in such an excellently located municipality. It 
supports retention of third party appeal rights in residential planning, as outlined in Council’s recent 
submission to the ResCode Review (Attachment 3).  
 
As the submission outlines, if the State Government’s ResCode Review proposal is implemented – 
that is, for all the residential standards to be deemed to be met if a specified measurement is met -  
there will be no scope for third parties to meaningfully contribute to development proposals. 
Council considers that third party contributions have on balance improved the way that new infill 
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housing complements existing streets. Council advocates retaining third party notice and appeal 
rights in most conventional urban infill settings.  

 
On the other hand, there may be some situations where third party notice and review rights could 
be reduced without reducing community members’ rights. For example, the Footscray Activity 
Centre Zone (ACZ) inserts third party notice and review rights for all developments that exceed the 
preferred height limit.  This followed extensive consultation with the community on the preferred 
heights before the ACZ was introduced in 2015.  
 
Regarding mandatory height limits, there is some benefit in providing mandatory height limits in that 
it provides certainty to both local communities and developers. The current situation in most activity 
centres, whereby heights as expressed as ‘preferred’ or ‘discretionary’ encourages land speculation. 
The approach adopted in the Melbourne CBD (Hoddle Grid) or plot ratios may provide a better 
outcome and should be investigated as a replacement to blunt height controls.  
 
With regard to Ministerial call-in powers, Maribyrnong understands that the State Government 
plans to review these powers and processes as part of the current planning reforms. Council would 
support measures to make the call-in process as transparent as possible, to enhance accountability 
to affected communities and to ensure that local communities have the opportunity to be heard 
during Ministerial consideration of the matter.  
 
4. Improving the protection of heritage in Victoria.  
 
The Committee invites submitters to consider the following in framing recommendations for 
improvement, including adequacy of current criteria and processes for heritage protection, possible 
federal involvement in heritage protection, separating heritage protection from administration of 
the planning, establishing a heritage tribunal to hear heritage appeals, the appointment of 
independent local and state heritage advisers, the role of Councils in heritage protection, and 
penalties for illegal demolitions and tree removals.  
 
Council observed in its 2019 submission to the Commissioner for Better Regulation that there is 
scope to reduce the scope of some heritage planning requirements. For example it is not always 
necessary to require a planning permit to alter the rear of a heritage property when the property is 
only heritage-protected because of its contribution to the streetscape.  Reducing the scope of 
heritage permits would free up council resources to deal with more pressing heritage matters.  
 
Council has found that the criteria and processes for applying for heritage protection are thorough 
and rigorous. It can take some years to undertake the expert studies and community consultation to 
prepare a planning scheme amendment. However this is a fair process in that it ensures that 
amendments are soundly based and supported by evidence, and it gives affected property owners 
time to consider and comment on the impacts.  
 
Council supports the use of interim protection orders while heritage planning scheme amendments 
are being considered. The temptation for property owners to fell valued trees or demolish 
contributory houses while an amendment is being considered is great, and can lead to the case for 
heritage protection being undermined.  
 
This penalties for illegal demolition and tree removal (where the trees are subject to the significant 
tree or heritage provisions) should therefore be appropriately high. They should be applied equally 
to unauthorised tree and building removals in areas covered by interim and permanent heritage or 
significant vegetation controls.  
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Council does not support removal of heritage considerations from the planning sphere, or 
establishment of a separate heritage tribunal. Such separation is likely to lead to an even more 
confusing and cumbersome process for applicants and communities in heritage areas. In inner urban 
areas such as Maribyrnong, heritage is often not the only matter to be dealt with in scrutinising a 
proposed development. The planning process provides for a comprehensive assessment of the 
impacts of a proposed development against all the requirements of the planning scheme.  
 
Certainly, examination of heritage matters in planning does require specialised expertise. VCAT and 
planning panels regularly include heritage experts in their decision making. Ultimately, also, VCAT 
and planning panels must be guided by the planning scheme and its heritage provisions.  
 
Through initiatives such as the recent introduction of protection for Significant Trees and the current 
West Footscray Interwar Heritage study and amendment, Maribyrnong is strengthening the 
provisions in the planning scheme that protect built heritage and vegetation. Since the Minister for 
Planning is responsible for authorising the exhibition of and approving all amendments, any 
measures that State Government can take to expedite consideration of amendments would assist 
councils to strengthen heritage protections in their planning schemes.  
 
Council is not persuaded that a separate system of independent heritage advisers is warranted. 
Council’s heritage advisors have consistently provided independent and authoritative advice on 
planning permits in heritage areas, and their advice is accepted by applicants and community 
members.  
 
