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respect to their elders past and present and through them, all Aboriginal and Torres Strait 
Islander people.  
1. Overview of the Bass Coast Community 

Bass Coast is located about 130 kilometres south-east of Melbourne and is 
predominantly a coastal municipality with a unique coastline surrounded by hinterlands. 
Bass Coast Shire covers an area of 866 square kilometres with the townships of 
Wonthaggi, Cowes, Inverloch, San Remo and Grantville providing main service centres 
for residents and visitors.  Bass Coast has two major industries: tourism and 
agriculture.  

Growth 

Bass Coast is one of the fastest growing municipality in regional Victoria, with the 
forecasted population expected to reach 46,400 by 2036 from the current population of 
37,445. This represents an average growth rate of 1.7%. 

Northern parts of the Shire are attracting new residents where townships such as 
Wonthaggi and the waterline villages are within the commuting distance of the eastern 
and south eastern outer suburbs of Melbourne. Residential development for new 
dwelling builds in Bass Coast has been increasing for 5 years in a row before a slight 
decline in 2019/20. Bass Cost also attracts holiday makers with the population 
temporarily swelling to over 70,000 during the summer period.  

Age range 

In 2016, the medium age of Bass Coast residents was 50 years and had a lower 
proportion of children (under 18) and a higher proportion of persons aged 60 or older 
than regional Victoria. There were also lower rates of the working age population than 
regional Victoria. Population forecasts indicate that lone person households are likely to 
increase as the population ages in place. 

Cultural diversity 

The population in 2016 had 14.4 per cent of people in Bass Coast Shire who were born 
overseas with 87.9 per cent of the population speaking only English at home. Ancestry 
was identified as predominantly English (42.5 per cent), Australian (39.9 per cent), 
Scottish (12.2 percent), Irish (12 per cent) and Italian (4.6 percent). The Aboriginal and 
Torres Strait Islander population in 2016 was 363.  

Household type 

Bass Coast has 19.6 per cent of households that were made up of couples with children 
in 2016, with 9.7 per cent of these households one-parent families, compared with 25.3 
per cent and 10.1 per cent respectively for regional Victoria. 30.2 per cent of households 
were made up of lone person households which is higher than the percentage for 
regional Victoria of 27 per cent. 
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Income  

There were 4,276 low-income households in Bass Coast Shire, representing 36 per cent 
of all households in 2016. This was an increase of 699 since 2011 when 33 per cent of 
all households were low-income households. Other characteristics of low-income 
households in Bass Coast are: 

• 36 per cent of people in low-income households are aged over 60. 

• More females (54 per cent) than males (46 per cent) are in the low-income 
bracket.  

In June 2020,  

• Commonwealth rent assistance was received by 3,285 households, which 
was 24.9 per cent of the population. 

• Job seeker was received by 14 per cent of people aged 22-64 years 

• Youth allowance was received by 13.5 per cent of young people aged 
between 16 – 21 years 

In 2016, 30 per cent of household incomes were in the very high range and 18.6 per 
cent were in the moderate range.  

Employment 

12,533 people living in Bass Coast Shire in 2016 were employed, of which 50 per cent 
worked full-time and 48 per cent part-time. The most popular industry sectors were 
health care and social assistance (12.6 per cent), construction (12.4 per cent) and retail 
trade 11 per cent). There were 15,471 residents employed in the year ending June 
2020. 
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2.  Overview of Housing Needs in Bass Coast   

2.1 Housing Profile  

In 2016, over 91 per cent of housing type in Bass Coast was a separate house with most 
of these dwellings being 3 bedrooms. There is a very low proportion of high-density 
dwellings making up only 0.4 per cent in 2016. In March 2021, Bass Coast Housing 
Story: Understanding housing supply and demand, housing diversity, affordability and 
availability reported that residential development in Bass Coast has been predominantly 
for separate dwellings, with 96 per cent of all residential development approvals in the 
past ten years being for houses. Building approvals for the 2020/21 financial year to 
December 2020 (first two quarters) totalled 428 approvals. The report predicted that 
residential development in Bass Coast to 2036 is expected to total 8,038 from 2016. 
Growth is expected in the Cowes-Ventnor district followed by Inverloch – Pound Creek 
with an expected net gain of 70-80 dwellings per year.  

The report also found that most households in Bass Coast are fully owned (40.7 per 
cent), with mortgaged households representing 26.3 per cent and rented private 
households representing 21.8 per cent of all households.  

The report also identified that: 

• Most lone person households in Bass Coast live in 3 bedroom separate 
houses which is a proportion almost identical to Regional Victoria. 

• Most couple without children households live in 3 bedroom separate houses, 
which is almost identical to the proportion in Regional Victoria. 

Social Housing 

Homes Victoria have stated that the number of social housing dwellings in Bass Coast 
were 381 representing 2.5 per cent of total dwellings. The social housing stock is made 
up of: 

• 150 One bedroom   

• 101 Two bedrooms   

• 86 Three bedrooms  

• 15 Four + bedrooms  

271 of these Dwellings are public housing managed by Homes Victoria, 95 are long term 
community housing and 15 are transitional housing (short term).  
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2.2 Housing Affordability 
The availability of affordable, sustainable and appropriate housing is the foundation for 
people to fully participate in the social, economic and community aspects of life. When 
housing is insecure and inadequate there is a significant impact on health, employment, 
and education. 

Housing affordability generally refers to the situation where low to moderate income 
households are paying no more than a household’s income on housing payments (rent 
or mortgage), enabling households to meet other basic and long-term living costs. 
Households that are paying more that 30 per cent are considered to be living under 
housing stress.  

Housing Stress 

In March 2021, Homes Victoria reported that the number of new private lettings fell by 
9.3 percent with only 16 per cent of these lettings being affordable to low income 
households. The Bass Coast Housing Story: Understanding housing supply and 
demand, housing diversity, affordability and availability, identified that housing 
affordability is declining in Bass Coast Shire. While some households will benefit from 
increased capital gain in their property assets, increasing rent and housing values are 
having a negative impact on specific groups in the community including low income 
households.  

The report stated that: “Only 64 housing sales (5.4 per cent of all sales) in 2019-2020 
were affordable to low-income households and only 100 rentals (9.6 per cent of all 
rentals) in 2019-2020 were affordable to low-income households”. The report found that 
the median property price for a house in the 12 months to June 2020 unaffordable for 
very low, low and moderate income households in Bass Coast and that a median-priced 
unit is affordable only to moderate income households.  

The report also identified that in 2016, housing stress impacted more for renting 
households (40 per cent) than for mortgaged households (17 per cent) with 1,858 or 13 
per cent of Bass Coast Shire’s households living in housing stress as at 2016. This is 
higher than the Regional Victoria benchmark (10.5 per cent) or the overall Victorian 
proportion of households in housing stress (11.4 per cent). 

The report highlighted that rental stress in Bass Coast Shire has increased significantly 
between 2011 and 2016, with 38 per cent of rental households experiencing stress in 
2016 compared to 26 per cent in 2011. Bass Coast’s increase in rental stress of almost 
12 per cent was much higher than that of Regional Victoria (+3.6 per cent) or Victoria as 
a whole (+2.7 per cent). 

The report also concluded that in the Bass Coast, lone person low income households 
were particularly vulnerable and in need of affordable housing and that overall, higher 
housing costs combined with lower household incomes in Bass Coast compared to 
Regional Victoria affect affordability.  

In the June 2019-June 2020 period, the average annual change in median rental costs 
for houses was +8.8 per cent, higher than the 2.9 per cent increase in Regional Victoria. 
In 2016, of the 3,430 households renting in Bass Coast Shire, 1,375 (44 per cent) are in 
rental stress. This is higher than the regional Victoria average of 37 per cent. 
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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.” 

In December 2020, The Salvation Army reported that in Bass Coast there were no 
affordable one-bedroom private rental properties available and only 5 affordable two-
bedroom private rental properties in Bass Coast. There were only 38 three bedroom 
affordable private property rentals available during this time.  

Social and Public Housing 

• Social Housing is allocated through the Victorian Housing Register with a priority list 
for those who are the most vulnerable. Priority Access is for people: 

• Who are homeless and 
receiving support 

• Are escaping or have escaped 
family violence 

• With a disability or significant 
support needs 

• With special housing needs. 

In March 2021, there were a total of 693 applications on the 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 

Social Housing that is managed directly by the State Government is referred to as public 
housing and as of March 2021 there were 396 people living in public housing in Bass 
Coast with the majority being elderly single people (62.5 percent). There were more 
females in public housing over all of the age groups with the highest number of 85 in the 
sixty-five plus age group compared to 56 males.  
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2.3 Vulnerable Groups 
The Bass Coast Housing Story report found that currently, social and affordable housing 
in Bass Coast does not match local need. The report estimated that Bass Coast Shire 
has 733 households in need of affordable housing, representing 5.1 per cent of all 
households in the Shire. This compares to the stock of social and affordable rental 
properties which was 2.1 percent in 2016. Reports prepared by the Bass Coast 
Foundation and the Gippsland Regional Housing Network also provide evidence that 
this is particularly the case for older, low income, lone persons households, homeless 
people and women escaping family violence. The impact of Covid 19 on the financial 
wellbeing of the Bass community is also considered as a key influence in identifying the 
most urgent need for affordable and social housing.  

Low-income households 

Housing insecurity is statistically higher amongst underemployed households than 
adequately employed households, especially for private renters. In Bass Coast, there 
are more part-time employed residents in low-income households than full-time 
employed residents. Since 2011, there are more part-time employed residents in low-
income households and fewer in full-time employed positions. This could be related to 
gender, given there are more females represented in low-income households (54 
percent) or age, with more older people represented in low-income households (36 per 
cent).  

Homeless Persons 

Housing affordability and inadequate social and emergency housing stock have 
significantly impacted on addressing and responding to homelessness in the Bass 
Coast Shire. 

The Australian Bureau of Statistics (ABS) defines a person who does not have suitable 
accommodation alternatives as homeless, if their current living arrangement:  

• is in a dwelling that is inadequate;  
• has no tenure, or if their initial tenure is short and not extendable; or  
• does not allow them to have control of, and access to space for social relations 

(ABS 2012). 

This includes people who are sleeping rough (that is, homeless and staying in 
improvised homes, tents or sleeping out) and include ‘couch-surfing’ or living in severely 
overcrowded dwellings. 
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The Salvation Army is a specialist homelessness service provider for the Gippsland 
region including the Bass Coast Shire. In March 2021, the Inner Gippsland Housing 
Infrastructure Working Group prepared a report that provided an overview of 
homelessness in the area. The report identified that in 2019-2020, the demand for 
homelessness services increased by 13.4 percent to 1,654. The service also reported 
that 19% of clients are rough sleepers but in 2020 this had increased to 28 per cent of 
clients. The most common reasons for assistance in 2019-2020 were: 

• Housing Crises (eviction) - 14 per cent 

• Financial Difficulties - 14 per cent 

• Inadequate or inappropriate dwelling condition - 10 percent 

• Housing affordability stress – 9 per cent 

• Domestic and Family Violence – 5 per cent 

Homes Victoria reported that the number of people within Bass Coast who received 
specialist homelessness services in 2019-2020 was 722. 

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 focussing on tourism and 
are more reluctant to take on emergency accommodation clients. The Gippsland Regional 
Housing Network response to the State Government 10 year Housing Strategy, 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.  

Women 

The impact of a social conditions and housing affordability in Bass Coast for women is 
significant.  

Family violence makes a substantial contribution to the risk and prevalence of homelessness 
for women. In Bass Coast, there were 739 incidents of Family Violence in 2019-2020 which 
was a 17.7 per cent increase since 2018-2019. A child or children were witnesses in 37.5 
per cent (277) of these incidents. 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, have limited privacy, no 
cooking facilities with rooms not big enough to accommodate a large family. 

The Bass Coast Counts report indicated that a higher proportion of females in Bass Coast 
Shire had lower individual incomes than males, with 50 per cent of females having an 
individual income of less than $499 compared to 38 per cent for males. This is related to the 
fact that a higher proportion of females are employed in part-time work compared to males. 
At the other end of the spectrum, only 12 per cent of females had an individual income of 
over $1,000 per week compared to 25 per cent of males. 
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The report also indicated that household income for the female population of Bass Coast 
Shire reveals that females may be living in more financial stress than males. Almost one-
third of females live in household types where they are either alone or are a lone parent with 
dependent children.  

Women over the age of 55, living alone are identified as a group at serious risk of 
homelessness across Australia. Superannuation at retirement (average) age is less for 
women ($157,050) compared to men ($270,710). Two-thirds of single women on the Age 
Pension who do not own their home have less than $50,000 in assets and 45% of older 
women who rent spend more than 30% of their income on rent. Factors that contribute to 
housing insecurity for women include financial insecurity, the high cost of housing, 
relationship breakdown, disability and family violence.  

Impact of Covid 19 

The Bass Coast Community Foundation engaged ID Consulting to review the impact of 
Covid 19 on the financial wellbeing of residents in the report Bass Coast Counts. The report 
found that the economic fallout from Covid-19 is expected to most negatively affect young 
people, casually employed, older people near retirement, females, families with children/sole 
parent families and those who rent. 

The Bass Coast Counts report found that the Waterline (Westernport Townships), 
Wonthaggi-Cape Patterson, North Wonthaggi have poor levels of financial wellbeing while 
the Inverloch-Pound Creek, Newhaven-Cape Woolamai, Rural area and San Remo have a 
sound/above average level of financial wellbeing. 

Single people 

Accommodation options for single people are limited in Bass Coast with most lone person 
households living in three bedroom separate houses. The availability of one bedroom 
dwellings on the Bass Coast is small, with only 199 medium density one bedroom dwellings 
in Bass Coast in 2016. The number of separate dwellings up to two bedrooms was 2,212.  

