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1. Introduction 

Bass Coast Shire Council (BCSC) has appointed Hornsby & Co. to work in partnership with 
Council, community and social housing providers to deliver a Social and Affordable Housing 
Strategy (SAH Strategy) with a clear and achievable implementation plan. 

The project involves two key parts: 

• Part One – Consultation, research and analysis to inform the development of a Bass 
Coast Social and Affordable Housing Background Report (this report). 

• Part Two – Development of the Bass Coast Social and Affordable Housing Strategy. 

The purpose of the Background Report is to collect and collate relevant data and undertake 
analysis to help set the direction for the development of a draft SAH Strategy.  

To ensure a concise, accessible Background Report, the bulk of the data and analysis is 
contained in several sub-reports which have been collated into one separate attachment. 
This allows key points and recommendations for the direction of the SAH Strategy to be 
summarised in the Report itself.  

The diagram below sets out the process for developing the SAH Strategy.  

 

This Background Report is not a public discussion document, but it will be provided to 
Stakeholders for their information and to demonstrate how their input is helping shape the 
development of the SAH Strategy.   

It is important to note that discussions and advice about the Victorian Government’s Big 
Housing Build minimum investment guarantee is related but separate to the SAH Strategy 
process.   
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2. What is Social and Affordable Housing?  

As defined by the Planning and Environment Act 1987 (PE Act), Affordable Housing is one 
of three types of housing: 

• public housing – owned and managed by State Government 

• community housing – owned and/or managed provided by an agency regulated by 
the Victorian Housing Registrar (not-for-profit organisations) 

• a broad range of other possible housing types that are not public housing or 
community housing but are ‘appropriate to the needs’ of very low, low and moderate-
income households including clear eligibility and allocation processes to ensure an 
affordable housing outcome is achieved. 

The term ‘Affordable Housing’ includes social housing. We have used the Affordable 
Housing in this report to include social housing and other types of Affordable Housing.  

In Victoria, social housing makes up the largest component of the Affordable Housing sector. 
Rents in social housing are set as a proportion of household income (usually between 25-30 
per cent of income).  

To illustrate where Affordable Housing fits into the broader housing continuum, a diagram is 
provided at Attachment 1. 

2.1 The difference between housing affordability and Affordable 
Housing 

Housing affordability is the relationship between expenditure on housing (prices, mortgage 
payments or rents) and household incomes, regardless of whether the housing is Affordable 
Housing or market housing. 

Housing affordability is a significant issue across Australia as the increasing cost of housing 
outpaces relatively fixed household income. People are spending more on housing both in 
absolute terms and as a proportion of household income. 

Affordable Housing is housing that meets the definition in the PE Act. It has an eligibility 
requirement and there should be an allocation processes in place to make sure it is made 
available to very low, low, and moderate-income households. 

The term ‘affordable housing’ is often incorrectly used to describe lower-cost market housing 
which can be purchased or rented within the financial means of a greater range of people. 
However, unless there is also an eligibility requirement or allocation process for that housing, 
it will not necessarily go to an eligible household and so would not be Affordable Housing (as 
defined in the PE Act). To avoid confusion, that housing should be referred to as ‘lower-cost 
housing’, not Affordable Housing. 

To help make and reinforce the distinction between housing affordability and Affordable 
Housing, in this report, we have capitalised the term Affordable Housing. 
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3. Key issues to include in the SAH Strategy  

Throughout the Background Report there are several issue or topics that are highlighted 
where the Council can respond to specific opportunities and constraints when developing the 
Draft SAH Strategy. Those key issues have been summarised here for ease of reference. It 
is important to note that these points should be read in the context of the Background Report 
and the five supporting reports. It is suggested that the SAH Strategy: 

• Reflect the need for more emergency accommodation in Bass Coast along with 
more social housing. Other types of Affordable Housing like Affordable rental and 
ownership may in the long run ease the pressure on social and emergency 
accommodation, but the key focus should be emergency, transitional, and social 
housing. 
 

• Include strategies and actions to implement the recommendations of the Planning 
Mechanisms Report including include setting parameters for the quantum for 
Affordable Housing contributions, and advocacy to the State government for state-
wide mandatory Affordable Housing provisions.   
 

• Inform and be reflected in other Council Strategies, Policies, and Action Plans, 
particularly the Housing Strategy and the Healthy Communities Plan and a Property 
Strategy should one be developed. 
 