It is not clear what additional protections might be gained for heritage places if the Commonwealth 
was to be more involved in protecting local heritage places. It would depend on what powers were 
given to the Commonwealth. It is recommended that the Committee examine carefully what has 
been achieved by the Commonwealth’s interventions to protect endangered species before 
recommending extension of the Commonwealth’s powers to protect local heritage places.  
 
5. Residential zones and delivery of the type of housing that communities want 
 
It is always difficult to be sure that communities are getting the type of housing they want. 
Inevitably, different members of the community have different aspirations and different means to 
achieve them. The great majority of housing occupiers have to compromise on what they might 
ideally want from their accommodation.  
 
What Maribyrnong seeks to do through its Housing Strategy is to maximise the number of 
households who can meet their daily needs through walking, cycling and public transport rather than 
costly car dependence. To this end, Council encourages greater housing density within walking and 
cycling distance of daily destinations such as shops, schools, parks and public transport.   
 
The goal of these policies, which are supported by Plan Melbourne, is to give residents more housing 
choices and reduce the pressure for endless sprawl in an already very spread out metropolis.  
 
Concentration of medium and higher density housing around activity centres and transport nodes is 
essential in both urban growth areas and existing areas to offer more households the opportunity to 
reduce car dependence while helping maintain the economic viability of local centres and the urban 
growth boundary.  
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The provision of such choices has been readily accepted in Maribyrnong. Since 2007 single house 
approval have made up a small minority of residential building approvals (see Figure 1, below).  The 
trend to more diverse housing formats has meant many more people have the chance to live in a 
well-located municipality close to the CBD and a range of services. Since 2006, the population has 
grown from 65,518 to 94,982 in 2020, and increase of nearly 30,000.  
 
Figure 1 

 
The question then is the whether the residential zones are the right tool to achieve the more diverse 
housing that will help accommodate more households close to services, jobs and so on.  
 
Council has some reservations about whether dedicated residential zones are achieving the mixed 
use, diverse precincts that will reduce car dependency and give more households more choice on 
where they live within Melbourne.  
 
However more evidence is needed on whether Plan Melbourne 2017-2050 is achieving its goals of 
housing diversity and choice, and reducing pressure for Melbourne to expand outwards.  It has been 
found around the world that specific residential zones segregate housing from other land uses. This 
greatly increases the time and cost of commuting from housing to daily destinations such as shops, 
work, and health and education.  
 
A further problem with the residential zones as they are currently structured is that the residential 
built form standards are now split between the applicable land use zones and the particular 
provisions for residential buildings. This causes confusion among applicants and third parties alike. 
Council has suggested in its December 2021 submission to the ResCode review that all built form 
standards for housing should be collected together in the particular provisions. The zones could then 
return to the previous, and clear role – of regulating land uses.  
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6.  Other ideas for improving the P & E Act and planning framework  
 
6.1 Inefficiencies in planning 
 
Council takes this opportunity to reiterate points made in recent submissions to the State 
Government about ways to speed up the planning process and save money and time for applicants, 
communities and Councils. For example: 

 

 Authorisation processes for planning scheme amendments could be greatly shortened. It 
should not take more than 30 days for the State Government (DELWP) to authorise the 
placing of amendment on public exhibition, after a Council requests authorises 
exhibition. Authorisation now routinely takes six months or longer, and often comes 
with a list of detailed conditions. This departs from the original intention of the 
authorisation process, which was to simply ensure that a Council amendment was not 
totally contrary to State Government policy.  

 

 Councils should not have to accept planning permit applications which do not have all 
the required information that Council needs to determine if the application meets the 
scheme requirements. Currently Council must accept an application if the cover form is 
correctly filled in. This often results in a lengthy request for further information going 
back to the applicant when it is discovered that there is missing information such that a 
decision cannot be made.  

 
6.2 Disused sites 

 
Council has several large urban renewal projects which promise more housing choices and new local 
centres on unused former industrial land, but have not progressed for a decade or more. As well as 
providing no benefit to the community, such sites are regularly vandalised and perpetuate urban 
blight.  
 
An example is the proposed redevelopment of the former Bradmills site into an urban village. The 
site was rezoned to allow and guide the development in 2011 and a planning permit issued in 2015. 
Since that time, the site has sat dormant.  
 
Council asks the Committee to consider what ‘carrots’ and ‘sticks’ could be provided through the 
planning system to incentivise approved urban renewal projects to commence once given approval. 
Specifically, requests for extensions to planning permits should be subject to legislative tests which 
require the land owner to demonstrate that they are actively seeking to develop, rather than land 
banking.  