Options for low income, homeless single people are limited to shared housing including 
rooming houses, which can be both unaffordable and unsafe for vulnerable groups. Single 
homeless males are most likely to be referred to rooming houses. Housing support providers 
report that there are few good quality rooming houses available and that this can be a viable 
alternative if available and inclusive.  An alternative option for single-person households are 
government-supported specialist Crisis Supported Accommodation (CSA) facilities however 
these do not currently exist in Gippsland.  
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3. Conclusion 

Many of the drivers of need for social and affordable housing in Bass Coast are similar to the 
variants that have impacted on housing supply across Australia. Over the last two decades 
there has been an unprecedented increase in the cost of houses and land, and a shortage of 
affordable rental accommodation. Population growth across Australia and an increased 
demand for rural living in regional communities such as Bass Coast is also a factor. The 
commutable distance for eastern and south eastern corridors of Metropolitan Melbourne has 
made Bass Coast one of the fastest growing municipalities in regional Victoria particularly in 
the areas of Wonthaggi and Westernport.  

The demand for social and affordable housing in Bass Coast impacts on residents from 
medium to low income households. In 2016, 14.1 percent of all households were in housing 
stress and the evidence points to this figure has increased given that the median cost of 
houses from June 2020 is now unaffordable for low to medium income groups on the Bass 
Coast. There is also evidence that there is an underutilisation of three bedroom properties 
where most singe person households reside.  

There are social indicators that help to identify the most vulnerable groups in the community: 

3.1 An increase of older, low income, one person households coupled with a lack 
availability of affordable one to two bedroom dwellings. 

3.2 An increase of homelessness with more requests for assistance to specialist 
homelessness service providers, who are not able to provide assistance due to a 
lack of affordable rental housing, crisis accommodation and social housing.   

3.3 An increase in family violence incidents impacting on housing security for women 
and children  

An increase the supply of housing for single households and an increase in investment in 
social housing supply including crisis and transitional and long-term accommodation options 
would contribute to addressing housing affordability and the risk of homelessness on the 
Bass Coast, particularly for the most vulnerable residents.  

An increase in the supply of one to two bedroom properties as an alternative for single 
people currently living in three bedroom properties, would enable better utilisation of current 
housing stock for low income households with children and other dependents.  
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Data provided by Department of Families, 
Fairness, and Housing 

There is an 8 page pdf that goes here. Just waiting on DFFH to confirm that we can include 
it.  



 
Hornsby & Co. | Bass Coast Shire SAH Technical Reports | August 2021|  Page 17 of 75 

Attachment 3 – Affordable Housing Policy 
Framework Report  

  



 

 

 

  

 

 

Affordable Housing Policy Framework 
Bass Coast  
 

Prepared by Hornsby & Co.  
July 2021 

 

 

  



 
Hornsby & Co. | Affordable Housing Policy Framework | July 2021 |  Page 2 of 16 

Contents 

1. Introduction ................................................................................................................................... 4 

2. Legislation ...................................................................................................................................... 4 
2.1 Local Government Act .................................................................................................... 4 
2.2 Planning and Environment Act ........................................................................................ 6 

1.2.1 Defining Affordable Housing ........................................................................................... 6 

1.2.2 Matters for consideration ............................................................................................... 8 

2.3 Housing Act ................................................................................................................. 10 

3. State and Regional Policy ............................................................................................................. 12 
3.1 Homes for Victorians .................................................................................................... 12 
3.2 Big Housing Build ......................................................................................................... 12 
3.3 Ministerial Advisory Committee on Planning Mechanisms for Affordable Housing ............. 13 
3.4 Ten-year Social and Affordable Housing Strategy ............................................................ 13 

4. Local Strategies, Policies, and Plans ............................................................................................. 14 

Attachment 1 – Household income brackets ....................................................................................... 15 

Attachment 2 – Housing Continuum ................................................................................................... 16 

 

 

 

 

 

 

 

 

 

 

 

Acknowledgement 

This report was prepared by Hornsby & Co. for Bass Coast Shire Council and cannot be 
copied without permission.  



 
Hornsby & Co. | Affordable Housing Policy Framework | July 2021 |  Page 3 of 16 

The information in this report relates to the traditional lands of the Bunurong/ Boon Wurrung, 
members of the Kulin Nation who have lived here for thousands of years. We offer our 
respect to their elders past and present and through them, all Aboriginal and Torres Strait 
Islander people.  



 
Hornsby & Co. | Affordable Housing Policy Framework | July 2021 |  Page 4 of 16 

1. Introduction 

This report has been prepared as an input to the Background Report for the preparation of 
the Bass Coast Shire Council Social and Affordable Housing Strategy. The report provides 
an overview of the legislation and policy framework for Affordable Housing in Victoria and 
specifically in Bass Coast. 

For a review of the Bass Coast Planning Scheme see Planning Mechanisms Report that 
forms part of the Background Report.  

 

2. Legislation 

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). 
 

2.1 Local Government Act 
The primary piece of legislation that guides local governments including in any role they 
adopt for Affordable Housing is the Local Government Act 2020 (the LG Act).  

Section 8 of 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.  

Sections 55 to 58 set out requirements around community engagement and public 
transparency. These aspects are particularly relevant to the process for deciding how to 
use Council land but are also relevant for any other Council investment in Affordable 
Housing.  

Section 110 sets out that a council may participate in a beneficial enterprise such as a 
joint venture. This part of the LG Act is relevant if the Council wants to facilitate the 
provision of Affordable Housing on its own land by entering into a beneficial enterprise. 

  

http://www5.austlii.edu.au/au/legis/vic/consol_act/lga2020182/s8.html
http://www5.austlii.edu.au/au/legis/vic/consol_act/lga2020182/s55.html
http://www5.austlii.edu.au/au/legis/vic/consol_act/lga2020182/s110.html
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Section 114 relates to restrictions on power to sell or exchange land. If Council decides 
to sell or exchange land as part of facilitating the provisions of Affordable Housing it will 
need to ensure it meets the requirements of Section 114. These provisions differ from 
the previous requirements of the Local Government Act 1989 and will came into effect on 
1 July 2021. Part (2) of the LG Act is: 

 (2) Before selling or exchanging the land, the Council must— 

(a)     at least 4 weeks prior to selling or exchanging the land, publish notice of 
intention to do so— 

(i)     on the Council's Internet site; and 

(ii)     in any other manner prescribed by the regulations for the 
purposes of this subsection; and 

(b)     undertake a community engagement process in accordance with its 
community engagement policy; and 

(c)     obtain from a person who holds the qualifications or experience 
specified under section 13DA(2) of the Valuation of Land Act 1960 a valuation 
of the land which is made not more than 6 months prior to the sale or 
exchange. 

 

Section 115 relates to the leasing of land. This section is relevant if the Council decides 
to facilitate the provision of Affordable Housing by leasing Council-owned land. Section 
115 is: 

(1)     A Council's power to lease any land to any person is limited to leases for a 
term of 50 years or less. 

(2)     Subject to any other Act, and except where section 116 applies, if a Council 
leases any land to any person subject to any exceptions, reservations, covenants 
and conditions, it must comply with this section. 

(3)     A Council must include any proposal to lease land in a financial year in the 
budget, where the lease is— 

(a)     for one year or more and— 

(i)     the rent for any period of the lease is $100 000 or more a year; or 

(ii)     the current market rental value of the land is $100 000 or more a 
year; or 

(b)     for 10 years or more. 

(4)     If a Council proposes to lease land that is subject to subsection (3) and that 
was not included as a proposal in the budget, the Council must undertake a 
community engagement process in accordance with the Council's community 
engagement policy in respect of the proposal before entering into the lease. 

http://www5.austlii.edu.au/au/legis/vic/consol_act/lga2020182/s114.html
http://www5.austlii.edu.au/au/legis/vic/consol_act/lga2020182/s115.html
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Section 116 relates to land that is transferred to the Minister or a public body. It is our 
understanding the Council is not seeking to transfer the land to a public body or the 
Minister and therefore we have not expanded on those requirements.  

2.2 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 

With the function of controlling the use and development of land, the PE Act provides 
councils with a means of facilitating Affordable Housing through the development 
process. It is important to note that this is a voluntary process and requires agreement 
from landowners who are seeking to obtain a planning scheme amendment or a planning 
permit. 

Council planning staff are responsible for negotiating Affordable Housing agreements 
through the planning system. The negotiation may be as part of a proposal to rezone 
land, or as part of a planning permit application. A council cannot compel a developer to 
enter into negotiations or to agree to an Affordable Housing contribution – it must be 
agreed on a voluntary basis. 

1.2.1 DEFINING AFFORDABLE HOUSING 

A definition of affordable housing is included in the Act and supporting statutory 
documents set out eligible income bands and matters for consideration. 

The PE Act defines affordable housing: 

…housing, including social housing, that is appropriate for the housing needs of any 
of the following— 

         (a)     very low income households; 
         (b)     low income households; 
         (c)     moderate income households. 

The household income brackets are set by government each year (see Attachment 1). 
For regional Victoria the income bands are: 

 Very low income 
range (annual) 

Low income range 
(annual) 

Moderate income 
range (annual) 

Single adult Up to $19,020 $19,021 to $30,430 $30,431 to $45,640 

Couple, no 
dependant 

Up to $28,520 $28,521 to $45,640 $45,641 to $68,460 

Family (with one 
or two parents) 
and dependent 
children 

Up to $39,930 $39,931 to $63,900 $63,901 to $95,840 

 

http://www5.austlii.edu.au/au/legis/vic/consol_act/lga2020182/s116.html
https://www.planning.vic.gov.au/__data/assets/pdf_file/0043/488995/Government-Gazette-Order-2.pdf
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By definition, Affordable Housing is for people within the eligible household income ranges, 
where there is an eligibility test and allocation process.  

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). The DHHS Annual Report showed there were 85,111 social housing 
dwellings in Victoria in 2019/20. 

Social housing includes public housing (owned and usually managed by the Victorian 
Government) and community housing (owned and/or managed by community housing 
organisations – CHOs).  

Both public housing and community housing provide long-term rental accommodation. Public 
housing currently makes up approximately three-quarters of all social housing stock in 
Victoria, with the remaining 25% being community housing.  

While social housing makes up the majority of Affordable Housing in Victoria, within the 
definition of Affordable Housing there is also affordable rental and affordable home 
ownership. 

Affordable rental housing is provided by not-for-profit organisations and also through private 
providers, who receive some form of concession in return, such as was the case for the 
National Rental Affordability Scheme (NRAS).  

For affordable rental housing, the rent is generally set at a discount from market rent (for 
example rent is set at 75-80 percent of market rent) and is generally targeted at moderate-
income households. The size of the discount applied is usually determined by a specific 
program or subsidy related policy setting and varies depending on the program or policy. As 
part of a voluntary affordable housing negotiation there may be consideration of the level of 
discount for affordable rentals.    

Affordable home ownership (delivered with or without an external subsidy) may be through 
the allocation and sale of low-cost housing to eligible households or opportunities for shared-
equity home ownership. Shared-equity is when a person owns part of a dwelling, and the 
other part is owned by a second party (for example government or a community housing 
organisation). Shared equity enables a household to buy a property that they otherwise 
could not afford, helping them step onto the path of home ownership. 

Due to the higher rents or mortgage payments, affordable rentals and affordable home 
ownership are usually out of the financial reach of very low and low-income households. It is 
generally only a viable option for moderate-income households. 

To illustrate where Affordable Housing fits into the broader housing continuum, a diagram is 
provided at Attachment 2. 
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1.2.2 MATTERS FOR CONSIDERATION 

In addition to the household income/expenditure “test”, a Ministerial Notice sets out 
matters for consideration in determining whether housing is appropriate. 

There are eight elements that a council must have regard to when deciding whether a 
proposed Affordable Housing contribution will result in appropriate housing for very low, 
low, and moderate income households. They are: 

• Allocation – a process to select eligible households 
• Affordability – generally that rent or mortgage repayments will be no more 

than 30% of household income 
• Longevity – how long will the dwellings remain Affordable Housing 
• Tenure – rent, ownership, or something else 
• Type of housing – in terms of form and quality 
• Location – site location and proximity to amenities, employment and transport 
• Integration – in terms of the physical build and local community 
• Official estimates of housing need 

A key matter for consideration is allocation – making sure that the housing is made 
available to eligible households. Households are eligible for Affordable Housing if they 
are within the income bracket for very low, low or moderate income households. There 
are also some additional eligibility requirements set by the Housing Act, government 
policy, and community housing registration e.g. amount of assets, citizenship etc.  

ALLOCATION AND AFFORDABILITY 

There are many different types of Affordable Housing, so local governments need to 
exercise a degree of caution in negotiating an Affordable Housing contribution where it 
is not clear who will be responsible for compliance, monitoring and enforcement, and 
whether there is sufficient oversight of whoever is allocating the Affordable Housing and 
setting the rent/price point. 

Registered housing agencies (CHOs that are registered under the provisions of the 
Housing Act) have experience in allocating properties and ensuring the rent settings 
reflect the household incomes. If Affordable Housing outcomes are not proposed to be 
managed by a registered housing agency, local government will need to monitor the 
outcomes over time and may need to undertake enforcement action. 

LONGEVITY 

When deciding how long a dwelling should remain as Affordable Housing, planners 
should have regard to the amount of value that was created by the planning mechanism. 
To deliver the maximum benefit to the community, people may assume that it is best to 
ask that any Affordable Housing contribution is provided in perpetuity. However, 
requiring any organisation, and particularly a community housing organisation, to 
guarantee that a building will be used for Affordable Housing long past the useful life of 
that building creates a significant cost burden. All buildings require maintenance 
throughout their life, and maintenance costs increase exponentially as the building gets 
older. An organisation needs to be able to adopt a good asset planning and 
management approach. 

https://www.planning.vic.gov.au/__data/assets/pdf_file/0026/489014/Final_Specified-Matters-Under-Section-3AA2-Ministerial-Notice.pdf
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When negotiating an Affordable Housing contribution there needs to be some flexibility 
around the term for which the dwelling will remain Affordable Housing. There also needs 
to be some recognition by the developer that if a concession has been given (eg. 
additional height) that there needs to a benefit provided back to the community in the 
form of an Affordable Housing contribution. 

TENURE 

The PE Act does not set out whether Affordable Housing should be rental or available 
for purchase. Regardless of the tenure, the rent or mortgage repayments need to be 
affordable to moderate, low, or very low-income households. 

When a property is owned by a CHO the benefit accrues to that organisation and to the 
sector more broadly. There is no leakage of the value to an individual or to the private 
sector even if there is a need to recycle the asset at a point in the future. 

