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1. Affordable housing project overview
The City of Greater Bendigo is developing a four-year
Affordable Housing Action Plan (Action Plan). The Action
Plan will fulfil the Council’s commitment in its Community
Plan 2017-2021 and assist to deliver the Greater Bendigo
Housing Strategy (2016 and 2018) which identified the need
to develop a strategic response to affordable housing.
Housing plays a vital role in the City’s growth and
development and particularly in the Council’s commitment
to improving liveability. The City’s Health and Wellbeing
Plan recognises the vital role that housing plays in our
community. Being able to access housing that is affordable
and appropriate to their needs helps people secure and
maintain a job, keep families safe, raise happy and healthy
children, enjoy a better standard of living and contribute to
their community.
Despite increasing awareness of the importance of
housing, both among the community and across all levels
of government, the evidence indicates that there is a
growing housing affordability problem in many parts of
Australia including Greater Bendigo. Tackling barriers that
are preventing people in our community from attaining the
housing they need will be beneficial for the health, wellbeing
and prosperity of our residents as well as the liveability and
economy of our municipality.
Recently the Victorian State Government has introduced
a range of measures as part of the ‘Homes for Victorians’
strategy to tackle affordable housing. The strategy focuses
on increasing the private housing supply and social housing
stock, rental reforms, greater protection for renters and
housing support services. It is anticipated that the newly
formed Planning Mechanisms for Affordable Housing
Ministerial Advisory Committee may recommend stronger
planning provisions in planning schemes to facilitate or
require the supply of affordable housing.
Local Government has an important role to play in ensuring
there is adequate supply of housing to meet community
needs. However, there is no set policy or role for the
provision of affordable housing, and it is therefore the
responsibility of each individual Council to determine what
their policy or role will be. It is clear there is an appetite in
the community for the Greater Bendigo Council to be more
active in encouraging and supporting affordable housing.

In developing the City’s Housing Strategy (2016) the
community identified housing affordability as an issue and
that Council should do more to support affordable housing
across the municipality. More recently similar feedback was
received from the community in developing the City’s All
Ages All Abilities Action Plan, which was adopted on October
16 2019, with a particular concern in relation to the rates of
homelessness in the City.
There are many actions that Councils can take to support
people so that they are able to access affordable housing
that is appropriate to their needs. Councils including the City
of Greater Bendigo can:
• Advocate to state and federal governments for funding
for the provision of increased affordable housing.
• Ensure that sufficient land is zoned and serviced to
supply the community’s housing needs.
• Work with, encourage and support housing providers
and organisations that facilitate the supply of affordable
housing for rental, purchase and for people who are
experiencing homelessness.
• Identify and make suitable land that Council owns
available for affordable housing.
• Coordinate with relevant agencies to assemble parcels of
land that can be made available for affordable housing.
• Support funding applications from various organisations
to government that will increase the supply of affordable
housing.
• Work with the private land and housing construction
sector to support the incorporation of affordable housing
into new housing developments.
• Collaborate with projects being undertaken with the
state housing agency (Department of Health and Human
Services) to increase the supply of affordable housing.
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2. Purpose of this Background Paper
The purpose of this Background Paper is to
• Set out the policy context for housing and specifically
affordable housing in Greater Bendigo.
• Present commentary and data relating to housing
affordability in Greater Bendigo.
• Provide and discuss options available to Council to
better address housing affordability.
It does not set out the specific directions that Council
intends to take. Rather the Paper will be used to generate
discussion and ideas to inform the preparation of a draft

Affordable Housing Action Plan for consultation in 2020.
It is proposed that the final Action Plan will set out the
role Council will take and the actions it will implement
to support an increase in the supply and provision of
affordable housing to meet the community’s needs.
Council’s intent in developing this Background Paper and
in the preparation of an Action Plan is to provide greater
clarity and direction for how Council proposes to address
affordable housing into the future. It is intended that the
Action Plan will be integrated with other actions being
undertaken by Council.