• Sets out Council’s position on the use of Council land for Affordable Housing. It 
should also include strategies or actions for how and when Council-owned sites will 
be considered for Affordable Housing (proactive and/or reactive). 
 

• Highlights the need for additional funding for existing homelessness and support 
services and encourages providers to share information with each other and the 
public on how people can access services 
 

• Highlights the opportunities for advocacy and engagement through the existing 
LASN model and also identifies the Council’s Advocacy Priorities in relation to 
homelessness, support services and Affordable Housing. The SAH Strategy should 
also set out how the Council would seek to partner with community housing 
organisations to facilitate additional Affordable Housing in Bass Coast.   
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4. Housing need  

There is a clear and immediate need for more Affordable Housing in the Bass Coast.   

The Bass Coast Housing Story report found that the current amount and configuration of 
social and affordable housing in Bass Coast does not match local need. The report 
estimated that there are 733 households in Bass Coast in need of Affordable Housing. This 
represents 5.1 per cent of all households in the Shire.  

In March 2021, there were a total of 693 applications on the Victorian Housing Register 
priority list, of which 424 were for one-bedroom dwellings (218 from Wonthaggi). The 
breakdown of applications by broadband area in Bass Coast was: 

• Cowes 159 
• Inverloch 172 
• Wonthaggi 362 

Part of the challenge for many households is the availability of private rental housing. The 
fewer opportunities there are in the private market, the more pressure there is on the 
Affordable Housing sector, particularly for social housing.  

The Gippsland Regional Housing Network reported that there has been a decrease to rental 
vacancy rates over the last 12 months. “In February 2021 the residential rental vacancy rate 
in regional areas was 1% compared to 1.7% 12-months earlier; and median rent $380 per 
week, compared to $350 12- months earlier. Since the beginning of the pandemic, the cost 
of rental has increased at the same time as there are fewer properties available to rent.” 

A lack of emergency housing and then exit strategies for clients provided with support was 
highlighted as an urgent issue in an environment of rising rents and a lack of short-term 
accommodation options. Motels and caravan parks have been used for short term 
emergency accommodation in the area, however many are now focusing on tourism and are 
more reluctant to take on emergency accommodation clients. The Gippsland Regional 
Housing Network reported that in Bass Coast and South Gippsland the lack of crisis 
accommodation and the limited availability of affordable housing for low-income earners 
were causes attributed to 769 people being turned away from services in 2018-2019. 

Family violence makes a substantial contribution to the risk and prevalence of homelessness 
for women and their children. In Bass Coast, there were 739 incidents of family violence in 
2019-2020. A child or children were witnesses in 37.5 per cent (277) of these incidents. For 
the period ending December 2020 there was an 32.3% increase in incidents on the previous 
year. The Gippsland Regional Housing Network reported that motel and hotel 
accommodation is the only option available for victim survivors of family violence and their 
children. It is costly, often not safe enough, has limited privacy, no cooking facilities with 
rooms not big enough to accommodate a family.  

For more details see Attachment 2 Housing Needs Data Analysis Report. 

Key Issue: The SAH Strategy should reflect the need for more emergency accommodation in 
Bass Coast along with to more social housing. Other types of Affordable Housing like Affordable 
rental and ownership may in the long run ease the pressure on social and emergency 
accommodation, but the key focus should be emergency, transitional, and social housing.  
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5. Affordable Housing Policy Framework 

For more detailed information and analysis on the Affordable Housing Policy Framework see 
Attachment 3 Affordable Housing Policy Framework Report and Attachment 4 Planning 
Mechanisms Report. 

There are several Acts which are relevant to Affordable Housing in Victoria. The most 
relevant Acts are: 

• the Local Government Act 2020 (LG Act) 
• the Planning and Environment Act 1987 (PE Act) and 
• the Housing Act 1983 (Housing Act). 

5.1 The Local Government Act 
The LG Act provides the legal framework in which Victorian municipal councils operate. The 
LG Act controls the sale and leasing of council-owned land, procurement of goods and 
services by a council, the administration of public open space, and governance and probity 
requirements for councils. 

The LG Act sets out the Role of a Council: The role of a Council is to provide good 
governance in its municipal district for the benefit and wellbeing of the municipal community. 
Any decisions about Council’s role in relation to Affordable Housing need to be made in a 
way that demonstrates good governance and provides for the benefit and wellbeing of the 
Bass Coast community. 