If the dwelling is to be rented out as Affordable Housing but is to remain in private 
ownership, it should be managed by the community housing sector to ensure 
appropriate allocation and affordability. In that scenario, the value of the Affordable 
Housing contribution ends when the property is no longer rented at a discount. Unlike an 
ownership scenario, there is no residual benefit that accrues to the Affordable Housing 
sector at the end of the discounted rent period. 

FORM AND QUALITY 

Affordable Housing can be delivered through many built forms: free-standing, 
townhouse, or apartment buildings. In inner Melbourne it is most likely that it will be 
delivered as part of apartment developments. Regardless of the built form, it is important 
that the internal amenity and the quality of the dwellings is not reduced to an 
unacceptable level. Poor quality housing is not Affordable Housing. It may be 
appropriate to reduce the number of bathrooms in a dwelling or use practical hard-
wearing finishes rather than luxury finishes to deliver a more cost-effective dwelling, but 
the internal amenity of the dwelling should still meet the requirements of the updated 
Better Apartment Design Standards. 

LOCATION 

As for any other housing, Affordable Housing is best located close to services and 
transport. But that does not mean that areas outside the Activity Centres are 
inappropriate for Affordable Housing. For an inner Melbourne municipality all residential 
areas are suitable locations for Affordable Housing, but for regional and rural 
municipalities, well serviced and well-established townships are the best location for 
Affordable Housing.  

Any significant residential development provides the opportunity to negotiate an 
Affordable Housing outcome but in the Bass Coast care will need to be taken that 
Affordable Housing isn’t just pushed to the outskirts of townships or in poorly serviced 
greenfield sites.  
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INTEGRATION 

There can be a stigma associated with Affordable Housing, particularly where that 
housing is so obviously different from the surrounding dwellings or is set apart from the 
rest of the neighbourhood. For some types of Affordable Housing (eg. houses where 
women and are escaping from domestic violence) it is dangerous for the occupants to 
have their home identified as Affordable Housing. The stigma and safety concerns can 
be overcome if the Affordable Housing looks no different from the other dwellings in that 
development. This approach is called having dwellings that are ‘tenure blind’. 

ESTIMATE OF HOUSING NEED 

With the demand for Affordable Housing so significantly outstripping the supply, any 
type of Affordable Housing is likely to fill a need. 

It is useful to request an assessment of need as part of Affordable Housing negotiations, 
if the applicant wants to restrict its Affordable housing contribution to a  particular cohort 
where that is not consistent with the Council’s priorities. 

 

2.3 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. 
There are also not-for-profit organisations who manage housing but who are not 
registered. The objects of the Housing Act are set out below: 

SECT 6 

Objects 

    (1)     The objects of this Act are— 

(a)     to ensure that every person in Victoria has adequate and appropriate housing 
at a price within his or her means by encouraging— 

(i) the provision of well maintained public housing of suitable quality and location; 

(ia) the participation of non-profit bodies in the provision of well maintained, 
affordable rental housing of suitable quality and location; 

(ii) the distribution, according to need, of Government housing financial 
assistance; 

(iii) the promotion of the orderly planning, assembly and development of land; 

(b) to expand and develop the role of the public sector in the provision of housing; 

(c) to promote cost effectiveness in the provision of housing; 
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(d) to promote the integration of public and private housing; 

(e) to provide in the public sector a variety of housing types in various locations; 

(ea) to provide a regulatory framework to encourage the development of rental 
housing agencies serving the housing needs of low-income tenants by providing for 
the registration of those rental housing agencies and the regulation and monitoring of 
registered agencies; 

(f) to promote security and variety of tenure; 

(g) to seek the participation of tenants and other community groups in the 
management of public housing and non-distributing co‑operatives engaged in the 
provision of rental housing to their members; 

(h) to promote consultation on major housing policy issues with all persons and 
groups of persons involved in housing; 

(i) to monitor the house building and housing finance industries in both the public and 
private sectors and to assist those industries to achieve growth and stability; 

(j) to co-ordinate the provision of all necessary community services and amenities 
ancillary to public housing; 

(l) to maximize employment opportunities in the housing sectors; 

(m) to give due regard to the environmental impact of the activities of the public 
housing sector; 

(n) to provide a safe and satisfying work environment for persons employed in the 
public housing sector; and 

(o) to promote public awareness of the role and functions of the public housing 
sector. 

Councils are generally not directly involved in implementing the Housing Act, but it is 
useful to understand the legislative framework that community housing and State 
government housing organisations are operating under.  
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3. State and Regional Policy 

3.1 Homes for Victorians 
In 2017 the State Government released Homes for Victorians, a strategy to improve the 
housing choices for all Victorians. It included a suite of initiatives to encourage 
homeownership and increase the supply of housing through faster planning processes. It 
also had funding and development programs to increase and renew social housing 
stock. Specifically, it provided for: 

• $1billion for the establishment of the Social Housing Growth Fund to fund a 
pipeline of projects to deliver more social housing 

• Building more social housing and redeveloping ageing supply including through 
the Public Housing Renewal Program 

• Financial backing for the community housing sector 

• Increasing the capacity of the community housing sector, and 

• Support for the Victorian Housing Register 

3.2 Big Housing Build 
In November 2020, the State Government announced the Big Housing Build – a $5.3B 
investment into social and affordable housing over the next four years. The Big Housing 
Build (BHB) will increase the number of social housing dwellings in Victoria by 10% 
delivering more than 12,000 dwellings.  

The BHB does not define exactly how funds will be allocated but does define a clear role 
for State Government (developer, owner and manager of public housing, together with 
delivering the grant funding) and for the Community Housing Sector (developers, owners 
and managers of community social housing).  

Local government has a limited role in delivering BHB projects directly, but can be an 
active player in identifying and offering land suitable for social and affordable housing, 
and liaising with potential development and community housing partners. 

As part of the BHB, the Government has introduced planning scheme provisions that 
mean in most circumstances councils will no longer be the Responsible Authority for 
permits for social housing developments of more than 10 dwellings.  
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3.3 Ministerial Advisory Committee on Planning 
Mechanisms for Affordable Housing  

In September 2019, the Minister for Planning appointed a Ministerial Advisory Committee 
(MAC) to provide independent advice on the possible models and options to facilitate the 
supply of affordable housing through the Victorian Planning System. 

The MAC delivered its advice to the Minister for Planning in December 2019. The MAC 
proposed a reconsideration of the current voluntary framework for affordable housing 
and a move towards a more consistent and uniform approach to support affordable 
housing development. 

The Covid-19 pandemic necessitated that the Government focus efforts on supporting 
Victoria’s recovery. However, the Minister for Planning requested that work continue to 
investigate planning options that would enable a more universal and uniform approach 
that could be considered at an appropriate time. 

With the announcement of the BHB, and the development sector rebounding much more 
strongly than expected, it is anticipated that there may be announcements on the 
recommendations from the MAC within 2021. 

3.4 Ten-year Social and Affordable Housing Strategy  
The State Government is preparing a Ten-year Social and Affordable Housing Strategy 
for Victoria. The vision is that all Victorians have access to safe, affordable and 
appropriate housing. A discussion document inviting feedback was released in February 
2021 and consultation closed in April. The final Strategy is expected to be finalised and 
released late 2021.  While this document is not likely to directly impact on the Structure 
Plan work, if the Strategy does deliver a sustainable social housing system and a 
pipeline of funding it will increase the likelihood of successful delivery of Affordable 
Housing in the Structure Plan area. 
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4. Local Strategies, Policies, and Plans  

The current Council Vision and Council Plan (2017-2021) which incorporates the 
Municipal Public Health and Wellbeing Plan (2017-2021) do not identify access to 
affordable secure housing as a key focus for the Council. However, “Homelessness and 
Emergency Housing” is identified in the top 10 priorities for Council in their advocacy to 
State and Federal Government.  

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 
these strategies to ensure strong alignment with the SAH Strategy and 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.  

The 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.  
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Attachment 1 – Household income brackets 

 



 
Hornsby & Co. | Affordable Housing Policy Framework | July 2021 |  Page 16 of 16 

Attachment 2 – 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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Attachment 4 – Planning Mechanisms Report  
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1.  Introduction 

1.1  Purpose of this Report 

Hornsby & Co. is currently preparing the Bass Coast Social and Affordable Housing Strategy (the 

Strategy), which will enable Bass Coast Shire Council (Council) to better facilitate an increased supply 

of social and affordable housing in the municipality.  

The purpose of this report is to identify potential mechanisms for social and affordable housing 

delivery in the Bass Coast Planning Scheme (the Scheme). The report contains an assessment of the 

Scheme, with implications for the Strategy. Recommendations are made regarding the mechanisms 

of Planning Scheme Amendments and legal agreements available to better empower Council 

planners to facilitate social and affordable housing delivery, particularly on privately-owned land.   

Appendix A to the report contains case studies with key insights to the potential for various planning 

mechanisms to deliver affordable housing.  

1.2  State Legislation and Policy 

In 2018, the Planning and Environment Act 1987 (the Act) was amended to include an objective ‘to 

facilitate the provision of affordable housing in Victoria’. The amendments incorporated a definition for 

affordable housing as ‘housing, including social housing, that is appropriate for the housing needs of 

the very low, low, and moderate income households’ and the identification of an agreement under 

section 173 of the Act (a s173 agreement) as a mechanism for voluntary affordable housing 

agreements. Salary ranges for very low, low, and moderate income households in Greater Melbourne 

and the rest of Victoria are specified each year in a Government Gazette. While the Act encourages 

the provision of social and affordable housing, its delivery through the private sector remains 

voluntary across Victoria, with some localised exceptions.  

The State Government then announced the Big Housing Build in November 2020, a $5.3 billion 

investment to construct over 9,300 new social housing dwellings and an additional 2,900 new 

affordable housing dwellings. The Big Housing Build program also introduced changes to the 

Victorian Planning Provisions in all planning schemes under Amendment VC187 and Amendment 

VC190. These amendments seek to streamline the planning process proposals for delivery of social 

and affordable housing under Clause 53.20 (Housing by or on behalf of the Director of Housing) and 

Clause 52.20 (Victoria’s Big Housing Build).  

State and regional policy contained in the VPP that establishes support for the delivery of affordable 

housing is based in strategic policy that has been incorporated to the Scheme, including Homes for 

Victorians, Plan Melbourne 2017-2050, and Gippsland Regional Growth Plan. 

1.3  Bass Coast Planning Scheme  

The Bass Coast Planning Scheme, like all others in Victoria, seeks to provide a clear and consistent 

framework for decision-making regarding the use and development of land within the boundaries of 

the municipality.  

The new Planning Policy Framework (PPF) was introduced into the Victorian Planning Provisions 

(VPP) and all planning schemes in Victoria in July 2018. The PPF was introduced to better align and 

integrate local, state, and regional planning policy across Victoria. It replaces the State Planning 

Policy Framework (SPPF) at Clauses 9 to 19 and requires that all local governments translate their 

Local Planning Policy Framework into the new PPF and Municipal Planning Strategy (MPS).  
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Bass Coast Shire Council has recently translated its Planning Scheme under Amendment C160, 

gazetted 8 July 2021; its Scheme therefore conforms to the new PPF structure with state, regional, 

and local policy. 
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2.  Planning Policy Framework 

The PPF provides the broad objectives and strategies for planning in Victoria. The policies enable 

planning at a state and regional/municipal level and guide the formulation of local policies to 

implement good planning outcomes. 

A review of state-level provisions is provided below. Note that no recommendations are made for 

amendments to state and regional policy in the PPF, as such changes would be undertaken by the 

State Government rather than Council.   

2.1 Municipal Planning Strategy (Clause 02) 

The Municipal Planning Strategy (MPS) for Bass Coast Shire includes a summary of the Shire’s 

context, a Vision statement based on the Council Plan 2013-2017, and a number of Strategic 

Directions accompanied by a Strategic Framework Plan. 

Clause 02.03-6 (Housing) recognises that housing in Bass Coast Shire has become increasingly 

unaffordable, and greater diversity in housing types and tenures is needed to meet community needs. 

The Clause notes that:  

Council seeks to: 

• Support housing diversity that is reflective of the changing demographic in permanent 

residents and the needs of non-permanent residents; [and] 

• Support the provision of affordable housing. 

2.2 Settlement (Clause 11) 

The overall objective of Clause 11 is to create a network of settlements which promote sustainable 

growth and development and delivery choice and opportunity in Victoria. The Clause identifies the 

regional centre of Wonthaggi in Bass Coast Shire as appropriate for urban growth. It encourages the 

ongoing supply of land for residential uses (inter alia) and supporting infrastructure to accommodate 

urban growth. It also sets out planning objectives and strategies for different places (e.g. activity 

centres and growth areas.  

Clause 11 directs settlement, including a diversity of housing types, to activity centres and growth 

areas and identifies the creation of greater housing choice, diversity, and affordable places to live as 

one of the goals of Precinct Structure Plans. 

Local policy identifies strategies specific to each settlement area in the Shire in accordance with local 

framework plans, but does not contain language specific to affordable housing.  

2.3  Housing (Clause 16) 
Clause 16 seeks to provide for housing diversity and sustainability, including affordable housing. The 

key state-level policy for affordable housing is located at Clause 16.01-2S Housing affordability, which 

identifies the delivery of more affordable housing closer to jobs, transport, and services as an 

objective of planning. It identifies the following strategies to achieve this objective: 

• Improve housing affordability by:  
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o Ensuring land supply continues to be sufficient to meet demand.  

o Increasing choice in housing type, tenure and cost to meet the needs of households 

as they move through life cycle changes and to support diverse communities.  

o Promoting good housing and urban design to minimise negative environmental 

impacts and keep costs down for residents and the wider community.  

o Encouraging a significant proportion of new development to be affordable for 

households on very low to moderate incomes.  

• Increase the supply of well-located affordable housing by:  

o Facilitating a mix of private, affordable and social housing in suburbs, activity centres 

and urban renewal precincts.  

o Ensuring the redevelopment and renewal of public housing stock better meets 

community needs.  

o Facilitate the delivery of social housing by identifying surplus government land 

suitable for housing. 

State policy also supports the streamlining of delivery of community care accommodation at Clause 

16.01-4S, in conjunction with Clause 52.22, which provides this use with a planning permit exemption 

if certain requirements are met. 

The Bass Coast Planning Scheme does not contain local policy at Cause 16 that addresses the 

provision of affordable housing. 