 
7.  Current State Government planning reforms 
 
The Committee will be aware that the State Government, through the Department of Environment, 
Land, Water and Planning (DELWP), is currently working on a number of changes to the planning 
system. The broad intent is to stimulate the Victorian economy by making decision making in 
planning simpler, faster and more efficient.  
 
While Council supports these broad aims, it is concerned that the ‘reforms’ will be introduced 
without adequate consultation with local government and the communities they represent. Without 
adequate consultation with local government and communities, there is a real possibility that the 
reforms will have unintended consequences.  
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Council is concerned that unintended consequences of the reforms will threaten the existing 
heritage and environmental protections in planning, and also reduce the opportunities for local 
communities to have input to decisions about amendments and planning permits.  
 
Council has recently written to the Minister for Planning requesting a pause in the planning reform 
process, to give local government time to assess and respond properly to the many proposals being 
aired or in the pipeline. Meaningful local government involvement in the reforms would also be 
enhanced by some additional staffing resource during the reform process.   
 
 
Attachments: 
1 Maribyrnong Submission to 10 Year Affordable and Social Housing Plan Consultation Paper, 

2021 (Council Ref 22/5637) 
2 Maribyrnong Submission to Better Regulation Commissioner (Council Ref 22/5613) 
3 Maribyrnong ResCode review – submission to Discussion Paper, 2021 (Counicl Ref 21/316323)  
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10-Year Social and Affordable Housing Strategy  

sector consultation paper  

 

 

 

 

 

 

 

 
Maribyrnong City Council Submission 
Formal endorsement by Council on April 20, 2021 

 

7 April 2021 
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10-Year Strategy for Social and Affordable Housing – 

Maribyrnong City Council Submission 
 

 
Introduction 

Maribyrnong City Council welcomes the opportunity to provide a submission to the Victorian 
Government’s 10-Year Social and Affordable Housing Strategy, and specifically to provide feedback 
on the practical actions required under the strategy’s key focus areas, outlined in the sector 
consultation paper. Addressing the community’s social and affordable housing issues and needs will 
be critical to responding to the significant economic and health and wellbeing impacts of the 
Covid19 pandemic by implementing effective and robust social and affordable housing policy and 
programs.  

Development and implementation of the Victorian Government’s 10-Year Social and Affordable 
Housing Strategy will provide further impetus and resources to support Maribyrnong City Council’s 
work in this area alongside the implementation of the Maribyrnong Housing Strategy 2018 and a 
whole of government response to the strong expression of community need and interest in 
increasing the provision of social and affordable housing in this Local Government Area.   

Affordable and social housing project partnerships that have been supported by Council include:  
• The Unison project located at 54 Napier Street Footscray. Funding support provided by 

Victorian Property Fund 
• Launch Housing Tiny Homes located at Ballarat Road, Footscray and Maidstone. The project 

is a partnership between Launch Housing and philanthropists Geoff and Brad Harris, of 
Harris Capital, with funding from the Victorian Property Fund. 
 

 
Maribyrnong City Council Plan 2021-25 Community Engagement 

 
The importance of social and affordable housing to community is highlighted in community 
engagement conducted recently as part of a three-phase engagement process to understand issues 
of importance to the Maribyrnong City Council community, and to then engage them in solutions as 
part of the preparation and development of the Council Plan 2021-2025.  

In Phase 1 of the engagement process – the ‘blank sheet phase’ from 8 December 2020 to 22 
January 2021 – the community was asked one question: “What are the six priority areas you think 
council should focus on over the next four years?” Council received more than 6,000 individual 
comments, ideas and likes. Responses were received through a combination of hard copy post cards 
sent to 38,000 properties, and an online postcard as well as an Ideas Wall on Your City Your Voice.   

One of the top seven priority themes identified by community relates to Social Conscience, including 
the need for social and affordable housing and support for the homeless.  What We Heard from the 
community in Phase 1 included:  
 
“A percentage of new housing to be affordable for low incomes” 

“20% affordable housing for cultural diversity” 

“Affordable quality housing developments including public housing” 

“Affordable housing for the homeless” 
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“Affordable housing inclusion - setting and acting on a policy to negotiate inclusion of affordable 
housing in all rezonings and major planning applications, setting policy as part of structure plan 
updates, actively exploring and committing Council land to affordable housing, working with State 
Govt to attract government investment.” 