5.2 The Planning and Environment Act 
The PE Act provides a framework for the administration of the use and development of land. 
The PE Act has an objective (Section 4): 

  1(fa) to facilitate the provision of Affordable Housing in Victoria 

A definition of affordable housing is included in the Act and supporting statutory documents 
set out eligible income bands and matters for consideration (see Attachment 3 Affordable 
Housing Policy Framework Report). 

The PE Act provides councils with a framework for facilitating Affordable Housing through 
the planning scheme amendment or planning permit process. To support the Affordable 
Housing negotiations it is essential to have specific supporting policy in Planning Scheme. 
An analysis of the existing planning scheme policy is set out in Attachment 4 Planning 
Mechanisms Report 

Key issue: The SAH Strategy should include strategies and actions to implement the 
recommendations of the Planning Mechanisms Report including include setting 
parameters for the quantum for Affordable Housing contributions, and advocacy to the 
State government for state-wide mandatory Affordable Housing provisions.   
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5.3 The Housing Act 
The Housing Act has the broad objective, among other things, of ensuring every person in 
Victoria has adequate and appropriate housing at a price within his or her means. The 
Housing Act, together with the Office of the Housing Registrar, provides the framework for 
the establishment, compliance, and recognition of registered housing agencies – the 
registered not-for-profit organisations that manage housing for eligible households.  

5.4 Council Strategies and Policies 
The facilitation of Affordable Housing, and the support services that enable people to find, 
access, and sustain an Affordable Housing tenancy is a role that stretches across different 
Council departments and across different organisations within the community. For this 
reason, there will be aspects of the SAH Strategy that can sit within different Council 
Strategies and Plans.  

The Draft Healthy Communities Plan (replacing the Municipal Public Health and Wellbeing 
Plan and due for adoption in October) identifies Affordable Housing as one of four key 
priorities and the SAH is specifically referenced in Outcome 3.1 Increase affordable housing. 
However as of July 2021 homelessness and emergency housing is no longer included in the 
top ten Advocacy Priorities. 

The following Council strategies are under development: 
• Housing Strategy 
• Healthy Communities Plan 2021-2025 
• Disability Action Plan 2021-2025 

• Council Plan 2021-25 
• Community Vision 2021-2024 

A Property Strategy may also be developed in the second half of 2022. There is an 
opportunity to reflect the direction set by the Social and Affordable Housing Strategy into 
other Councils strategies and plans to enable effective monitoring and implementation of any 
actions or activities from the SAH Strategy. 

The Housing Strategy is the best location to include strategic policies or actions that relate to 
land use planning, land supply, negotiating voluntary affordable housing agreements, 
planning scheme amendments.  

A Property Strategy and associated processes or practices can include actions or criteria for 
considering Affordable Housing as part of a change in use for a Council building or site. 

Specific actions that relate to homelessness, and support services which enable people to 
sustain their tenancies can be built into the annual action plans that support the 
implementation of the Healthy Communities Plan. This work will happen in the coming 
months.  

If Affordable Housing and associated support services comes through from the community 
as a key issue the topic can be included in the Community Vision and Council Plan.  

Key issue: That the SAH Strategy is used to inform and be reflected in other Council 
Strategies, Policies, and Action Plans, particularly the Housing Strategy and the Healthy 
Communities Plan and a Property Strategy should one be developed.  
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6. Location of Affordable Housing  

To ensure that Affordable Housing tenants have access to the services that many people 
need, and to avoid issues of social isolation, and transport poverty, Affordable Housing 
should be located: 

• In townships with well-established services (health, education, shops) 
• Close to the town centre to be within walking distance to services (preferably) 
• Accessible to public transport 

For the Bass Coast this means locating Affordable Housing in Cowes and Wonthaggi, and 
possibly in Grantville, Inverloch, and San Remo.  

These parameters are not a hard and fast rule. There may be circumstances where it is 
appropriate to have housing further away from the town centre if residents are well 
supported with transport and access to services. 

6.1 Using Council land  
There are different ways that a Council can use its own land to facilitate Affordable Housing. 
It is up to each Council to decide on the approach it adopts. A council may adopt different 
approaches on different sites, depending on the site characteristics, the needs of the local 
community, and competing demands. A Council can make its land available for Affordable 
Housing by: 

Leasing the site to a community housing organisation who would fund build and manage the 
Affordable Housing on the site. The LA Act allows for a maximum lease period of 50 years 
and most community housing organisations require a lease of that period to enable them to 
balance the cost of construction against the value of providing the housing long term. At the 
end of the lease period any buildings constructed on the site would revert to Council 
ownership, unless the lease required the buildings to be removed. The Council could enter 
into another lease for Affordable Housing at the end of the first lease, or they could identify 
an alternative use for the site.  