2.4  Infrastructure (Clause 19) 
Clause 19 facilitates planning for development of appropriate social and physical infrastructure to 

meet the needs of communities. This includes health, education, cultural, and social facilities.  

Although some advocates for affordable housing may consider it a form of community infrastructure, 

state policy does not support this position; Clause 19 does not contain any language regarding 

provision of any form of housing, including social and affordable housing.  

DISCUSSION & IMPLICATIONS 

Following the revisions to the Act, state policy in the PPF now provides explicit support for affordable 

housing1 delivery in Victoria at Clause 16 as well as high-level guidance regarding appropriate 

locations for its delivery.  

However, it is important to note that the policy does not establish a target quantum for provision (e.g. 

10% of all new residential development across Victoria) or set out appropriate planning mechanism(s) 

for delivery. Nor does it consider its mandatory provision.  

Any local policy regarding affordable housing that is incorporated to the Scheme must be consistent 

with the state policy position. Further specifications/requirements for affordable housing set out in 

local policy must be supported by strategic work that details local needs and objectives. 

Refer to case studies 2 and 4 at Appendix A for further insight to the role and function of existing state 

policy for affordable housing.  

The current local policy of the Bass Coast Planning Scheme broadly supports the delivery of 

affordable housing. While this is useful as a baseline strategic justification that echoes the state-level 

 
1 Reference to affordable housing in the Planning Scheme includes social housing, in accordance with the meaning of the term 

as defined in the Act.   
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policy position, it does not provide guidance regarding where, when, and how affordable housing 

should be delivered.  

Broad support may facilitate some provision of affordable housing at the discretion of landowners, 

however to mandate it at a given site would require a stronger policy position to support desired 

outcomes. Schemes with stronger policy positions for affordable housing typically incorporate 

strategic directions/objectives beyond in-principle support for affordable housing in the MSS (or MPS 

under the revised PPF format) and/or under a relevant local planning policy that establishes: 

• Community need for affordable housing provision; 

• Appropriate locations for affordable housing provision (strategic redevelopment sites, urban 

growth areas, Council-owned sites, sites within activity centres, etc.); and 

• Targets for provision at the specified areas/sites (quantum, type, etc.). 

Beyond in-principle support for affordable housing (which has already been established in state 

policy), local policy specifications for provision require evidence-based work (e.g. a needs 

assessment, study, or strategy) that has been incorporated into the Planning Scheme.  

The Bass Coast Social and Affordable Housing Strategy should therefore include clear specifications 

for affordable housing provision that can then be translated to statutory provisions in the Bass Coast 

Planning Scheme. In the PPF, these should be expressed as overall targets that Council will seek to 

achieve; policy language that establishes a mandate for provision or site site-specific requirements 

should be incorporated elsewhere.  

Refer to case studies 1, 2, 3, and 8 at Appendix A for further insights regarding the importance of 

local policy under the PPF for affordable housing delivery.    
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3.  Zones and Overlays 

All land within the municipality is subject to a Zone that determines whether a planning permit is 

needed for particular land uses, subdivision, or to construct or carry out works. The Scheme includes 

the following types of Zones: 

• Residential Zones 

• Industrial Zones 

• Commercial Zones 

• Rural Zones 

• Public Land Zones 

• Special Purpose Zones 

The requirements of any given zone can vary significantly according to different land uses. Social and 

affordable housing would fall under the land use term of ‘Accommodation’, which incorporates a range 

of housing types (e.g. Dwelling, Community Care Accommodation, Residential Building), however the 

land use terms do not differentiate between social and affordable housing and market housing. 

Overlays with special planning controls may also apply to land. The Scheme includes the following 

types of Overlays: 

• Environmental and Landscape Overlays 

• Heritage and Built Form Overlays 

• Land Management Overlays 

• Other Overlays 

The overall purpose, objectives, and requirements of each zone and overlay in any scheme are fixed 
at the state level. Schedules to zones and overlays can be incorporated to implement local policy. 
However, it should be noted that the schedules only allow for limited local requirements to be 
implemented.  

3.1  Residential Zones (Clause 32) 

There are a number of residential zone types; these primarily differ in the density and maximum 

building height of housing that they facilitate. Residential zones also include the Mixed Use Zone 

(MUZ), which can provide for commercial and industrial uses alongside residential.  

Schedules to the zones may contain additional provisions which vary the requirements of the 

Residential Development Standards (ResCode) contained at Clauses 54 and 55 according to different 

types of Accommodation.  

Residential zone schedules may also specify: 

• Design objectives 
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• Neighbourhood character objectives 

• Minimum subdivision area 

• Application requirements 

• Decision guidelines  

• Categories of signage (in accordance with Clause 52.05) 

• Permit requirements for different types of Accommodation (e.g. one dwelling on a lot) 

• Exemptions from public notice and review 

The format of available residential zones does not currently enable the incorporation of local policy to 

specifically seek delivery of affordable housing under these zones.  

3.2  Other Zones 

Residential development can also be delivered under other zones, including the Urban Growth Zone 

(UGZ) and Rural Zones. The Bass Coast Planning Scheme does not currently have land zoned UGZ, 

however it is proposed that this zone will be applied to land within the Wonthaggi North East Precinct 

Structure Plan (PSP) area to facilitate is future urban development. The Draft Amendment to 

implement this PSP is likely too far progressed to include provisions that mandate provision of 

affordable housing. However, the UGZ may be an appropriate mechanism to include specific 

requirements for the provision of affordable housing in certain urban growth precincts in the future. 

Rural zones in the scheme also typically incorporate some residential uses, however this is typically 

single dwellings in very low-density areas that support farming and conservation activities. These 

zones are therefore not appropriate for delivery of affordable housing.  

Some government-owned sites with an existing concentration of public housing fall under the Public 

Use Zone (PUZ), which recognises public land use for public utility and community services and 

facilities. The PUZ allows for provision of affordable housing for land that is to remain in Council or 

State ownership, however it would not enable delivery of affordable housing at a privately-owned site. 

Any PUZ site flagged for affordable housing provision should therefore be rezoned unless it is to be 

retained by the responsible authority.  

At privately-owned sites flagged for residential development (including affordable housing), special 

provisions specific to affordable housing delivery are required to ensure that it is delivered on site.  

One pathway is the application of the Comprehensive Development Zone (CDZ) to a site to provide 

for a range of uses. and the development of the land in accordance with a Comprehensive 

Development Plan (CDP). A CDZ is most appropriate to facilitate the development of a large site or 

precinct, and the CDP (an Incorporated Document in the scheme) provides the framework for 

subsequent planning permit applications. The CDP and associated schedule to the CDZ would 

include a requirement to deliver affordable housing at the site, and specify the quantum and model for 

delivery.  

The specifications of a Schedule to the CDZ and associated CDP are negotiated through the Planning 

Scheme Amendment process to rezone the land. A landowner may object to the inclusion of a 

requirement to provide affordable housing at a site through this process. Hence, it is critical that the 

application of such a requirement is supported by appropriate local policy in the PPF to ensure that it 

can be strategically justified as part of the Planning Scheme Amendment.  
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The Bass Coast Planning Scheme currently utilises the CDZ to enable the development of a zero 

carbon residential village at Cape Patterson. A similar application of the zone to enable 

redevelopment of a site, including the delivery of affordable housing, is feasible and has been 

observed in other municipalities (refer to case study 2 at Appendix A).  

No schedules to non-residential zones in the Bass Coast Planning Scheme currently include 

provisions to require the delivery of affordable housing.  

3.3 Heritage and Built Form Overlays (Clause 43) 

For land already zoned to allow residential uses, or land being rezoned for this purpose, an overlay 

could be applied to require provision of affordable housing in a method similar to that of the CDZ, i.e., 

through a schedule to the Development Plan Overlay or through an Incorporated Plan for the site. 

Similar to the CDZ, the Development Plan Overlay (DPO) requires that development of a particular 

site or area must be in accordance with an endorsed Development Plan (DP) which shows the form 

and condition of future use and development. The application of a DPO allows the responsible 

authority to give more specific direction to the design and built form of development at the site in the 

provisions of the schedule, including any requirements/specifications for affordable housing. For a DP 

to be endorsed it must comply with these provisions.  

The purpose of the Incorporated Plan Overlay (IPO) is to identify areas which require the form and 

conditions of future use and development to be shown on an incorporated plan before a permit can be 

granted to use or develop the land. In comparison with the DPO, the IPO cannot be changed once a 

plan is incorporated in the planning scheme, and it therefore offers less flexibility at a site. The 

application of either overlay to deliver affordable housing at a site is feasible, however the use of a 

DPO is the more common pathway. 

The Bass Coast Planning Scheme currently applies a DPO or IPO to numerous sites in the 

municipality to guide their development, however none include provisions regarding the delivery of 

affordable housing.  

3.4 Other Overlays 

The Development Contributions Plan Overlay (DCPO) identifies areas which require the preparation 

of a development contributions plan for the purpose of levying contributions for the provisions of 

works, services, and facilities before development can commence. A DCPO is typically applied to a 

specific redevelopment area, such as a Precinct Structure Plan. To apply a DCPO, significant 

strategic work is required to establish how the contributions will be collected and spent. 

While the DCPO sets out a pathway for collecting contributions, state policy does not support 

interpretation of affordable housing as a type of community infrastructure. To establish affordable 

housing as necessary community infrastructure that should be funded under a DCPO would require a 

substantial evidence base that does not currently exist in Victoria. 

The Bass Coast Planning Scheme does not currently apply a DCPO to any areas.  

DISSCION & IMPLICATIONS 

While local policy is established in the PPF, it is implemented at specific sites through schedules to 

zones and overlays. The Bass Coast Planning Scheme does not currently have any schedules to 

zones or overlays that require or encourage the delivery of affordable housing through private 

development.  
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In order to amend zone and overlay schedules to include these requirements, it is necessary to 

undertake strategic work that identifies where affordable housing should be delivered, and that a local 

policy position on this matter is clearly stated in the PPF.  

For example, for redevelopment of a site under a schedule to the CDZ or DPO which requires 10% of 

dwellings delivered to be made available for discounted purchase by a Registered Housing Agency 

for use as affordable housing, local policy in the PPF should specifically support 10% affordable 

housing delivery at such sites.  

It is important to note that success in introducing controls that mandate provision is not guaranteed. 

The State Government is currently in the process of establishing new policy to guide mandatory 

affordable housing provision in Victoria. In the absence of this policy to date, State Government are 

typically not supportive of mandatory controls, and particularly in cases where buy-in from a 

landowner/developer is lacking. Without State Government support, an Amendment proposing 

mandatory controls cannot be approved, and in the absence of such controls, Council would 

ultimately be unable to require an affordable housing contribution at the planning permit stage with the 

landowner(s). 

The best pathway for achieving delivery through mandatory controls is therefore at the Amendment 

stage for rezoning of land for residential development. Council should communicate early in the 

process with the landowner(s) that it will seek to achieve a specific contribution at the site, which can 

then be negotiated through the processing of the amendment with a clear position established. 

Council has the option to take the position that an Amendment with changes to planning controls to 

facilitate the development of the land will not be progressed by Council until an appropriate provision 

of affordable housing is agreed to. Once an agreement is successfully negotiated, the Amendment 

can be drafted in line with that agreement, and would likely be supported by State Government.  

Should Council seek to create site-specific controls that require provision without supporting policy in 

the PPF as well as buy-in from the landowner(s) they are not likely to be successful.  

Refer to case studies 1, 2, 3, 5, and 8 for further insights regarding the application of zones and 

overlay schedules to deliver affordable housing.   
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4.  Particular Provisions 

Particular provisions contain additional specifications and requirements for different uses and 

developments, such as advertising signs and car parking. They apply consistently across the state 

and there is no ability to include additional particular provisions which are not in the VPPs. While a 

scheme may incorporate a schedule to a particular provision, these schedules only allow for limited 

local requirements to be implemented. Unless specified otherwise, the particular provisions apply in 

addition to the requirements of a zone or overlay.  

4.1 Victoria’s Big Housing Build (Clause 52.20) 

The purpose of Clause 52.20 (Victoria’s Big Housing Build) is to facilitate the use and development of 

land for housing projects funded by Victoria’s Big Housing Build program and carried out by or on 

behalf of the Director of Housing.  

Under Clause 52.20-2, any requirement of the planning scheme to obtain a permit or any provisions 

of the planning scheme that: 

• prohibits the use or development of land; 

• requires the use or development of land to be carried out in a particular manner; or  

• requires a specific thing to be done to the satisfaction of a specified person or body,  

does not apply to any use or development this clause 52.20 applies to if certain requirements are met. 

Uses and developments that comply with the requirements under this provision therefore do not 

require a planning permit. 

4.2 Community Care Accommodation (Clause 52.22) 

Clause 52.22 (Community Care Accommodation) seeks to facilitate the establishment of community 

care accommodation and to support the confidentiality of community care accommodation. The 

Clause exempts proposals from the need to obtain a permit to construct or carry out works for 

community care accommodation at sites under a number of Zones if certain requirements are met. 

4.3 Rooming Houses (Clause 52.23) 

Clause 52.23 facilitates the establishment of domestic-scale rooming houses. Similar to Clause 52.22, 

it exempts proposals from the need to obtain a permit to construct or carry out works for community 

care accommodation at sites under a number of Zones if certain requirements are met. 

4.4 Housing by or on behalf of the Director of Housing (Clause 

53.20) 

Clause 53.20 (Housing by or on behalf of the Director of Housing) facilitates the development of social 

housing and affordable housing to meet existing and future needs seeks to ensure that the development of 

housing by or on behalf of the Director of Housing does not unreasonable impact on the amenity of 

adjoining dwellings.  
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It applies to an application under a residential zone (other than the Low Density Residential Zone) to 

construct or extend a dwelling, or to construct or extend a front fence, if the application is made by on 

behalf of the Director of Housing.  

DISCUSSION & IMPLICATIONS 

The particular provisions contained in the Bass Coast Planning Scheme relevant to affordable 

housing are those that were introduced under Amendments VC187 and VC190 to streamline the 

planning process for applications that fall under the Big Housing Build program.  