3. Why does affordable housing matter?
Access to safe and secure housing is considered a
fundamental human right. While those with access to
adequate housing often think little of it, those without this
basic necessity can find life a constant struggle. Housing
as a human right is recognised in the Universal Declaration
of Human Rights, the Convention of the Rights of Child
and by the Australian Human Rights Commission. Without
a right to housing, many other basic human rights are
compromised.1 This includes the right to family life and
privacy, the right to freedom of movement, the right to
assembly and association, the right to health and the
right to development.2 These matters are protected and
promoted under the Victorian Charter of Human Rights and
Responsibilities which Councils are required to uphold.
The Australian Human Rights and Equal Opportunity
Commission supports that “there is a fundamental right to
an adequate place to live in peace, dignity and security”
and that this right “requires governments to endeavour
by all appropriate means to ensure everyone has access
to housing resources adequate for health, well-being and
security, consistent with other human rights”.3

There is a clear relationship between housing and wellbeing,
and access to adequate housing has a multitude of broader
benefits, from better health outcomes to improved learning
outcomes for children in school.4 When people do not
have access to affordable housing then other basic needs,
such as food and clothing, can be compromised. In Greater
Bendigo, suburbs with higher proportions of households
reporting that they ran out of food in the last 12 months are
generally more likely to be within the low-income ranges
and experiencing housing stress.5
Governments at all levels have a clear obligation to ensure
that individuals and households have access to adequate,
appropriate and affordable housing, as a cornerstone of a
strong and fair society.

1. Sidoti, C, ‘Housing as a Human Right’, Human Rights and Equal Opportunity Commission, (1996) https://www.humanrights.gov.au/our-work/rights-and-freedoms/projects/housinghomelessness-and-human-rights, accessed 17 Sep. 2019.
2, 3. Ibid.
4. Beer et al., ‘Housing Policy, Housing Assistance and the Wellbeing Dividend: Developing an Evidence Base for Post-GFC Economies’, Housing Studies, vol. 26 (2011), 1171-1192.
5. City of Greater Bendigo, ‘Preliminary findings - Active Living Census 2019’, 2019.
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4. Defining affordable housing
There are many different definitions of affordable housing.
The widely accepted definition is housing that is at a cost
relevant to and proportional to people’s income. This is
commonly measured by the 30/40 rule where the cost of
housing is ‘no more than 30 per cent of income for those
households in the bottom 40 per cent of adjusted income
distribution’.6 In Victoria, affordable housing is now defined

by the Planning and Environment Act 1987 as housing
(including social housing) that is appropriate for the needs
of very low income households, low income households and
moderate income households. Household income ranges*
are gazetted annually on the recommendation of the
Minister for Planning (who is also the Minister for Housing)
and the current ranges are set out below in Table 1 below.

Table 1. Income ranges for regional Victoria (areas outside the Greater Capital City Statistical Area of Melbourne), June 20197
Very low income range

Low income range

Moderate income range

Single adult

Up to $18,920

$18,921 to $30,280

$30,281 to $45,420

Couple, no dependant

Up to $28,390

$28,391 to $45,420

$45,421 to $68,130

Family (with one or two parents)
and dependent children

Up to $39,740

$39,741 to $63,590

$63,591 to $95,380

The Minister for Planning also determines what should
be considered when trying to understand the housing
needs of very low, low and moderate income households
(see Appendix A). In terms of affordability, it is households
spending no more than 30 per cent on rent or mortgage
repayments.
While this paper is focused on the provision of affordable
housing, it is important to acknowledge other concepts
closely linked to affordable housing, including housing
affordability and affordable living. Housing affordability

applies to all incomes and households, it considers the
relationship between the cost of housing (house prices,
mortgage payments and rents) and household incomes, but
also considers broader influencing factors such as population,
land supply, dwelling type and size. Housing affordability
is a complex issue and is often linked with affordable living.
Affordable living considers factors that influence ongoing
housing and living costs, such as being located close by to
jobs and services, modes of accessible transportation, and
the efficiency and cost of running a house.

4.1 Types of affordable housing

See Glossary for definition of crisis and
emergency housing; social housing
(public and community housing); financial
assistance; and affordable housing offered
in the private market.

Figure 1. Affordable housing interventions (housing and programs)

Increasing level of
subsidy required

Households in the very low to moderate
income ranges are often struggling to
or unable to participate in the private
market and are largely dependent on
intervention to secure appropriate housing
by government or Registered Housing
Agencies (RHAs). There are many different
types of housing and programs that require
varying levels of subsidy as well as options
in the private market (see Figure 1 right).