Selling the site to a community housing organisation. This could be done through a 
competitive process with community housing organisations bidding for the piece of land, 
similar to the sale of the site on the open market. Council can include requirements on the 
title of the property that the site be used for Affordable Housing. Council should not expect to 
receive full market value for the site if they include requirements for Affordable Housing as 
the income from Affordable Housing is significantly less than for market housing. This option 
provides some financial return to Council for the sale of the site.  

Gifting the site to a community housing organisation. Council can include requirements on 
the title of the property that the site be used for Affordable Housing. This option does not 
provide any financial return to Council for the transfer of the site.  

Retaining and developing the site. Council could retain the site and manage the 
construction of the Affordable Housing. Then, through a competitive tender process, it could 
seek to appoint a community housing organisation to manage the property and tenancies. 
This approach is most costly for Council unless they are able to secure funding for the 
construction costs.  
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6.2 Identifying land for Affordable Housing  
A land assessment process (see Attachment 5 Land Assessment Report) indicated that 
there is some potential to use Council-owned land for the delivery of Affordable Housing 
either through: 

• consideration of Affordable Housing as a use when there is a change of use or 
development at a site, and/or 

• through a concerted program of identifying sites, seeking rezoning or discontinuance 
(where necessary), and making the land available for Affordable Housing. 

Many of the sites identified as having potential to deliver Affordable Housing already have 
buildings and community uses on site. If a change of use or redevelopment is proposed for 
those buildings or the site, Affordable Housing can be considered as part of the change in 
tenant or change in use. To enable this to happen there needs to be clear parameters in the 
Property Strategy that require the consideration of Affordable Housing as a potential use of 
the building or site.  

In addition to a reactive or opportunistic approach to identifying sites for Affordable Housing, 
the Council could begin a program to systematically ready Council-owned land for Affordable 
Housing. There are some parcels that, once they have been rezoned or been through the 
discontinuance process (for road reserves) would be suitable for Affordable Housing. These 
parcels of land will generally have a lower score through the assessment process (3 or 
lower) due to the current zoning, but some will be suitable if they were rezoned. 

6.3 Partnering to deliver Affordable Housing 
Councils generally do not take on the responsibility for building and managing Affordable 
Housing. Instead, they can partner with community housing organisations who have 
experience in: 

• Building social and Affordable Housing 
• Allocating properties to eligible households 
• Managing tenancies 
• Property maintenance and management 

Private developers may also partner with community housing organisations where part of 
their development includes some Affordable Housing. 

The Council is likely to engage with community housing organisations on a site by site or 
opportunity per opportunity basis. It is important to remember that community housing 
organisations and associated service providers are not for profit organisations with limited 
resources. A request for them to participate in networking or partnership arrangements 
should come with meaningful opportunities such as access to land, an advocacy program, 
streamlined planning processes, or support for their funding bid/s to State government.  

Key issue: The SAH Strategy should set out Council’s position on the use of Council land 
for Affordable Housing. It should also include strategies or actions for how and when 
Council-owned sites will be considered for Affordable Housing (proactive and/or reactive) 
and how the Council is seeking to partner with community housing organisations or 
support service providers.  



 
Hornsby & Co. | Bass Coast Shire SAH Background Report | August 2021|  Page 11 of 15 

7. Services that support and sustain tenancies   

The Stakeholder engagement process identified housing needs and service needs within the 
Bass Coast. Attachment 6 Engagement Summary sets out the findings from the 
engagement with Stakeholders. The feedback showed that people at risk of homelessness, 
people escaping family violence, people sleeping rough, older females and families, plus 
young people and single people are most in need long-term social housing, emergency 
accommodation and transitional housing.  It also illustrates: 

• Support for young people is a priority. This includes accommodation and holistic 
support services for early identification to prevent young people becoming 
entrenched in the cycle. 
 

• The two biggest challenges reported by service providers related to funding (either 
insufficient or funding models) and demand (increase in demand and increased 
complexity of clients). 
 