As there is no existing particular provision in the VPPs for affordable housing (outside of the 

provisions specific to Community Care Accommodation, Rooming Houses, or Housing by or on behalf 

of the Director of Housing), it would not be possible for the Bass Coast scheme to implement any 

policy through specific local requirements of these provisions.  
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5.  Incorporated Documents 

5.1  Documents Incorporated to the Scheme (Clause 32) 

The Bass Coast Planning Scheme incorporates a total of 48 documents, including state and local 

strategies, studies, and assessments, and other reports, published between 1988 and 2018.  

No incorporated documents contain policy regarding affordable housing. 

DISCUSSION & IMPLICATIONS 

Incorporation of strategic or site specific documents to the Planning Scheme is important to establish 

an evidence base for local policy, or to implement unique requirements in the planning scheme.  

Refer to case study 2 for further insight to the importance of incorporating strategic policy to the 

Planning Scheme.  

If Bass Coast Shire Council sought to amend the Planning Scheme at the PPF (or LPPF prior to 

translation) and/or at schedules to zones and overlays, the amendments would need to be supported 

by an evidence base in strategic work that has been either incorporated to the Scheme, or is included 

as a reference document to the scheme. Council is not in a position to make other amendments until 

this work is completed, and can then be appropriately implemented. If Amendments are proposed 

without a strategic evidence base, the Amendment may not be supported at Council, or Council may 

struggle to implement policy if it is tested at VCAT.  
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6. Current Planning Scheme Amendments 

Local governments regularly update their planning schemes to ensure that policies are up to date with 

community needs and local strategy. There are currently three proposed Amendments to the Bass 

Coast Planning Scheme: 

• Amendment C136: Proposal to rezone 53 hectares of land within the Cape Patterson north 

area from Farming Zone to General Residential Zone, the application of a new Development 

Plan Overlay 26 (DPO26) to the area of Cape Patterson North, removal of the Environmental 

Significance Overlay and the Significant Landscape Overlay from the affected land. Public 

exhibition of the Amendment has been deferred, pending outcomes from the the State 

Government’s Distinctive Areas and Landscapes Project.  

• Amendment C153: Proposal to apply the Public Acquisition Overlay (PAO) to approximately 

16 hectares of land in Cowes for use as public open space that will accommodate a 

recreation hub for Phillip Island. This Amendment was approved by the Minister on 18 June 

2020.  

• Amendment C150: Proposal to rezone land in San Remo from Low Density Residential Zone 

(LDRZ) to General Residential Zone (GRZ). This Amendment was approved by the Minister 

on 17 June 2021.  

• Draft Amendment C152: A Draft Amendment has been prepared by the VPA to include the 

Wonthaggi North East Precinct Structure Plan as an Incorporated Document and make 

associated changes to planning policy to enable the urban development of the Wonthaggi 

North East growth area. The Draft PSP was prepared November 2020 and includes an 

objective to: 

 

Promote greater housing diversity and affordability with lots capable of 

accommodating a variety of dwelling types and sizes that encourage a variety of 

tenure and household types in appropriate locations. 

 

The Draft Amendment has undergone Tranche 1 of the Standing Advisory Committee 

Hearing, with Tranche 2 scheduled to commence in December 2021. 

Council also anticipates that it will develop a Housing Strategy in the next 12 months. The Housing 

Strategy will have some overlap with the Social and Affordable Housing Strategy, particularly in 

regard to planning for residential growth and change in certain areas of the Shire. It will likely also be 

written into local policy in the scheme in a similar manner to the Social and Affordable Housing 

Strategy. 

DISCUSSION & IMPLICATIONS 

The current Amendments do not have any direct implications for provision of affordable housing in the 

municipality.  

With Draft Amendment C152 for the Wonthaggi North East PSP already nearing completion, the 

opportunity for Council to achieve affordable housing delivery through this planning process has 

passed. That is not to say that affordable housing cannot be provided at the site, however any that is 

provided would be at the discretion of the landowner(s). 

It is important that the outcomes of the Housing Strategy are complementary to/consistent with those 

of the Social and Affordable Housing Strategy as to avoid creating contradictory policy that 

compromises the implementation of either strategy.  

It is not necessary that the strategies be implemented under the same Planning Scheme Amendment, 

nor must they be formally incorporated into the Scheme (as an Incorporated Document). Instead, the 
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outcomes of each should be translated to statutory policy in the PPF/LPPF. Where any new policy is 

created, the relevant strategy/strategies should be referenced as Background Documents. This is the 

recommended approach for longer and more complex documents where only parts of the document 

are relevant for planning decisions.2  

 
2 Planning Practice Note 13: Incorporated and Background Documents (DELWP, 2020) 
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7.  Recommended Planning Mechanisms  

Recommendations for the delivery of social and affordable housing through the planning system are 

made according to the two key mechanisms:  

• Amendments to the Planning Scheme (to create planning policy); and 

• Legal agreements (to implement planning policy).  

Planning Scheme Amendments require a formal process by which the proposed Amendment is 

exhibited for public submissions and undergoes a formal Planning Panel process before it is approved 

and gazetted.  

Agreements refers to planning permits, which typically include a number of conditions for the 

permitted use and/or development. These conditions may include the requirement to enter a section 

173 agreement to deliver an affordable housing contribution.  

7.1  Amendments 

When complete, the Bass Coast Social and Affordable Housing Strategy should be referenced as a 

Background Document to the Planning Scheme alongside changes to the LPPF and schedules to 

zones and overlays. This can be undertaken as a single Planning Scheme Amendment following 

Council adoption of the Strategy.  

Refer to case studies 1, 2, and 3 for further insights regarding the creation of affordable housing 

policy through Planning Scheme Amendments.  

Recommendation Details 

1. Amend the MPS in 
alignment with state policy 
as well as the Strategy  

• Policy language here should refer to the overall vision and 
objectives for affordable housing as identified in the Strategy. 

• Refer to the Strategy as a Background Document at any Clause 
that includes policy regarding affordable housing. 

2. Introduce a new policy in 
the PPF relevant to 
affordable housing (likely as 
16.01-2L) 

• Policy at Clause 16 should clearly establish delivery targets for 
affordable housing (e.g., 10% of all new residential development, 
or 15% of dwellings in new developments that include 10 dwellings 
or more). 

• The Policy should also clearly identify areas or sites appropriate for 
delivery (e.g., residential growth areas, and/or specific major 
redevelopment sites). 

• The Policy should clearly state the need for affordable housing as 
established in the Strategy. 

• The Policy should include a definition of affordable housing that is 
consistent with that in the Act.  

• The Policy should establish the preferred method for delivery 
through private development (e.g., purchase by a Registered 
Housing Agency at a discounted rate, facilitated through a s173 
agreement). 

• The Policy should establish a position on delivering affordable 
housing at Council-owned sites.  

• Refer to the Strategy as a Background Document at any Clause 
that includes policy regarding affordable housing. 
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3. Ensure any areas/sites 
flagged for delivery are 
zoned to allow residential 
uses. 

• The Strategy will determine areas and/or sites appropriate for 
delivery of affordable housing. 

• Any residential zone would facilitate the delivery of affordable 
housing.  

• An alternative to rezoning specific sites to allow residential uses is 
the use of the CDZ, which could be applied with a new Schedule to 
any privately-owned sites flagged for affordable housing delivery. 
This pathway is similar to the application of a DPO or IPO (see 
Recommendation 5).  

4. Introduce new schedules to 
zones and overlays that 
require delivery of 
affordable housing at 
privately-owned areas/sites 
flagged for delivery (subject 
to successful negotiations 
with landowners) 

• A Schedule to the UGZ would be appropriate (if this zone is 
introduced to the Scheme) for growth areas, should the Strategy 
determine these areas are preferred for affordable housing 
delivery.  

• A Schedule to the CDZ would be appropriate for specific 
redevelopment sites where residential uses are not allowed. 
(Alternatively, the site can be rezoned for residential uses and 
affordable housing required through an overlay).   

• For sites where residential uses are allowed, a DPO or IPO would 
be appropriate to require affordable housing delivery at the site.  

• Any Schedule introduced to require an affordable housing 
contribution should specify: 

− The quantum of the contribution (e.g., 10% of all dwellings 
delivered at the site); 

− How the contribution will be made (e.g., made available for 
purchase exclusively to Council or Registered Housing Agency); 

− At what cost (e.g., 75% of market value); and 

− When this is to occur (e.g., prior to statement of compliance for 
subdivision issued). 

• These specifications should be echoed in any permits issued for 
development at the site, which will identify a section 173 
agreement as the method for facilitating the contribution.  

• Any specifications must align with policy contained in the 
PPF/LPPF.  

• Include as a decision guideline the contribution of affordable 
housing.  

• The application of a special zone or overlay is not necessary for 
Council-owned sites; as landowner, Council may directly enter into 
an agreement with a Registered Housing Agency.  
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7.2   Agreements  

In order to ensure that an affordable housing contribution at a nominated privately-owned site is 

ultimately delivered, the responsible authority should enter into a legal agreement with the landowner.  

The use of Section 173 agreements for this purpose has been endorsed by the State Government.  

The requirement to enter into a s173 agreement for the affordable housing contribution should be 

included as a condition of permit to ensure that the landowner cannot undertake the permitted use 

and/or development without fulfilling the obligations set out in the s173.  

It is important to note that the use of s173 agreements and associated conditions of permit remains a 

relatively new mechanism for delivering affordable housing through the private market, and that these 

agreements are voluntary in nature. Council cannot force a landowner to enter into an agreement. 

However, with adequate strategic justification and local policy incorporated to the Planning Scheme, 

Council can potentially leverage its position as planning authority to successfully negotiate a 

contribution with a landowner which is then written into planning controls to require its ultimate 

delivery through a s173 agreement.  

Refer to case studies 4, 6, and 8 for further insights regarding the use of permit conditions and s173 

agreements to deliver affordable housing.  

Recommendation Details 

5. Develop standard 
condition of permit 
for affordable 
housing 
contributions 

• For privately-owned sites flagged for affordable housing delivery, and where 
an appropriate zone or overlay has been applied that requires an affordable 
housing contribution.  

• This can only be accomplished where a proposed development triggers the 
need for a permit.  

• The standard condition of permit should require that the owner enter into an 
agreement under s173 of the Act to facilitate the affordable housing 
contribution. 

• The standard condition of permit should allow for the following to be specified: 

− The quantum of the contribution (e.g., 10% of all dwellings delivered at the 
site); 

− How the contribution will be made (e.g., made available for purchase 
exclusively to Council or Registered Housing Agency); 

− At what cost (e.g., 75% of market value); and 

− When this is to occur (e.g., prior to certificate of occupancy or statement of 
compliance for subdivision issued). 

• The specifications of the condition must align with the those of the associated 
schedule to the zone or overlay. 

6. Develop a standard 
s173 agreement for 
affordable housing 
contributions 

• The standard agreement should allow for the following to be specified: 

− The quantum of the contribution (e.g., 10% of all dwellings delivered at the 
site); 

− How the contribution will be made (e.g., made available for purchase 
exclusively to Council or Registered Housing Agency); 

− At what cost (e.g., 75% of market value); and 

− When this is to occur (e.g., prior to statement of compliance for subdivision 
issued). 

• The specifications of the agreement must align with the those of the 
associated condition of the permit that was granted. 

• Refer to the Affordable Housing Agreement under Section 173 of the Planning 
and Environment Act 1987 template developed by the State Government.  
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8.  Conclusion 

The implementation of the Bass Coast Social and Affordable Housing Strategy in the Planning 

Scheme is a critical step towards ensuring delivery of the objections of the strategy through private 

sector development.  The inclusion of policy that encourages and directs the provision of affordable 

housing provides the basis for including either controls within the Planning Scheme that require 

provision in certain locations, or including standard conditions on planning permits to facilitate 

voluntary agreements throughout the municipality. 

The principles for including these requirements in the scheme are as follows: 

• Establish community need for affordable housing provision; 

• Identify appropriate locations for affordable housing provision; and 

• Establish targets for provision at the specified locations (quantum, type, etc.). 

It is important that these are addressed both within the PPF and at schedules to zones and overlays. 

The Bass Coast Social and Affordable Housing Strategy should provide the evidence base to 

underpin amendments to the planning scheme that address these principles for the municipality.  
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Appendix A. Case Studies  

The following case studies provide insight into potential planning mechanisms for the delivery of 

social and affordable housing in Victoria. Some mechanisms have delivered, or are expected to 

deliver, social and affordable housing through the planning system, while others represent failings of 

policy. Case studies primarily focus on the testing of the use of various mechanisms through formal 

planning processes to amend and implement policy, i.e. Planning Panels and VCAT hearings.  

 

Case Study 1 – Fishermans Bend Framework (Amendment GC81, 2017) 

Amendment GC81 implemented the Fishermans Bend 

Framework, September 2018 by introducing new 

planning controls to the Melbourne and Port Phillip 

Planning Schemes. Changes relevant to social and 

affordable housing include: 

• Reference to the Fishermans Bend 

Framework, September 2018 in the MSS of 

both Schemes. 

• A new LPP in each Scheme that sets out the 

policy basis of the Fishermans Bend 

Framework, September 2018 Schemes. The 

local policy explicitly supports the provision of 

at least 6% of dwellings as affordable housing, and states that affordable housing may take a 

range of built form typologies and should be externally indistinguishable from market housing. 

• Definitions for Social Housing and Affordable Housing included in the LPPs of both Schemes. 

• A new Schedule to the Capital City Zone (CCZ) in each Scheme that includes the provision of 

social housing as a purpose of the Zone and implement a social housing uplift scheme that 

requires the provision of at least one social housing dwelling for every 8 dwellings proposed 

above those allowable under the dwelling density specified for the Precinct. 

• Provisions in the new Schedule to the CCZ with additional requirements to ensure that the 

objectives and strategies of the Fishermans Bend Framework, September 2018 are 

addressed. 

The Amendment provides strong strategic justification for provision of affordable housing in 

Fishermans Bend by establishing a clear local policy position, including a target quantum for 

provision, and implementing the policy through a zone schedule applied to the subject land. 
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Case Study 2 – Altona North Comprehensive Development Plan (Amendment C088 to the 

Hobsons Bay Planning Scheme, 2019) 

Amendment C088 to the Hobsons Bay Planning Scheme facilitates the development of a former 

industrial site in Altona North according to a Comprehensive Development Plan and Development 

Contributions Plan. The Amendment introduces a number of changes to the Scheme, including the 

creation of Schedule 2 to the Comprehensive Development Zone (CDZ2). The CDZ2 specifies 

requirements for the provision of affordable housing, including: 

• In order to subdivide land, the owner must make a 

contribution towards affordable housing to the 

satisfaction of Council. 