Assisted
home
ownership
Discounted private
rental market
Community housing
Public housing
Transitional housing
Crisis housing

Moderate
income
range

Low
income
range
Very low
income
range

6. Judith Yates and Michelle Gabriel, ‘Housing affordability in Australia’, Australian Housing and Urban Research Institute, (2006) https://www.ahuri.edu.au/research/nrv-researchpapers/nrv3-3, accessed 13 Aug. 2019.
* Income ranges are based on the median income from the latest Census data and indexed using the Australian Bureau of Statistics Housing Group of the Consumer Price Index.
7. Victoria Minister for Planning Hon. Richard Wynne MP, ‘Governor in Council Order’, Department of Environment, Land, Water and Planning, (2019) https://www.planning.vic.gov.au/
policy-and-strategy/affordable-housing/resources, accessed 8 Aug. 2019.
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5. Policy context
All levels of government have a role to play in affordable housing which is influenced and guided by a number
of different policies.

5.1 Commonwealth policy
The Commonwealth Government’s policy position in
relation to housing in Australia is to let the market operate as
freely as possible whilst the Government supports the most
disadvantaged. The Commonwealth Government’s primary
influence on the supply and demand of housing is due to its
role in setting monetary and fiscal policy.
Taxation policies and financial sector regulations, pension
benefits, immigration levels and broader economic policies
all have an influence on interest rates and income levels, as
well as, employment levels, locations and types. All of this,
in turn, can impact on many aspects of housing provision.
Housing affordability and income support are the two main
areas in which the Commonwealth Government’s housing
policy is focused.
The main policies and income support provided at a
Commonwealth level include the National Housing and
Homelessness Agreement, and Rent Assistance.
National Housing and Homelessness Agreement (NHHA)
The NHHA commenced on 1 July 2018 as an agreement
between the Australian Government and the States and
Territories (replacing the National Affordable Housing
Agreement and the National Partnership Agreement on
Homelessness). The NHHA provides a framework for
the Commonwealth, States and Territories and Local
Government to work together to improve housing
affordability and homelessness. It has the aspirational

objective that all Australians should have access to
affordable and safe housing and provides a framework
for improving housing affordability and homelessness
outcomes for Australians.
Within this, the Commonwealth is responsible for, among
other things, income support and rental subsidies;
immigration and settlement policies and programs;
competition policy relating to housing and building; the
provision of national infrastructure and; financial sector
regulations and Commonwealth taxation settings that
influence housing affordability. The NHHA will provide an
estimated $7,845 million worth of housing assistance in
the first four years. Of this total figure, Victoria has been
allocated $2,032 million.8
Commonwealth Rent Assistance (CRA)
The Commonwealth Government provides a subsidy to
assist low income households in community housing,
Indigenous community housing, or the private rental
market. This includes households who receive a pension
or benefit of more than the base rate of Family Tax Benefit.
Rental assistance is based on the household type (i.e. single,
couple, family) and the amount of rent a household is
paying.
In December 2018 there were 8,204 CRA recipients across
Greater Bendigo, which is comparable to Ballarat (see Figure
2 over page).

8. Commonwealth of Australia, ‘National Housing and Homelessness Agreement’, Council of Federal Financial Relations, (2018) http://www.federalfinancialrelations.gov.au/content/
housing_homelessness_agreement.aspx, accessed 2 Oct. 2019.
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Figure 2. Local Government Area comparison of CRA recipients Dec 20189
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5.2 State policy
The State Government has a wide variety of responsibilities
around housing. State Government provides housing, sets
the planning policy framework and collects revenue through
stamp duty.

• Increase in the first home owner grant for regional areas
• A new shared equity scheme (HomesVic)
• Land tax on vacant residential properties

Homes for Victoria strategy

Legislation

The Victorian Government released Homes for Victorians
in 2017, which identifies the importance of every Victorian
having access to the safety and security of a home. The
strategy includes the following initiatives:

The Housing Act 1983, Residential Tenancies Act 1997, and
Planning and Environment Act 1987 each play an important
role regulating social housing and rental properties, as well
as the provision of affordable housing.