“Affordable safe, secure housing (e.g. transportable houses on Crown land)” 

“Council, where not doing so already, needs to look at whether existing buildings and assets can be 
utilised to address the public & social housing shortage, and possibly also look to buy into the State 
Government's new push to increase public and social housing over the coming years.” 

“Council involvement in public housing through provision of council land” 

“Fast track public housing development” 

“House the homeless in real, integrated housing and support them” 

“Housing for all – affordable homes – especially young people” 

“Include social housing in permit approvals” 

“Maintain affordable and diverse housing” 

“Provide/facilitate affordable housing for people on low incomes” 

“More support for public housing in Maribyrnong (maintenance and upkeep)” 

 
The second engagement phase – the ‘reflective phase’ – involved focus groups and workshops 
seeking to further unpack the top seven community priority themes to understand the actions that 
could be taken and what success would look like.  The third engagement phase will open on 21 April 
2021 with formal consultation on the draft Council Plan.  

 
Maribyrnong Housing Strategy 2018 
 
The Maribyrnong Housing Strategy 2018  (the Housing Strategy) was endorsed by Council on 26 June 
2018 for the purpose of public consultation. It replaced the previous strategy developed in 2011 to 
reflect changes in the community and address new State Planning Policy.  
 
This 2018 Strategy was informed by a technical report that included a detailed background analysis, 
considered population projections, capacity, strategy and an implementation plan. The Vision for 
Maribyrnong’s housing to 2031 is: 

“Housing growth and change will support the continued revitalisation of the City, while 
respecting our significant heritage legacy with contemporary, high quality and sustainable 
design. The change anticipated means that a diversity of housing choices can be provided in 
response to community needs. Housing growth will be supported and directed to appropriate 
locations with access to employment, infrastructure and services.” (Maribyrnong Housing 
Strategy 2018) 
 

The Housing Strategy outlines objectives, strategies and actions under three key themes comprising: 

• Settlement pattern: where change will occur 
• Supply: the type of housing that will be delivered 
• Design: how the housing should look and function 
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Responses to questions in the 10-Year Strategy for Social and Affordable 
Housing Sector Consultation Paper including actions to be taken 

 
Maribyrnong City Council is responding to the following 10 questions in the Victorian Government’s 
sector consultation paper Establishing a 10-Year Strategy for Social and Affordable Housing as 
follows: 

 
People at the Centre 
 
Q 1 – We want your input on what actions we should take to ensure we seek, hear and respond to 
people who need and use social and affordable housing, so that people are at the centre of a 
future social and affordable housing system. 
 
• Work with local government and community services sectors on understanding the ongoing 

social and economic impact of the COVID-19 pandemic on local communities.  
 

• Work with the homelessness services sector to gain an understanding of the lived experience of 
people who are sleeping rough, couch surfing and living in unstable housing such as rooming 
houses.  

 
• Engage and obtain feedback from: 

o Local housing providers in all municipal areas to gain local knowledge and understand 
the needs for fit for purpose housing builds. Issue surveys or allow time for direct 
interviews with participants connected to local housing providers.  

o Housing and community/women’s health services who have direct contact with the 
people at the centre of a future social and affordable housing system 

o Local Government Authorities within the relevant community services areas, to ensure 
all local needs are met when delivering housing.  

 
• Incorporate the recommendations of the Inquiry into Homelessness in Victoria into the long 

term planning for social and affordable housing. In particular, Recommendation 1: 
 
That the Victorian Government, in collaboration with the housing and homelessness 
sector, explore ways to improve the accurate recording of the number of people 
experiencing homelessness in Victoria, particularly in relation to transitory or recurring 
cases of homelessness.  

 
Pathways 
 
Q 2 – What actions will enable people to access social housing, sustain their tenancies, and move 
between different housing options as their needs change? 
 
• Prioritise Big Housing Build Social Housing Growth Fund projects.  

 
• Explore opportunities to develop a register for social and affordable housing tenants. The 

register could be updated as the needs of tenants change, i.e. changes in family arrangements/ 
circumstances. The register could encourage and assist those living in larger homes to downsize 
by incentivising such a move.  
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• Exemptions in the planning scheme and Planning and Environment Act, or other legislation to 
ensure exemptions and expectations of decision makers, stakeholders and community are clear. 

 
• Fast tracked planning decisions, written into the legislation. 
 
• Design fit for purpose buildings and floor plans to meet the needs of a diverse community, 

designed for specifically local issues, with different housing formats within the same building or 
suburb/community. 

 
• Place housing in all areas of Melbourne in an equitable spread across municipalities and suburbs, 

while ensuring local community needs are directly responded to.  
 

• Increase funding for homelessness services such as Unison Intake Assessment and Planning 
Service. 