• The contribution will be facilitated through an 

agreement under section 173 of the Act. 

• The contribution will constitute a number of dwellings 

equal to 5% of the total dwellings constructed on the 

land.  

• Affordable housing dwellings are to be made available 

for purchase by Council or a registered Housing 

Agency at a price that is at least 25% less than the 12-

month median unit price for a two-bedroom unit in 

Altona North at the time of the agreement. 

• Definition of ‘affordable housing’ is that which is provided in the Act. 

The Panel Report for the Amendment notes that local policy in the Scheme supports the provision of 

a diversity of housing choice, including affordable housing, at strategic redevelopment areas such as 

the subject site. Council advised that according to its Affordable Housing Policy Statement 2016, it 

would seek a 10% contribution of non-market housing at the site.  

According to the Panel, as there is no statewide framework in place to deal with affordable housing in 

a definitive, consistent way, any notion of mandatory requirements cannot be supported. Any 

requirement must therefore be via a negotiated agreement to the satisfaction of the responsible 

authority and the landowner(s).  

The 5% contribution that was implemented through the CDZ2 represents an agreement that was 

reached between Councils and landowners. The Panel supported this quantum, noting that had 

Council’s Affordable Housing Policy Statement 2016 (seeking a 10% contribution; not incorporated to 

the Scheme) been reviewed by DELWP or a Panel and incorporated to the Scheme, Panel may have 

supported mandating a 10% contribution at the Altona North site. 
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Case Study 3 – Shenstone Park PSP (Amendment C241 to the Whittlesea Planning Scheme, 

Panel complete December 2020) and Beveridge North West PSP (Amendment C106 to the 

Mitchell Planning Scheme)   

The Victorian Planning Authority (VPA) is currently preparing Precinct Structure Plans (PSPs) for the 

Shenstone Park Precinct in the City of Whittlesea and the Beveridge North West PSP in Mitchell 

Shire. Planning Panels Victoria has supported a consistent approach to planning for the PSPs, which 

are among the first PSPs that have attempted to address the 2018 amendments to the Act in relation 

to affordable housing provision.  

Both of the exhibited Draft PSPs propose two guidelines relevant to affordable housing provision: 

• Subdivision of land should provide up to 10% of the NDA for the provision of affordable 

housing as defined by the Planning & Environment Act 1987. 

• Land for affordable housing should be provided within walkable catchments, and should 

provide for a range of housing typologies to meet demonstrated local need. 

Notably, the Panel for the Beveridge North West PSP (which preceded that for the Shenstone Park 

PSP) found that while it supports the delivery of affordable housing to meet the needs of the future 

community, these needs had not been clearly identified in a background report or study. Nor had a 

clear delivery mechanism for the required provision. Ultimately, the Panel recommended revising the 

guidelines to encourage provision of affordable housing within a walkable catchment without 

specifying a particular target. 

The Panel for the Shenstone Park PSP echoed these findings, and recommended revisions identical 

to those recommended for Beveridge North West in order to achieve a consistent approach, despite 

an explicit local policy in the Whittlesea Planning Scheme (Clause 16.01-2L) that supports a 5% 

social housing contribution and 10% affordable housing contribution in greenfield developments.  

Each PSP will be implemented through a new schedule to the Urban Growth Zone (UGZ) under the 

respective Schemes. The Panel recommended that the new UGZ schedules require the provision of 

an Affordable Housing Assessment to accompany planning permit applications for subdivision or 

development of 10 or more lots or dwellings, and include the contribution of affordable housing as a 

decision guideline.  

The Panel also noted that it expects that much of the housing stock in PSP will be affordable to 

moderate income households, but not necessarily affordable for low and very low income households 

(as defined in the Act), however the revised guideline and proposed application requirement and 

decision guideline should at least enable each Council to negotiate delivery of appropriate housing.  
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Case Study 4 – Panorama Investment (Box Hill) Pty Ltd v Whitehorse CC [2018] VCAT 1490 (25 

September 2018) 

The City of Whitehorse issued planning permit WH/2016/1149 for Construction of a thirty storey mixed 

use building to accommodate dwellings, offices, and retail uses at 826-834 Whitehorse Road, Box 

Hill, with two conditions regarding affordable housing provision:  

• 7. A minimum of ten (10) dwellings within the development are to be made available in 

accordance with Condition 8 for the purpose of social or affordable housing to the satisfaction 

of the Responsible Authority. 

• 8. Prior to the commencement of buildings and works the owner of the land must enter into an 

agreement with the Responsible Authority under Section 173 of the Planning and 

Environment Act 1987 requiring: 

o The transfer to a registered Housing Association / Provider of ten (10) dwellings for 

the provision for social or affordable housing in accordance with the requirements of 

the Housing Act 1983 or other applicable legislation as amended from time to time; or 

o Ten (10) dwellings to be secured for the provision of affordable housing by a provider 

to the satisfaction of the Responsible Authority. 

o The cost of preparing and registering the agreement is to be paid by the permit 

holder. 

The applicant appealed the above conditions, contending that they were invalid. The Tribunal found in 

favour of the applicant and directed that the permit be issued, with the above conditions deleted. 

In its decision the Tribunal note that while the Whitehorse Planning Scheme has ‘general state and 

local policy to support and encourage affordable housing’, it does not have policy specific to the 

subject site, and no ‘nexus to directing a specific number of dwellings being transferred or secured for 

affordable housing in order to achieve an acceptable outcome, or net community benefit’.  

The decision compared this with the provisions of the CCZ in the Melbourne Planning Scheme, which 

sets out clearer parameters about when and how benefit (in the form of affordable housing dwellings) 

is needed. However, the Tribunal noted that even these provisions require an agreement to be 

entered into voluntarily under section 173 of the Act. 

Ultimately, the Tribunal determined that the permit conditions to deliver affordable housing at the site 

would only be valid if they could be imposed through an agreement with the applicant, however as the 

applicant requested they be deleted indicates that no agreement was reached, and they are therefore 

invalid. 

Regarding the conditions, Tribunal also described them as ‘vague and impractical’, as they did not 

identify who (what agency) would take on the affordable housing contribution or what the applicant 

must do in order for dwellings ‘to be secured’ for affordable housing. 
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Case Study 5 – CSIRO site redevelopment (Amendment C162 to the Bayside Planning Scheme)   

Amendment C162 to the Bayside Planning Scheme facilitates the development of a former CSIRO 

site in Highett. The Amendment introduces a number of changes to the Scheme, including introducing 

and applying a new Schedule 2 to the Development Plan Overlay (DPO2) to the land. DPO2 includes 

the objective:  

To contribute to the housing diversity within the area by providing a range of dwelling types 

and densities, including affordable housing. 

The Scheme contains language in the Municipal Planning Strategy at Clause 2.03-5 and local policy 

at 16.01-2L which broadly supports a diversity of housing types, including affordable housing, but 

does not identify specific needs, targets, areas, or sites for provision. 

While the inclusion of local policy which echoes the objectives of the Act and the Victorian Planning 

Provisions to support the delivery of social and affordable housing is important, it is unlikely to be 

interpreted as adequate strategic justification for mandating its provision at any given site. Should a 

planning permit application for development at the CSIRO site be lodged under the DPO2 that does 

not include provision of affordable housing, the applicant may successfully argue that there is 

insufficient strategic justification to mandate that it is provided at this specific site.  

The DPO2 also does not define ‘affordable housing’, nor specify the manner in which the affordable 

housing is to be provided (e.g., made available for purchase to a registered housing association at a 

25% discount or alternate price to the satisfaction of the responsible authority). This would likely 

further hinder Council from mandating an affordable housing contribution at the site, leaving its 

provision at the discretion of the applicant.  

Due to the ambiguity of the policy, the applicant may also argue that any contribution of housing 

achieves the objective, as it would likely contribute to the affordability of housing in the area, and 

some dwellings may be affordable to households in the ‘moderate’ income bracket for the purposes of 

defining affordable housing (the Act; Victoria Government Gazette 30 June 2020). 
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Case Study 6 – Ruthven v Bayside CC [2021] VCAT 629 (15 June 2021) 

Bayside City Council refused to grant a permit for the development of two double-storey dwellings at 

15 Stewart Street, Brighton. The key issue in the case was whether the proposed design of the two 

dwellings was respectful of neighbourhood character. Ultimately, the Tribunal ruled to affirm the 

decision of Council, stating that the design would require modifications that could not be dealt with by 

way of permit conditions.  

The decision also addressed some matters in Council’s draft permit conditions, including the 

mandatory requirement to donate money to an affordable/social housing association each time a 

property is sold.  

Following a Council resolution on 15 September 2020, Bayside City Council has mandated 

participation in the Homes for Homes scheme on all permits for multi-dwelling development. Under 

the scheme, every time a dwelling is sold, the vendor must make a tax deductible donation equal to 

0.1% of the sale price to Homes for Homes Ltd or an alternate not-for-profit organisation to fund social 

and affordable housing projects. The mandate is achieved through a permit condition which requires a 

s173 agreement on the Title for each dwelling, with the content of the agreement having the effect of 

participation in the scheme in perpetuity.  

The Tribunal noted that there were not yet any Tribunal decisions about the validity and/or suitability 

of this condition. The Tribunal determined that while the condition is not ultra vires (‘beyond the 

powers’), it lacks strategic justification. According to the Tribunal, imposing such a condition would 

unfairly discriminate between dwellings that require a planning permit and dwellings that do not, and 

would create a financial burden which may add to the comparative cost of medium density housing.  

According to the Tribunal, the draft permit condition also failed to establish the terms and limitations of 

Council’s legal obligation, placing a burden of responsibility upon them akin to monitoring the 

necessary payment of a tax – one which is likely to be sporadic and occasional in nature. Moreover, 

whether a payment is tax deductible is not a matter for a Council to determine, and hence should not 

be specified in a permit condition.   

For these reasons, the Tribunal therefore determined that such a condition should not be imposed. 

 

 

Case Study 7 – Bellfield Redevelopment Site, City of Banyule 

Amendment c153 to the Banyule Planning Scheme facilitates the development of Council-owned land 

at Oriel Road and Banksia Street in Bellfield according to the Bellfield Master Plan Design Guidelines 

(2020).  

The Amendment included changes to local policy in the Scheme to include support for provision of 

affordable housing, identify the site for strategic redevelopment, and introduce and apply a Schedule 

8 to the Development Plan Overlay (DPO8) to the site to implement the Bellfield Master Plan Design 

Guidelines.  

The project is expected to provide as many as 58 new social housing dwellings. This contribution was 

achieved without specific policy to encourage or mandate an affordable housing contribution at the 

site because it is Council-owned. As the landowner, Council led an EOI and subsequent RFP process 

in early 2020 with social housing providers. In September 2020, a contract to provide social housing 

at the site was awarded to Launch Housing to deliver a four-storey social housing development with 

dwellings for low to moderate income households.  
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Case Study 8 – Mixed Use Redevelopment at Swan Street, Richmond (Amendment C185 to the 

Yarra Planning Scheme) 

Amendment c185 to the Yarra Planning Scheme facilitates the development of a high-density 

residential development at 462 - 482 Swan Street, Richmond. The Amendment included the rezoning 

of the subject land from Commercial 2 Zone to Commercial 1 Zone, as well as the introduction of a 

new Schedule 14 to the Design and Development Overlay (DDO14) and an Environmental Audit 

Overlay to the site. 

Council sought to include a permit condition 

that required 5% of the dwellings within this 

development be utilised as affordable. The 

Panel deliberated the level of policy support 

for such a requirement, and concluded that 

Yarra City Council had established clear 

support for affordable housing provision at 

Clause 21, and it was therefore appropriate to 

require a contribution.  

However, Panel did not support the particular 

wording of the draft permit condition.  

discussed the concept of gifting affordable 

housing. The initial wording of the Amendment required that the 5% contribution be ‘gifted’. Council 

subsequently provided assurance that gifting dwellings was not their intention, and the Panel noted 

that it does not support the gifting of affordable housing. The conditions were ultimately revised to 

require the landowner to enter into a s173 which requires entering into an agreement with an 

accredited housing association for 5% of dwellings to be ‘purchased or managed’ by that association, 

and making other arrangements for an equal contribution.  

The Panel also noted that the permit condition failed to define affordable housing, however this has 

since been resolved by the 2018 amendments to the Act. 
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PROJECT OVERVIEW 

Background 

Bass Coast Shire Council (BCSC) has appointed Hornsby & Co. to work in partnership with Council, 
community and social/affordable 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. 

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

• Clarify Council’s role in social and affordable housing provision 
• Analyse the extent of need (now and for the future) 
• Determine strategies and actions to meet the identified need 
• Identify suitable land for the provision of emergency/social housing 
• Identify and develop partnership proposals with community housing providers 
• Recommend types of housing and program support for Bass Coast 
• Recommend amendments to the local planning scheme to enable increased supply 
• Recommend how to implement existing legislative provisions to enable increased supply 
• Recommend advocacy priorities 
• Provide recommendations to feed into the Bass Coast Housing Strategy and other Council 

strategies. 
 
Engagement purpose and objectives 

The purpose of the engagement is to seek input from key stakeholders to inform the development of the 
Background report and then Social and Affordable Housing Strategy. 
 
The engagement objectives are to: 

• Ensure all identified stakeholders have the opportunity to provide input 
• Gain the involvement of key stakeholders in the project 
• Gather sufficient data and local intelligence to inform the project deliverables 
• Build relationships with key stakeholders and gain their buy-in and support for final 

recommendations 
 
Engagement approach 
 
Given the strategic nature and objectives of this project, the first stage of engagement focussed on key 
internal and external stakeholders and groups that either have a direct role in the supply of social and 
affordable housing, or specific knowledge of the issue based on the services they provide.  

A targeted and personalised engagement approach was undertaken, acknowledging that: 
• The complex and strategic nature of this project and the data to be collected lends itself to 

discussion and dialogue 
• Many of the key stakeholders are time-poor, operating with tight resourcing and operating in a 

competitive environment (thus ‘going to them’ will engender greater participation) 
• The geographical scale of the catchment area and key stakeholder locations means requests that 

require additional travel/meetings may limit participation 
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• Many other municipalities are doing similar work at present and competing for stakeholder time. 
 