• Overall, stakeholders feel there is a good range and network of services available 
across Bass Coast to support people to access and/or retain SAH, however this is in 
part due to community organisations and service providers going above and beyond 
what their funding provides for.  
 

• There is some confusion or gaps in awareness of what each service provider does 
and how to access them (for clients and other service providers/organisations to 
enhance referrals) 
 

• Outcomes may be improved through better coordination of service delivery (between 
service providers) and greater side-by-side support for clients to navigate different 
services and processes. This requires a place-based, client centric approach. 
 

• Given the network and framework for homelessness support is considered 
reasonably effective, the preference is for more funding to existing services, rather 
than seeking out ‘new’ services. This is important to maintain existing relationships 
and trust. 
 

• The geographic spread of Bass Coast presents challenges and requires a good, 
centralised model for service delivery, rather than attempting to provide outreach 
across a number of locations. This may include partnering with organisations in 
multiple locations to do the initial contact and referral through to the centralised 
service. 
 

• There are existing homelessness networks Local Area Service Network (LASN’s) 
model, facilitated by DFFH, which provides the opportunity to identify and respond to 
service gaps.  
 

Recommendation: That the SAH Strategy highlights the need for additional funding for 
existing homelessness and support services and encourages providers to share 
information with each other and the public on how people can access services.  
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8. Advocacy, engagement and partnerships  

Stakeholders see a clear role for Council in advocacy and communication or engagement on 
Affordable Housing and wrap-around services, together with a role in setting local policy, 
streamlined planning process, and facilitating partnerships. 

Stakeholder engagement indicated that people involved in the homelessness and Affordable 
Housing sectors wanted service planning and investment to be strategic to ensure clear 
pathways for clients – from emergency, to transitional, and social housing, and ultimately 
into private market housing where possible. Rather than just focussing on what is needed 
urgently, a strategic approach is required to avoid creating bottlenecks which can then 
undermine the whole system. 

The issues identified by the stakeholders as priorities for advocacy, engagement or 
partnerships are: 

• Funding for more emergency, transitional, and social housing and for support 
services 
 

• Encouraging property owners in Bass Coast to offer their properties for long-term 
rental 
 

• Working with accommodation providers: short-term (hotels, caravan parks, hostels 
etc) and long-term (real estate agents) to build relationships with service providers 
and take on clients needing crisis and long-term Affordable Housing accommodation 
 

• Changing the narrative within the Bass Coast community to address misconceptions, 
and increase community acceptance of SAH in their local area 
 

• Facilitating partnerships with community housing organisations to encourage them to 
develop social and affordable housing in Bass Coast 
 

The Local Area Service Network (LASN) model, facilitated by DFFH is considered to be an 
effective mechanism for information sharing, communication about how to access services, 
and advocacy to State Government. Council could leverage the work of that existing network 
and participate in the inner-Gippsland LASN on an as needs basis.  

The Council may also develop and adopt Advocacy Priorities in relation to Affordable 
Housing and support services and could help to shape the narrative within the community.  

Key issue: That the SAH Strategy highlights the opportunities for advocacy and 
engagement through the existing LASN model and also identifies the Council’s Advocacy 
Priorities in relation to homelessness, support services and Affordable Housing. The SAH 
Strategy should also set out how the Council would seek to partner with community 
housing organisations to facilitate additional Affordable Housing in Bass Coast.  
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9. Developing the Draft SAH Strategy  

This Background Report brings together a significant amount of detail and analysis to help 
lay the foundation for the development of the Draft SAH Strategy.  

A Councillor briefing will be held in August to enable discussion of the key issues identified in 
the Background Report (see page 5 of this report). At that workshop officers will be seeking 
input from Councillors for the development of the Draft SAH Strategy.   
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10. Attachments 

Attachment 1 is provided here. 

Attachments 2 to 6 (the technical reports) are provided as a separate document.  

They are: 

 Attachment 2 – Housing Needs Data Analysis Report  

Attachment 3 – Affordable Housing Policy Framework Report  

Attachment 4 – Planning Mechanisms Report  

Attachment 5 – Land Assessment Report  

Attachment 6 – Engagement Summary   
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Attachment 1 – The Housing Continuum 
The Housing Continuum shows the different types of Affordable Housing (blue) and market 
housing (green). The Bass Coast Social and Affordable Housing Strategy relates to the non-
market housing (blue). Matters in relation to market housing (e.g. land supply) can be 
considered as part of the Council’s Housing Strategy (under development).  
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