 
 
Q 3 – What are the most important features of affordable housing? (e.g. price, location, security of 
tenure, access to transport or daily amenities, connection to support services etc.) 
 
• Affordability (price) is the key to social and affordable housing, however sustainability of ongoing 

costs (i.e. energy consumption, body corporate fees and rates) need to be considered.  
 
• Security of tenure and price – Encourage the development of Housing First for Social Housing 

development. Housing First can be described as providing homeless people with permanent 
independent housing and community based mobile support services.  (This aligns with Council’s 
recommendations to the Victorian Inquiry into Homelessness and is included in the final 
recommendations to the inquiry.)  
 

• Incorporate social and affordable housing development with planning for local community 
infrastructure and services to provide appropriate support for tenants. 
 

• Spatial distribution of social and affordable housing across all areas is also important with Plan 
Melbourne seeking to create 20 minute neighbourhoods that: 

o are safe, accessible and well connected for pedestrians and cyclists 
o offer high quality public realm and open space within easy walking distance of all homes 
o provide services that support local living 
o facilitate access to public transport to connect people to jobs and high order services 
o deliver housing at densities that make transport viable  
o facilitate thriving local economies 

 
Well integrated social and affordable housing contributes to 20 minute neighbourhoods, 
with residents able to meet most of their daily needs locally. 
 

• Improve connections to schools, support services and access to public transport throughout the 
Local Government Area.  

 
• Consider safety and physical and mental health and wellbeing factors. Design affordable 

housing: 
o For heatwave and flood resilience – to withstand and be safe for residents during 

extreme heat, floods, or to filter out bushfire smoke.  
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o To reduce the spread of infectious diseases, e.g. reduce shared lifts and laundry 
facilities. 

o To accommodate people with varied physical abilities and throughout life stages, e.g. 
bathrooms that can accommodate wheelchairs, etc.   

o So that residents can feel proud of where they live and feel some ownership. It should 
be attractive and include open space and green space.  

o To be able to accommodate residents with pets. 
 
• Source this information from the people who need the housing, and / or local housing providers, 

and local government community services. All the listed examples will be important.  
 
 
Q 4 – What actions will support people to find and obtain an affordable home? 
 
• The planning system provides the opportunity to increase the supply of affordable and social 

housing. This is discussed in further detail under ‘Growth’. 
 
• Fast tracked construction or conversion of existing buildings, with planning scheme exemptions 

for permits and planned consultation about the process. Communication will be important, to 
ensure everyone is kept informed and updated, including liaison with local government about 
location of sites and any work within the municipal area. 

 
• Significant long term investment in social and affordable housing beyond the completion of the 

Big Housing Build program.  
 

• Long-term employment and access to primary health and tertiary support services. 
 
• Under the new Victorian tenancy laws encourage the implementation of longer term leases. The 

new Victorian Laws state: Renters and rental providers (landlords) can enter a fixed-term rental 
agreement for longer than five years. They must use the prescribed form to do so.  

 
Communities 
 
Q 5 – What actions will strengthen social and affordable housing communities? 
 
• Anecdotally there are negative perceptions associated with social and affordable housing 

projects with many developments (particularly social housing) being clearly identifiable.  
o Some developments lack integration with the surrounding community/housing and 

better consideration of context is required.  
o New developments should reflect or improve on surrounding character through building 

design, materials and finishes, and landscaping.  
o Better integration of developments into the wider community may assist in reducing 

stigma and strengthen overall connection with the wider community.  
 
• Social and affordable housing development should be more spatially even across Melbourne 

(and Victoria) to minimise large pockets of disadvantage and contribute to viable local living and 
a thriving local economy. 
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• Design social and affordable housing that: 
o meets liveable design guidelines 
o fosters community involvement and support, including ample provision of communal 

areas  
o provides spaces where children and young people can play and engage in active 

recreation (e.g. adventure playgrounds, basketball courts, etc). 
o provides opportunities for urban agriculture (e.g. community gardens) 
o provides appropriate long term support services for tenants 

 
• Improve community access to learning and employment pathways.  
 
• Seek early feedback from end users or housing providers, prior to design, about housing needs 

and typologies. Workshops with design teams will facilitate this. Write legislation and policy into 
the system that requires specific features to be included that are wanted and needed in order 
to ensure they get built. 

• Provide early communication from the government to the community about the process and roll 
out, time frames and key dates. Include requirements and any permit exemptions in legislation 
so expectations are clear and understood.  

 
Growth 
 
Q 6 – What actions will enable and deliver growth in social housing? 
 