The engagement methods used were: 

• An online stakeholder and service provider survey (open from Tuesday 15 June – Tuesday 6 July, 
2021) 

• Three one-hour online stakeholder and service provider discussion sessions (Tuesday 29 and 
Wednesday 30 June 2021) 

• Regular PCG and Project Working Group meetings/briefings 
• Council briefings/ interactive workshops 
• Direct email/phone contact 
• Face-to-face meetings (either formal or informal) 

 

Participation 

A total of 24 individual stakeholders and service providers contributed to the consultation. These included 
representatives from: 

• 12 service providers and community organisations 
o Bass Coast Community Foundation 
o Bass Valley Community Centre 
o Community Housing Limited 
o Corinella and District Community Centre 
o Gippsland Disability Advocacy 
o Gippsland Homelessness Network 
o Gippsland Legal Advice Forum 
o Orange Door 
o Phillip Island Community Adult Learning Centre (PICAL)  
o Salvation Army 
o Salvation Army Housing Victoria 
o Wonthaggi Neighbourhood Centre at Mitchell House Inc. 

• 3 state government or agencies 
o Department of Families, Fairness and Housing (DFFH) 
o Homes Victoria (2) 
o Victoria Police 

• 2 local government  
o Bass Coast Shire Council - Advocacy and Partnerships 
o Bass Coast Shire Council - Communications and Engagement 
o Bass Coast Shire Council - Community Planning 
o Bass Coast Shire Council - Governance and Property 
o Bass Coast Shire Council - Social Planning 
o Bass Coast Shire Council - Strategic Planning 
o South Gippsland Shire Council - Social Planning (2) 
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OVERVIEW OF FINDINGS 

Social and affordable housing need in Bass Coast 

• Stakeholders reported the following cohorts as most in need of SAH: People at risk of 
homelessness, people escaping family violence, people sleeping rough, older females and 
families. It should be noted that the Inner Gippsland Local Area Service Network (LASN) identified 
young people and single people as its two priority cohorts earlier in 2021. 

• While all stakeholders agreed that there is a need for affordable rental and homeownership, they 
stated the most need was for long-term social housing, emergency accommodation and transitional 
housing. 
 

• Two-bedroom, one-bedroom and shared accommodation were the top three dwelling types 
stakeholders identified as needed. 

• Stakeholders overwhelmingly highlighted the critical lack of affordable housing stock in Bass Coast 
which is being impacted by changing demographics, population and sea changers and homeowner 
preference for Airbnb, seasonal rentals and holiday homes, rather than offering properties for full-
time rental. 

• In terms of Council’s role in SAH, Stakeholders see a clear role for Council in: Advocacy (for SAH 
and wrap-around services), local policy, streamlined planning process, and facilitating partnerships. 

• The provision of land by Council to SAH development is seen as worth exploring by many however 
others reported it is typically a challenging process for Councils due to competing local needs and 
perceptions around ‘less palatable’ cohorts. There is an opportunity for Council to play a ‘facilitator’ 
role to support the efficient transfer of land from State Government to a Community Housing 
Provider. 

Services to support social and affordable housing 

• It was challenging to accurately map all the existing services available for people accessing or 
residing in SAH in Bass Coast, particularly because all service providers were not represented in 
the consultation. Refer to Appendix A. 

• 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: 

o This is in part due to community organisations and service providers going above and 
beyond 

o There is 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) 

o 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. 

o Current funding approaches (funding per client) can lead to different service levels being 
provided in different locations (due to time/capacity) and services in one location effectively 
cross-subsidising services in another. 



 
  

4 

 

• The most commonly referenced service gaps or opportunities related to housing supply: that there 
was not enough suitable, affordable housing supply in general and a critical lack of crisis, 
emergency and transitional housing in Bass Coast. 

• Many stakeholders raised the issue of a lack of local service providers in Bass Coast. This related 
to both service providers that are based in/operate from Bass Coast and service providers having 
an outreach presence in key locations within Bass Coast (particularly Phillip Island). The sentiment 
of this discussion related to service providers needing the local knowledge and focus, but also 
accessibility for clients especially given the lack of public transport. 

• Given the geographic spread of Bass Coast it was suggested by some that a good, centralised 
model for service delivery, rather than attempting to provide outreach across a number of locations 
is more effective and/or partnering with organisations in multiple locations to do the initial contact 
and referral through to the centralised service. 

• Stakeholders also raised the issue of being unable to keep up with increasing demand for wrap-
around services and the need for more funding. Given the network and framework for 
homelessness is considered 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. 

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

• Overall it was agreed that planning and advocacy needs to be strategic to ensure clear pathways - 
emergency, transitional, affordable rental, affordable home ownership. Rather than just focussing 
on what is needed urgently, a strategic approach is required to avoid bottlenecks which 
undermines the whole system. 

• The need for a local approach was also raised, building a clear understanding of the local situation 
and local needs, and a community-led approach tailored to these needs. 

Advocacy 

• A range of advocacy needs emerged including:  

o to State and Federal Government for funding for more SAH and wrap-around services 

o to property owners in Bass Coast to encourage them to offer their properties for long-term 
rental 

o to accommodation providers: short-term (hotels, caravan parks etc) and long-term (real 
estate agents) to work with service providers and take on clients needing crisis and long-
terms SAH accommodation, acknowledging need for ‘housing first’ 

o to the Bass Coast community to address misconceptions, ‘change the narrative’ and 
increase community acceptance of SAH in their local area, particularly around ‘less 
palatable’ cohorts. 

• The Local Area Service Network (LASN’s) model, facilitated by DFFH is considered to be an 
effective mechanism for advocacy to State Government. Council could participate in the inner-
Gippsland LASN on an as needs basis. 
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FINDINGS 

Social and affordable housing need in Bass Coast 

Cohorts most in need 

 

‘Other’ responses:  
• People with limited/low level informal supports 
• older retirees couples 
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Types of accommodation needed 

 

‘Other’ responses: 
• Community owned housing models (using superannuation etc) 
• Public Housing (legislated to 25% of tenants income) and security of tenure. 

 
Types of dwellings needed 

 

‘Other’ responses: 
• Purpose built design communities using superannuation 
• Sustainable (7 stars), disability accessible, manageable utility costs for tenants. 
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Critical local circumstances and factors to be considered 

Factor (frequency)  Summarised comments 

Lack of affordable and 
suitable housing stock 
(11) 

Lack of supply of suitable, affordable rentals (private and public) and affordable 
houses to purchase. House prices and rentals are continuing to rise and 
unaffordable for low, very low incomes. 

This also makes it challenging for DFFH to purchase new general stock. 

Amendments to the Residential Tenancies Act has led property investors to 
sell their rental properties. 

Availability of land 

Changing 
demographics, 
population and sea 
changers (7) 

The population is growing and demographics changing, causing a reduction in 
available stock and driving up prices. This is includes: 

• More people working remotely (impact of COVID-19) 
• Increased permanent occupancy of housing stock by owners 
• Influx of sea changers migrating from the City.  

 
In some cases rental bidding is occurring.  

Airbnb/ seasonal 
rentals/ holiday homes 
(3) 

The level of non-resident home ownership is distorting supply and impacting 
first homebuyers. Combined with the reduction of long-term leases in favour of 
high yield seasonal rentals (holiday rentals/ Airbnb).  

Limited public 
transport/ proximity to 
services (3) 

Future housing options need to be close to services, amenities and transport, 
however public transport is limited and many ‘affordable’ houses are remote, 
on farms with poor access to services.  

Lack of emergency/ 
crisis housing (2) 

There is no sustainable short term/ emergency housing (and none of Phillip 
Island) which puts increased pressure on limited Housing Establishment 
Funding (HEF).  

Wrap-around services 
needed (2) 

Lack of local service providers to support those in need to find housing and 
stay in housing. 

Lack of social and 
supported housing 

Lack of social housing and supported accommodation 

Youth mental health Youth mental health and resulting housing breakdown 

Policy not being 
implemented 

Governments have not implemented their own policies regarding affordable 
housing. 
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Roles and responsibilities 

Survey feedback 

 

 

Online discussion feedback 

• Council’s roles: 
o Advocacy 
o Planning  
o Facilitating partnerships 
o Land 

• Advocacy – in terms of local need (SAH and support services). Is important because of lack of 
tools in planning legislation. Homes Vic note they are assuming local councils are able to advise of 
local need, suitable areas, potential land parcels and community sentiment. 

• Planning – Council can improve the efficiency of the permit process. 

• Facilitating partnerships – Council can use its local knowledge and contacts to facilitate 
partnerships around specific cohorts/needs. 

• Land – still seen as a State Government responsibility, but an opportunity for Councils (mixed 
views). Experience of CHL shows land donation can be very difficult because there are a whole lot 
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of conflicting interests at the local level. In South Gippsland Shire, Council has been contacted by 
local community members and service clubs looking to donate land/facilities/rooms for SAH 
housing. Orange Door has also received the same offers. 

Participants were asked to provide examples or highlights of programs or projects that worked well. The 
following highlight illustrates the important role that Council can play in securing land from the State 
government and making it available for Affordable Housing without having to own the land or housing in the 
long run while recouping the initial cost of the land purchase.  

Highlight – Council facilitates transfer of State Government owned land to Community Housing 
Provider 

The State Government was disposing of excess land in LaTrobe that was deemed suitable for SAH. The 
process for disposing of State government land is to offer it Departments within the State Government and 
then offer it for sale to the local Council. Having the first right of refusal means the Council does not have to 
compete with the open market to purchase the land and can purchase it at a cost point which is better able 
to support SAH. The La Trobe Council developed an agreement with Community Housing Limited which 
saw the Council buy the land and then on-sell it to CHL (at cost) so CHL could develop the site for social 
and affordable housing. This enabled CHL to acquire the land without having to go through a treasury 
exemption or private market process and allowed Council (as the landowner at a point in time) more control 
to set requirements over the use and development of the land. 

 
Services to support Social and Affordable Housing in Bass Coast 

Services provided 
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‘Other’ responses: 
• The Gippsland Homelessness Network supports all Specialist Homelessness Services in 

Gippsland to deliver service through provision of advocacy to politicians, governments, access to 
training and systems support 

• Referral to ongoing supports, tenancy support and case management 
• Triaging and referral to Housing Assistance agencies/ Emergency food relief / some support with 

overnight accommodation 
• Advocacy for homeless people following public meeting involving 50 people to ascertain their 

needs 

 

‘Other’ responses: 
• Disability advocacy service 
• Referral to wrap-around supports 
• Provision of grants to wrap-around services that intervene early to prevent housing stress and the 

risk of homelessness such as financial capability. 
• Assessment service for home and community care for young people with disabilities and older 

people 
• Emergency food relief / some support with furniture 
• Free food stall. Information and referral to appropriate services 
• Social support 
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Service challenges 

 

‘Other’ responses: 
• Lack of affordable/sustainable resources for short and long-term housing 
• No funding for free food stall (currently funded by public donations) 
• Changes to funding models from service funding to participant funding 

 

Service gaps and opportunities 

Survey feedback 

Theme 
(frequency) 

Summarised comments 

Poor housing 
supply (10) 

Insufficient supply of suitable, affordable housing stock to meet demand.  

Lack of 1 bed stock for under 55's 

Higher demand for long-term SAH has driven down availability 

No exit points from Transitional Housing which creates a bottleneck 

Crisis/ emergency/ 
transitional housing 
(8) 

Lack of crisis and emergency accommodation in the local area (none on Phillip 
Island). People sleeping rough in cars, tents, sheds, shop doorways and empty 
buildings. People often moved out of the area. 

Insufficient transitional and short-term accommodation in the local area Bass 
Coast Shire. 
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Lack of local 
services (Bass 
Coast) (8) 

Need for locally based, sustainable support services, place-based information, 
case work, housing and homelessness service, clinical support services for 
people with mental health and alcohol or drug issues, wrap-around services for 
those living with disabilities, particularly ids. 

Lack of well-resourced SAH provider organisation. 

Accessibility (5) Large geographic area and limited public transport makes access to support 
services really difficult (physical access to LaTrobe, Leongatha or Morwell based 
services) 

PICAL has become the frontline concierge for addressing homelessness. 

Increasing service 
demand (4) 

Increase demand for services, impacting wait times, response times and causing 
huge waitlists for housing and services. 

Inadequate staffing at Homelessness Entry Points. 

Lack of sufficient brokerage. 

Support for young 
people (4) 

No emergency or affordable accommodation options for young people, their 
income is low, they are disadvantaged and vulnerable and couch surfing is often 
their only option. 

Lack of youth services for early identification of potential housing stress 

Local leadership (3) Little recognition of homelessness as an issue and the need for community driven 
leadership and decision-making regarding housing preferences to achieve long-
term solutions. 

Supported housing 
(2) 

Lack of managed or supported group/shared accommodation. 

Funding (2) Lack of State and Federal funding for SAH and other support services such as 
financial counselling 

Federal housing support payments are not adequate in current SAH environment 

Policy/ evictions Recent incentives to evict lower-income tenants have led to a recent spate of 
evictions 

 

Online discussion feedback 

• Lack of rental stock – long-term residents being priced out of the area. Need some immediate 
intervention while more SAH is developed. 

o Can Council influence people to put their homes up for permanent rental? 

o Modular housing could be considered in the short term  
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o  

Highlight – short-term modular housing in East Gippsland 

Bushfire Recovery Victoria is providing short-term modular housing for those in East Gippsland who lost 
their primary place of residence in the 19/20 bushfires. The hire fee for Short-Term Modular Homes is 
never more than 25% of their income.  Recipients can also request an independent financial review to see 
if they are eligible for lower hire fees. 