• Supporting people to buy their own home
• Increasing the supply of housing through faster planning
• Promoting stability and affordability for renters
• Increasing and renewing social housing stock
• Improving housing services for Victorians in need
Since this time a number of initiatives have been
implemented, including:
• Residential Tenancies Amendment Bill 2018 introducing
130 rental reforms
• Changes to the Planning and Environment Act 1987
• Stamp duty removal or reduction for qualifying first
home buyers and young farmers

As part of implementing the State Government’s Homes for
Victoria strategy, in 2018 a number of amendments were
made to the Planning and Environment Act 1987. These
changes provide planning mechanisms for local government
to encourage the provision of affordable housing in new
developments:
• a new objective to facilitate the provision of affordable
housing in Victoria (1fa)
• definition of affordable housing (section 3AA)
• specify income ranges for very low, low and moderate
income households for affordable housing (section 3AB)
• allowing local government (Responsible Authority)
to negotiate section 173 agreements for voluntary
affordable housing (section 173(1A))

9. Commonwealth of Australia Department of Social Services, ‘DSS Payment Demographic Data December 2018’, Data.gov.au, (2019) https://data.gov.au/dataset/ds-dga-cff2ae8a55e4-47db-a66d-e177fe0ac6a0/details?q=, access 21 May 2019.
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State Planning Policy Framework (SPPF)
The State Government has recently implemented a number
of reforms to the Victoria Planning Provisions. The City of
Greater Bendigo (along with all other Victorian Councils) is
currently reviewing its Planning Scheme content to align
with these changes. As a result the current content will be
changing. The existing State Planning Policy Framework
(SPPF) will be changed to the Planning Policy Framework
(PPF) which will include state, regional and local policies.
Currently the following clauses within the SPPF directly
relate to the location and diversity of dwellings to encourage

affordability, ensuring dwellings are appropriate to the
needs of those requiring affordable housing, as well as
facilitating social housing:
• 11.03-2S Growth areas
• 16.01-1S Integrated housing
• 16.01-2S Location of residential development
• 16.01-3S Housing diversity
• 16.01-4S Housing affordability
• 16.01-6S Community care accommodation

5.3 Local policy
The City of Greater Bendigo has several local strategies and
policies relevant to the provision of affordable housing, a
summary of these are provided below.
Strategic documents
Greater Bendigo Community Plan 2017-2021
The vision of Council’s Community Plan is ‘Greater Bendigo creating the world’s most liveable community’. The Plan sets
out a number of goals to achieve this vision, one of which
directs the development of this strategic project; ‘Goal 4.2.3
to advocate for increased access to social and affordable
housing’. This goal has an associated action to develop a
Social and Affordable Living Strategy.
Greater Bendigo Health and Wellbeing Plan 2017-2021
The Greater Bendigo Health and Wellbeing Plan, highlights
the importance of housing, both in terms of quality and
security, in enhancing our wellbeing. ‘Goal 2 Safe and
secure’ sets out to reduce socio-economic disadvantage
by increasing access to and affordability of nutritious food,
diverse housing and energy – all of which are interrelated.
Greater Bendigo Housing Strategy (GBHS)
The GBHS identifies that an Affordable Housing Policy can
address a wide range of issues including:
• Advocating for increasing the stock of community
housing.
• Advocate for change to legislation or additional funding
to support affordable housing initiatives.
• Advocate for inclusionary zoning where a percentage
of large developments is made available for affordable
housing.
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• Inducements for developers who provide land for
affordable housing.
• Broker agreements between housing providers and
developers and actively investigate and support
affordable housing opportunities.
• Council could require the provision of affordable housing
when it disposes of surplus land.
• Council could also allocate the “air space” above at
grade car parks for affordable housing.
• Include statements within the Municipal Strategic
Statement around affordable housing.
Local Planning Policy Framework (LPPF)
Currently the LPPF sets out local and regional land use
policy context for the City. It includes the Municipal Strategic
Statement (MSS) as well as local planning policies. The MSS
contains strategies to achieve both the corporate vision
(identified within the Council Plan) and the planning vision
of Greater Bendigo.
Clause 21.05 Compact Bendigo relates to affordable
housing, with an objective to ‘provide a greater choice in
housing types and densities that responds to community
needs. Strategies include supporting well designed
proposals that provide a variety of housing types to meet
housing needs across the lifecycle.
Given the State Government reforms to the Victoria Planning
Provisions there will be changes to the LPPF and those that
relate to affordable housing.