The planning system provides the opportunity to increase the supply of social and affordable 
housing through: 

o Increasing development rights including value capture at rezoning stage 
o Relaxing existing planning requirements 
o Accelerating the approvals process 

 
Increasing development rights including value capture at rezoning stage 
Value capture is already instituted in the Victorian planning system through the Growth Areas 
Infrastructure Contribution (GAIC). The requirement for GAIC payments is triggered when rezoning 
rural land on the fringes of Melbourne for urban purposes. The rezoning increases land values and 
development opportunities with collection of the GAIC contributing to the provision of new 
infrastructure that is associated with growth.  
 
Similarly in inner Melbourne land values increase when land is rezoned from industrial to residential. 
The rezoning process provides the opportunity to capture some of the ‘value uplift’ and use it for the 
provision of affordable and social housing. 
 
In summary, Council’s housing strategy identifies value capture as a viable mechanism to secure 
some social and affordable housing. Such a mechanism could be used to secure funds for social and 
affordable housing over the longer term, once the Big Build funding ceases.  
 
Relaxing existing planning requirements 
The relaxation or exemption of existing contributions or requirements in the planning system 
provides the opportunity for ‘savings’ to be redirected into the social or affordable housing sector. 
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The relaxation of requirements could include car parking requirements, open space contributions or 
development contributions.  
 
Relaxation of existing requirements such as open space needs to be carefully considered as such 
mechanisms could have significant financial implications for councils. The relaxation of open space 
and development contributions would lead to a shortfall in infrastructure funding or a deficiency in 
open space. 
 
We understand from the Big Build briefings that compacts are proposed. These issues of shortfalls in 
funding and equitable distribution of the benefits and costs of new infrastructure in association with 
social and affordable housing need to be addressed through the proposed housing compact with 
councils. For instance, the compact could identify where additional State funding will be available to 
make up for the shortfalls in infrastructure funding caused by exemptions for social housing from 
development contributions and open space contributions schemes. 
 
Accelerating the approvals processes  
The acceleration of the approvals process creates incentives by reducing developer costs (e.g. land 
holding costs) and risks of development (e.g. removal of third party appeals). These incentives are 
likely to be the smallest in value and therefore less likely to be of significant incentive to the delivery 
of affordable housing outcomes.  
 
Significant discussion, research and information is available on the above topics and officers would 
encourage the Victorian Government to resolve this issue by determining an option/s for 
implementation into the planning system. 
 
 
The identification of available land for development across municipalities will also enable and deliver 
growth in social housing.  This includes public land, land used for existing rooming houses and 
private land available for purchase under the Big Housing Build spot purchase program. 
 
 
Q 7 – What do we need to do to ensure housing supply meets the needs of people with specific 
support and housing needs? 
 
• Provide social and affordable housing for people in greatest need, i.e. women escaping family 

violence, people at risk of or experiencing homelessness, people experiencing mental health 
issues, people on the JobSeeker allowance, and the working poor who are living below the 
Australian Poverty Line.  

 
• Seek early feedback from end users and host workshops with housing providers and Council 

community services / health and wellbeing, and design according to municipal and suburb 
needs. Build any ‘must have’ outcomes into the planning scheme or act to ensure they are built.  
 

• The planning and building systems provide opportunities to ensure new development delivers 
specific housing needs. Larger scale developments could be required to design a minimum 
number of dwellings to address specific needs such as mobility impairment/accessibility, i.e. 
wider doorways, turning circles in bathrooms and no lips in showers. 

 
• Larger scale developments need to consider the social support needs and need for health and 

wellbeing support of occupants. Provision needs to be made on the premises, where feasible, for 
tenancy support services.  
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Q8 – What do we need to do to enable a well-functioning affordable housing system that provides 
rental and home ownership opportunities for those that need them? 
 
• The Victorian Government should consider a framework and options that deliver good quality 

social and affordable housing through the planning system as outlined in the ‘growth section’. 

 
• Use legislation to mandate the affordability. The current changes to the Planning and 

Environment Act to facilitate affordable housing have been unsuccessful to date.  
 
• The Victorian Government to advocate for changes to Federal Government tax treatment of 

housing, including changes to capital gains tax concession and negative gearing. 
 
• Investigate options for changes to the State Government stamp duty regime including the NSW 

proposed model, which gives home owners the option of paying stamp duty or an annual 
property tax. See the following: https://www.treasury.nsw.gov.au/property-tax-proposal 
 

Partnerships 
 
Q9 – How do we strengthen our partnership approach to build a stronger and more effective social 
and affordable housing system? 
 