Rebuilding support - bushfire recovery | Victorian Government (www.vic.gov.au) 

• Greater service coordination – still tend to work in isolation and siloes. Need better coordination 
between homelessness, mental health, alcohol and drugs, Domestic Violence.  

o Collective impact approach to try and accommodate families with complex needs (see 
Partners in Recovery highlight) 

o In addition to IAP, offer a side-by-side approach rather than just office-bound services 
where support can be provided to clients to go agencies, help fill out lease agreements and 
build relationships with real estate agents, other service providers etc (see Brief 
Intervention/ Homeless to Home (H2H) program highlight) 
 

Highlight – Partners in Recovery 

A Commonwealth mental health program (no longer running) to better coordinate services such as medical 
care, housing, income support, employment, education and rehabilitation that support people with mental 
health and complex needs. Employed local support facilitators who coordinated all the wrap-around 
services and referrals to provide clients to get holistic support. 

Partners in Recovery – Mental Health Coordinating Council (mhcc.org.au) 

 

Highlight – Brief intervention/ Homeless to Home (H2H) program 

During COVID-19, many homeless people were placed in hotels or other emergency accommodation. 
Through the H2H program funding was provided to homelessness service providers to appoint Brief 
Intervention Officers in addition to their IAP service. The aim is to move these clients to a more affordable 
form of accommodation with support. The Officer built relationships with providers, and would go with client 
to agencies, help fill out lease agreements. According to Community Housing Limited it was ‘probably one 
of the most effective positions we had’ as is provides assurance to real estate agents and landowners and 
builds credibility. The funding is not ongoing. 

H2H Program Guidelines (As at 26 April 2021).pdf (dhhs.vic.gov.au) 

• Support for young people – accommodation and holistic support services to prevent young people 
becoming entrenched in the cycle. Salvation Army note an influx of calls from young people 
experiencing family breakdown. 

o Youth foyers – support for young people around housing, education, employment 

o DFFH – currently exploring youth housing options (bricks and mortar) in inner Gippsland 
for young people leaving the statutory care system (which already have support services in 
place) 

https://www.vic.gov.au/rebuilding-support-bushfire-recovery
https://www.mhcc.org.au/project/partners-in-recovery/
https://fac.dhhs.vic.gov.au/sites/default/files/2021-05/H2H%20Program%20Guidelines%20%28As%20at%2026%20April%202021%29.pdf
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Highlight – The Geelong Project, approach to tackling youth homelessness  

The Geelong Project is a place-based, ‘community of schools and youth services’ approach to early 
intervention using population screening, a flexible practice framework and youth-focused, family-centred 
case management. The model builds in longitudinal follow-up and support to reduce homelessness, and 
achieve sustainable education and lifetime outcomes. 

https://www.bcyf.org.au/the-geelong-project-honoured-with-victorian-homelessness-achievement-award/ 

Intervening early to prevent youth homelessness: Lessons from the Geelong Project | Child Family 
Community Australia (aifs.gov.au) 

• Planning and advocacy needs to be strategic to ensure clear pathways - emergency, transitional, 
affordable rental, affordable home ownership. Rather than just focussing on what is needed 
urgently, a strategic approach is required to avoid bottlenecks which undermines the whole system. 

• Supported Housing Models - Explore supported housing models, especially when the housing 
provider is not based locally. This helps intercept issues as they happen rather than housing 
providers hearing about them after the fact. This can be helpful for youth, mental health and other 
cohorts which are often ‘less palatable’ to the community. This is needed for people with NDIS 
funding. 

• Better communication across all stakeholders – discussion showed a need for better 
coordination/communication among service providers (including local short term accommodation 
providers such as caravan parks and hotels, police, centrelink, social workers etc) to understand 
how the whole local system works and which organisation is responsible for what, during and after 
hours (and reduce double-ups). VicPol noted they have trouble knowing where to find crisis 
accommodation on weekend and after hours.  

o Develop a centralised management system – a way to better coordinate services that all 
service providers can tap in to.  

o PICAL/Orange Door both separately trying to develop mud maps/ more detailed database 
of providers 

 

Other examples of programs, services or infrastructure elsewhere 

Housing supply: 
• Innovative financing and social impact investment models for home ownership or partner 

ownership 
• Utilising/incentivising underused dwellings such as holiday homes for short term or transitional 

housing 
• Partner with homelessness organisation (such as Launch Housing) to assess projects such as 

HomeGround Real Estate 
• Tiny Houses - City of Yarra: https://www.yarracity.vic.gov.au/-/media/files/ycc/council-

meetings/2019-council-meetings/council-meeting-12-november-2019/118-attachment-3-tiny-
houses-overview.pdf 

• It would be useful to look at the proactive stance that Council took when the desal was built. 
Anticipating that there would be significant pressure on housing with a well paid workforce moving 
into the area, Council acted to protect rentals. 

Crisis accommodation: 
• Salvation Army - Gateways Crisis Accommodation - Croydon. Short Term crisis accommodation 

https://www.bcyf.org.au/the-geelong-project-honoured-with-victorian-homelessness-achievement-award/
https://aifs.gov.au/cfca/webinars/intervening-early-prevent-youth-homelessness-lessons-geelong-project
https://aifs.gov.au/cfca/webinars/intervening-early-prevent-youth-homelessness-lessons-geelong-project
https://www.yarracity.vic.gov.au/-/media/files/ycc/council-meetings/2019-council-meetings/council-meeting-12-november-2019/118-attachment-3-tiny-houses-overview.pdf
https://www.yarracity.vic.gov.au/-/media/files/ycc/council-meetings/2019-council-meetings/council-meeting-12-november-2019/118-attachment-3-tiny-houses-overview.pdf
https://www.yarracity.vic.gov.au/-/media/files/ycc/council-meetings/2019-council-meetings/council-meeting-12-november-2019/118-attachment-3-tiny-houses-overview.pdf
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with wrap around supports 
Funding: 

• Coordinated approach to leverage of funding across systems (housing, NDIS, My Aged Care etc) 
Wrap-around services: 

• A housing association with a full-time presence in Bass Coast - managing social housing and 
providing renters with information and support. 

• Path of the Horses, mental health ad learning support - Trentham Victoria 
Young people: 

• Youth Foyers 
• The Geelong Project CoSS (Communities of Schools and Services) 
• Youth group accommodation with supports for education and independent living 
• Berry St Going Out and Living Successfully (GOALS) program in the Latrobe Valley in Gippsland  

Women’s housing: 
• The Women's Property Initiatives 
• Older Women's Housing Project - for women with modest savings, could be replicated in Bass 

Coast. 
Older people: 

• Housing for the Aged Action Group is an excellent organisation 
Policy: 

• Planning schemes that mandates new developments   including a percentage of Social housing as 
per Canadian models 

• Cardinia Shire SAH Policy 
• Glen Eira SAH Policy.  
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Advocacy 

Advocacy priorities 

Theme Detail 
Place-based, 
community-led 
approach 

• Community conversation regarding barriers and solutions to housing and 
investment in community led solutions. 

 
Housing First • Homes should be provided first and then support to assist people with 

diverse and complex needs to maintain their housing 
More housing • More social housing 

• Adequate funding to build adequate housing stock 
• Building SAH in Bass Coast Shire ASAP 
• Strong advocacy around Social Housing and other Short Term 

Emergency Accommodation will limit the disconnection from both 
informal & formal support networks that clients have established in the 
local area. People at risk of or experiencing chronic homelessness 
deserve the opportunity to stay connected to their community. 

Local housing services • A local support service that is accessible and available. 
• Bring a Housing Assistance Service to Phillip Island (even on an 

outreach basis) 
• Funding for greater Intake Assessment and Planning services 

Total package • SAH development and wrap-around services 
Policy • Developers to allocate a percentage of every development (over 5 lots) to 

SAH 
Incentives to encourage 
homeowners to rent-out 
their properties 

• the best lever available to the State Government and local Council in the 
South Gippsland sub-region is to enact laws and policies that incentivise 
house-owners to free-up vacant housing stock so that it is available all 
year round for affordable rentals.  It is unacceptable that 40% of all 
housing stock on Phillip Island remains vacant for most of the year, when 
there is such a high demand for rental accommodation. 

Housing and services 
for specific cohorts 

• Emergency housing and support services for young people 
• Single people 
• Our clients are adults living with disability and older, socially isolated, 

persons. This group is very vulnerable to the upward pressures currently 
on the cost of accommodation. 

Support of local 
accommodation 
providers 

• short-term (hotels, caravan parks etc) and long-term (real estate agents) 
to work with service providers and take on clients needing crisis and 
long-term SAH accommodation, acknowledging need for ‘housing first’. 
Orange Door and Salvation Army agree. Salvation Army have needed to 
place people in housing in Dandenong because they have burnt bridges 
with providers in the region, even though they will be a good tenant with 
the support now available. 

Community sentiment • ‘change the narrative’ and demonstrate that people are part of the 
community and deserve housing. Explain how housing is a fundamental 
element to support other changes. Also explain what affordable housing 
means – general sense that people need to be destitute and don’t 
understand that anyone can find themselves in that situation. 
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The Inner Gippsland LASN recently identified Big Housing Build - Bass Coast /South Gippsland Priority 
Projects for the region, including: 

• Young people 
• Single people 

 

Advocacy approach 

• The Local Area Service Network (LASN’s) model, facilitated by DFFH is considered to be an 
effective mechanism for advocacy to State Government. The LASN meets monthly, consisting of 
all agencies and has a strategic plan. Each LASN has a Homelessness Coordinator who plays a 
broad advocacy role including coordinating state-wide campaigns, submissions to parliament and 
State Government strategies and is the conduit with DFFH. Council could participate in the inner-
Gippsland LASN on an as needs basis. 

Supporting research and data available 

The following is available from stakeholders: 
• Gippsland Homelessness Network Submission to the Victorian Parliamentary Inquiry into 

Homelessness, June, 2020 
• Gippsland Homelessness Network - Big Housing Build - Priority Projects Workshop Report, Bass 

Coast and South Gippsland, March, 2021. 
• Gippsland Homelessness Network Submission the Victorian 10 Year Social and Affordability 

Strategy, April 2021 
• Weekly Motel/Caravan Park data reported to DFFH, that feeds into the H2H program & COVID 19 

Homelessness response (Salvation Army – Leongatha – Homelessness) 
• Monthly Brokerage tracking identifies the cost of supporting housing establishment, gaps in other 

funding sources and spends on Crisis accommodation across Bass Coast, Sth Gippsland, Baw 
Baw, la Trobe and SE Metro. (Salvation Army – Leongatha – Homelessness) 

• Bass Coast Counts, Project summary and key findings, December 2020 (Bass Coast Community 
Foundation)  

• 2020 Financial Circumstances Survey, Infographic (Bass Coast Community Foundation)  
• Research and data including community consultation information (Sth Gippsland Shire) 
• Not our own research, but instead a collation of other research on all the drivers of homelessness 

in the South Gippsland sub-region (in an effort to understand why we had experienced a sudden 
escalation of the number of homeless people seeking our assistance each week).(PICAL) 

• Housing Matters Committee developed a report of the Feb 2020 meeting of over 50 local people to 
record the diversity of the opinions and needs. Report provided to BCSC (Wonthaggi 
Neighbourhood Centre at Mitchell Place). 
 

Other comments 
• It's most important to obtain the views of people who have a lived experience of homelessness 

and/or housing stress to inform the SAH strategy for Bass Coast 
• Although service providers state they are covering Bass Coast, they are not based here, it is our 

experience that those in housing distress do not feel confident approaching organizations based 
outside Bass Coast for assistance.   

• We need to be ambitious as the need for housing is going to keep growing. 
• Housing Matters group have been meeting and continuing to advocate and raise issues around 

housing and homelessness. Housing Matters submitted to BCSC Draft Budget 2020 regarding 
transitional housing needs and would like to be included in future consultations.   
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Appendix A - Service map (incomplete) 

It was challenging to accurately map all the existing services available for people accessing or residing in 
SAH in Bass Coast, particularly because all service providers were not represented in the consultation. The 
table below represents the data that was captured in the consultation. 

 

Service provider Service Availability 

Salvation Army Transitional housing and homelessness services in Bass 
Coast, Sth Gippsland and Baw Baw Shire (Vic Govt contract) 
IAP service. 

Bond program, referral to ongoing supports, tenancy support 
& Case Management, budgeting services, Tenant support 
and advocacy, referral to wrap around supports 

Manage existing social housing residents in Bass Coast 

Business hours 
and after hours? 

Community 
Housing (VIC) 
Limited 

Transitional housing and homelessness services from 
LaTrobe to Mallacoota (Vic Govt contract) IAP service. 

Manage existing social housing residents in Bass Coast: 58 
properties (mainly in Wonthaggi), 20 in Inverloch (aged) – 
managed out of Morwell (email, phone, property inspection 
once per year). 

Business hours 
and after hours? 

St Kilda Crisis 
Centre 

After hours crisis accommodation service for the region. Run 
by Salvation Army 

After hours 

Quantum Support 
Services 

  

Victoria Police Initial contact mainly in a Family Violence situation, then refer 
to other services as required 

Business hours 
and after hours 

Orange Door Family Violence services. Have their own brokerage to be 
able to provide emergency housing in local hotels and motels 
(coordination can be difficult after hours) 

Business hours 
and after hours 

Phillip Island 
Community and 
Learning Centre 
(PICAL) 

Neighbourhood House that has become the first point of 
contact on Phillip Island for homelessness, family violence. 
Works with St Vinnies and Salvation Army to for immediate 
crisis/emergency housing until they can refer people into 
other services. 

Provides concierge service, triaging and referral to Housing 
Assistance agencies, emergency food relief, some support 
with overnight accommodation. 

Preparing for and finding employment, tenant support and 
advocacy, emergency food relief, some support with furniture 

Business hours 

St Vincent de Paul Crisis and emergency housing?  
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Bass Valley 
Community Group 
Inc 

Social support services Business hours 

Wonthaggi 
Neighbourhood 
Centre at Mitchell 
House Inc. 

Advocacy for homeless people following public meeting 
involving 50 people to ascertain their needs. 

Free food stall. Information and referral to appropriate 
services 

 

Gippsland Legal 
Assistance Forum 

Tenant support and advocacy, legal aid  

Bass Coast 
Community 
Foundation 

Provision of grants to wrap-around services that intervene 
early to prevent housing stress and the risk of homelessness 
such as financial capability 

 

Gippsland 
Homelessness 
Network 

Supports all Specialist Homelessness Services in Gippsland 
to deliver service through provision of advocacy to politicians, 
governments, access to training and systems support 

 

Gippsland Disability 
Advocacy 

Disability advocacy service  
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