6. Key issues
6.1 Insufficient housing supply
Australia is currently experiencing a significant housing
shortfall which is estimated to be over 280,000 dwellings.10
Under a medium growth scenario this is estimated to
increase to over 660,000 dwellings by 2031 if housing
construction rates are not increased.11 This housing shortfall,
particularly in certain types of housing, is quoted as driving
up property and rental prices. Greater Bendigo is no

exception to this broader trend. Although Greater Bendigo’s
population has been increasing on average around 2,000
people per year since 2012 the number of new dwellings
constructed has been slowing.12 Between 2012 and 2015
Greater Bendigo was averaging over 1,000 new dwellings per
year, however since 2016 this has decreased to around 700
dwellings (see Figure 3 below).

Figure 3. Annual changes in Estimated Resident Population (ERP), new lots created, vacant land sales, and new dwellings*
constructed in Greater Bendigo
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6.2 Increasing demand for social housing
Social housing is provided in the form of public housing
and community housing. The Victorian State Government
Director of Housing (DoH) and Department of Health and
Human Services (DHHS) is responsible for public housing,
and Registered Agencies provide community housing.
Each State Government and Territory in Australia provides
public housing (rents capped at 25 per cent of total
household income). There has been limited investment
in the provision of new public housing to keep up with
population increases. Between 1951 and 1996 government
constructed between 8,000 and 14,000 social housing
dwellings annually, however this has now declined to less
than 3,000 dwellings.13 Since the 1990s there has been
less focus on capital investment and more on individual
subsidies such as first home owner grants and rent
assistance. Some of this shortfall has been addressed by
community housing providers (not for profit organisations
who own and manage housing for low income households).

Across Victoria in 2018 there were 40 different Registered
Housing Agencies (RHA) providing community housing, of
which eight are currently operating in Greater Bendigo.
According to the 2016 Census, a total of 1,713 households
were renting social housing in Greater Bendigo.14 However
in 2019 this is estimated to be approximately 2,380. Of this
figure, it is estimated that public housing supplied by DoH
and DHHS accounts for 1,830 dwellings and the remaining
550 community housing dwellings are provided by RHAs.
The DHHS manages the social housing waiting list, which
includes both public and community housing. Although
there is currently a social housing supply of approximately
2,380 dwellings, as of June 2019 there were still 2,042 people
on the waiting list for social housing (see Figure 4 below) in
Greater Bendigo. To accommodate all those currently on
the waiting list the supply of social housing would need to
almost double.

* Building permit data is a self-reporting system that building surveyors surveyor’s submit to Council. As such the quality of the data, in terms of being accurate, authentic or
complete, is dependent on individual building surveyors.
13. Lawson et al.,‘Social housing as infrastructure: rationale, prioritisation and investment pathway’, Australian Housing and Urban Research Institute, (2019) https://www.ahuri.edu.
au/research/final-reports/306, accessed 15 Aug. 2019.
14. A
 ustralian Bureau of Statistics, Census of Population and Housing 2016 (2017) cited in REMPLAN, ‘City of Greater Bendigo Affordable Housing Analysis Report’ (2019).
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Figure 4. Social housing waiting list, Bendigo region, annually in June
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Despite the different market
interventions there is still an ongoing
shortfall of social housing (public
and community housing). Currently
there are more than 42,000 people
on the social housing waiting list
across Victoria.15 Without significant
investment at a State and Federal
level, this is likely to be an ongoing
and even bigger issue into the future.
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6.3 Illegal dwellings
Some are left with little choice but to bypass the planning and
building regulatory framework and live in housing that does
not meet the minimum standard requirements for health and
safety of occupants (referred to as illegal dwellings). Basic
housing standards include adequate light, ventilation, fire
hazards, electrical safety, and water and sewage provisions.
The issue of illegal dwellings is complex and each Council
across Victoria and Australia grapples with how to deal with
it. Because the sector is largely self-regulated Councils usually
become aware of illegal dwellings through community

complaints. Generally, individuals and families are in these
living arrangements because they are unable to access the
formal housing market. Because illegal dwellings are not
constructed to a minimum standard they can often present
a health and safety risk to the occupants. However, given
long waiting lists for social housing, if Council’s commence
proceedings to evict individuals and families they will likely
become homeless. Balancing Council’s obligation to uphold
human rights and responsibilities, and ensuring a home is
safe for the occupants is a difficult issue to resolve.