• Local Government representatives to sit on working groups to share knowledge and inform the 

conversation to truly collaborate and support outcomes and not just be recipients of 
information. 

 
• Develop a whole of government approach to the implementation of the Big Housing Build and 

the 10-Year Social and Affordable Housing Strategy. This should be led by Department of 
Premier and Cabinet and involve the Minister for Local Government and the Municipal 
Association of Victoria. 

 
• To build a stronger and more effective system it is suggested the Victorian Government 

determine an option/s for implementation of social and affordable housing through a robust 
planning system. Any such framework should require: 

o the delivery of social and affordable housing 
o collaboration between the developer and housing sectors 
o input and support from State and local governments 

 
• Provide numerous communication and engagement opportunities and seek feedback prior to 

design.  
 
• Establish a stakeholder group that represents all affected groups and individuals in order to 

ensure there is no failure in communication and request for feedback. Obtain information and 
contacts from Local Government to identify and establish who these groups and/or individual 
people are. Local knowledge will be critical. 
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• Establish coordination across the sector to address the drivers for risk and vulnerability to 
homelessness/ housing stress. 

 
Engagement 
 
Q 10 – How can we engage with you as we develop new initiatives over the course of this 
strategy? 
 
• Inform, involve, collaborate, consult. Provide timely information to Local Authorities to ensure 

they are able to participate meaningfully in discussions to support outcomes.  
 

• Establish a communications and engagement framework with local government and community 
housing sectors, and local communities. This would be for the Big Housing Build and the 
implementation of the Social and Affordable Housing Strategy. This includes regular forums, 
workshops and information sharing. This is similar to the approach taken for the development of 
the voluntary affordable housing agreements.  
 

• Provide invitations for feedback and communication on all steps and processes, legislation 
requirements or exemptions. 

 
• Use Planning Matters, Victorian Planning and Environmental Law Association (VPELA), Planning 

Institute of Australia (PIA), LinkedIn and other social media – all known resources for 
communicating relevant information – as well as media releases and direct contact with 
councils, housing providers, and other key stakeholders. 
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In an effort to ‘eliminate unnecessary delays’ Council 
prepared Amendment C147. The amendment proposes 
the introduction of an Incorporated Plan containing 
planning permit exemptions for minor buildings and 
works triggered by the Heritage Overlay. The 
amendment went through the exhibition and Panel 
process and was adopted by Council on 19 February 
2019. Council is still waiting for a decision on the 
amendment.  
 

6 Support in 
principle 

Council support the concept of plain English 
notification. As part of exhibition Council generally 
prepare reader friendly documentation and host drop in 
information sessions. These assist the community in 
understanding the changes and planning scheme 
amendment process.  
 
There is concern, the Discussion Paper appears to 
simplify the issues suggesting the VPA approach in PSP 
areas leads to less angst and reduces disputes at later 
stages. This is misleading as once PSPs are approved 
there are generally no notification or appeal rights and 
therefore, no protracted dispute can ensue. Further, 
dwelling typologies in PSP areas are overwhelming 
detached housing or townhouses. These generally 
reflect surrounding building stock (if there is any) and 
are widely understood and accepted by the community. 
PSPs apply to the fringes of Melbourne where there is a 
level of acceptance that ‘the next paddock’ will be 
developed. It is submitted that the lack of protracted 
disputes in PSP areas is not due to plain English 
notification but a combination of: 
 

• low rise building stock 
• ‘accepted’ development in greenfield areas 
• a limited established community (reducing the 

number of submitters and those impacted by an 
amendment) 

• lack of notification and appeal rights. 
 
Planning Scheme Amendments affecting Brownfield 
sites or in established areas can be more complex and 
have a greater (perceived) impact by the adjacent 
community. Typically located in middle and inner areas, 
they are more conducive to higher rise apartment style 
development with ‘height’ a contentious issue in the 
community. 
 
In performance based planning schemes mandatory 
requirements including heights and setbacks are rarely 
granted. In established areas it would be remiss of 
Planning Authorities to simplify the issues and imply 
preferred heights are maximums. While examples of 
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‘what sort of change a community can expect’ may be 
helpful in assisting a community understand what can 
be built, but must clearly identify they are not absolute 
outcomes. Planning Permits are regularly issued in 
exceedance of preferred heights and by using examples 
of what can be expected it may mislead the community 
and falsely represent the final outcome. 
 
In a recent VCAT decision P259/2019 ANPLUS 
Development Pty Ltd v Maribyrnong City Council, a 
Planning Permit was granted for an 11 storey building 
on a site with a preferred height of six storeys. 
Residents strongly opposed additional height referring 
to the relevant structure plan and zone provisions. The 
structure plan and Planning Scheme Amendment 
should have provided some certainty as to ‘what sort of 
change a community can expect’ however the reality 
has been different.  
 
While the use of plain English language is supported, 
the planning system must remain transparent and not 
misinform the community. 
 

7 Support The referral of submissions to a Panel should occur at 
the earliest opportunity and Council endeavour to 
achieve this by adhering to timeframes outlined in 
Ministerial Direction 15. 
 
Acknowledging it is beyond the scope of the 
Commissioner, it is suggested a review of the Planning 
and Environment Act 1987 could investigate 
opportunities to dissolve a Panel prior to the hearing if 
the submissions are resolved – currently once a Panel 
is appointed it must fulfil its duties even if submissions 
are resolved. 
 

8 Uncertain It is unclear how this initiative will expedite the 
amendment process. 

 
Although Council is not strongly opposed to reducing 
the quarantine timeframe of a Panel Report, the 28 day 
period allows Council officers to focus on reviewing the 
Report and preparing Council Meeting documentation 
with minimal interruption.  

 
The release of the report may result in increased 
enquiries or media reporting that can become resource 
intensive for Council. This may hinder the ability of 
officers to prepare the amendment for the Council 
Meeting and delay the process.  
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• landowners/developers lobbying the Victorian 

Government or VPA to have land fast tracked   
• the VPA and DJPR selecting projects they want 

to undertake rather than those in the State’s 
best interest 

• Council may not be given a reasonable 
timeframe to prepare plans, the issues are 
glossed over or the developers fail to respond 
to the issues. 

 
In late 2017 Maribyrnong and Hobsons Bay City Council 
staff met with representatives of landowner/s in the 
‘Brooklyn Business Park’. It was discussed that 
landowners were keen to pursue a change in land uses 
and although a residential rezoning was not specifically 
requested, adjacent sites that had been rezoned 
residential (Maribyrnong C63 – Bradmill and Hobsons 
Bay C88 – Precinct 15) were mentioned. 
 
Both Councils opposed residential development citing 
state and local policy including Plan Melbourne 2017-
50, Maribyrnong Economic and Industrial Strategy 
(2011) and Hobsons Bay Industrial Land Management 
Strategy (2008).  
 
Following these meetings it is Councils understanding 
the landowner/s representatives contacted a Victorian 
Government department. On 3 September 2018 the 
Minister for Planning issued a direction to the VPA to 
include the Brooklyn Business Park as part of the 2018-
19 work program. The VPA were initially keen to pursue 
the project however following advice from DELWP it 
would not support rezoning for non-industrial purposes, 
the project stalled and now has a completion date of 
2021. 
 
The Brooklyn Business Park is complex, spans multiple 
Council boundaries and is adjacent the West Gate 
Tunnel Project – a major State infrastructure project. 
The precinct would benefit greatly from a joint 
approach with the VPA and it is disappointing the 
project has not progressed.  
 
Further to this there is concern the Case Study of 
Precinct 15 (Box A4.2) has been exaggerated. A 
planning scheme amendment application to rezone 
Precinct 15 was not lodged with Hobsons Bay City 
Council until 27 March 2015 with preliminary further 
information requested in July 2015.  
 
Following this it is acknowledged the VPA undertook 
extensive work with Hobsons Bay City Council and 
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C5 Support in 
principle 

Council supports this initiative subject to the 
requirements of other authorities being made clear. 
While Council would be willing to highlight to the permit 
applicant the range of approvals that may be needed 
for a project, the permit applicant should not rely on 
advice from Council for other statutory 
processes/approvals.  
 

C6 Do not 
support 

Since the privatisation of the building industry in the 
early 1990s, Council building departments have 
generally taken on an enforcement role only. Council 
does not have the resources or expertise available to 
have building surveyors attend pre-application 
meetings. Council believes that it is the permit 
applicant’s responsibility to ensure that their design at 
the planning stage complies with all relevant building 
legislation. There should be a wholesale review of the 
relationship between planning and building to ensure 
no duplication. 
 
Regarding flood mitigation, there is disconnect between 
building and planning scheme data. Council has raised 
this issue with Melbourne Water on numerous 
occasions with no resolution. Council suggests that a 
yearly planning scheme amendment be run across 
Victoria by the relevant floodplain management 
authority to ensure that data is accurate. This would 
eliminate the discrepancies between planning and 
building.  
 

 
Council has not commented on Part D – The Building Approval Phase. 
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