6.4 Increasing homelessness
For those without the means to enter the private rental
market and not able to access social housing homelessness
is increasing. Homelessness refers to individuals being
unable to find accommodation that is adequate, has
no tenure and does not have access to space for social
relations.16 This doesn’t just refer to individuals who are
sleeping rough but those who are couch surfing, sleeping in
their cars, living in hostels and refuges and those living in a
single room without a kitchen or bathroom.
In 2016 Homelessness Australia estimated that there were
22,773 people in Victoria experiencing homelessness.17
The biggest causes of homelessness are domestic and
family violence, followed by inadequate or inappropriate
dwellings, and financial difficulties (housing stress and
unemployment). Of those experiencing homelessness 34 per
cent stay in supported accommodation for the homeless
and 27 per cent stay in overcrowded dwellings.18

The issue of homelessness is compounded for Aboriginal
and Torres Strait Islander people. There are a number
of social and historical complexities relating to the
dispossession of land, political justice and struggle for selfdetermination that contribute to homelessness. In Victoria
1.8 per cent of the population are receiving homeless
services, however of those 18.4 per cent are Aboriginal
Victorians.19
In 2006 the ABS Census estimated 257 people were
experiencing homelessness in Greater Bendigo and in 2016
this estimate increased to 295 people.20 However, due to
the difficulty in counting homeless individuals as part of the
Census, this is likely to significantly undercount the numbers
of homeless individuals. The number of people accessing
government funded specialist homelessness services has
also increased. In Greater Bendigo there was a 34 per cent
increase from 2015 (1,969) to 2018 (2,646).21

15. Department of Health and Human Services, ‘Victorian Housing Register and Transfer List’, (2019) https://www.housing.vic.gov.au/victorian-housing-register, accessed 4 Sep. 2019.
16. Homelessness Australia, ‘What is homelessness’, https://www.homelessnessaustralia.org.au/about/what-homelessness, accessed 4 Sep. 2019.
17. Homelessness Australia, ‘Homelessness in Victoria Fact Sheet’, (2016) https://www.homelessnessaustralia.org.au/sites/homelessnessaus/files/2017-07/Victoria_-_updated_
Jan_2014.pdf, accessed 1 Oct. 2019.
18. Ibid.
19. A
 boriginal Housing Victoria, ‘Key Data – Housing and Homelessness Victoria’, (2019) https://ahvic.org.au/cms_uploads/docs/web-key-data-housing-and-homelessness-victoria-.
pdf, accessed 1 Oct. 2019.
20. A
 ustralian Bureau of Statistics, Census of Population and Housing: Estimating homelessness, 2016, cat. No. 2049.0, https://www.abs.gov.au/Ausstats/abs@.nsf/
Latestproducts/2049.0Appendix12016?opendocument&tabname=Notes&prodno=2049.0&issue=2016&num=&view, accessed 23 January 2019.
21. A
 ustralian Institute of Health and Welfare, ‘Specialist homelessness services annual report’, (2019) https://www.aihw.gov.au/reports/homelessness-services/specialisthomelessness-services-2017-18/contents/contents, accessed 1 Oct. 2019.
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Recent local initiatives HeyVan and Bendigo Winter Night
Shelter are delivering much needed support to people
experiencing homelessness, however they are largely
reliant on public grants, fundraising and volunteers. These

initiatives present an opportunity not only to support
people experiencing homelessness but also to better
understand the extent of homelessness and the needs of our
community.

6.5 Intergenerational disadvantage
Intergenerational disadvantage is a complex issue that can
lead to welfare dependency and homelessness. A variety
of factors can contribute to people experiencing persistent
disadvantage. An Inquiry into Intergenerational Welfare
Dependence in 2019 discussed the interaction between
individual attributes, family characteristics, institutions
(education and health systems), geographical location and
economic conditions as contributing factors.22 Housing can
play a key role in changing this trajectory. A recent study

showed the proportion of those facing deep and persistent
disadvantage was highest for people living in public
housing (23.6 %).23 It is therefore becoming a common
goal for Governments to create a social mix in new housing
developments. The New South Wales Government policies
aim for communities with a social mix and set development
targets to balance private and social housing.24 Similarly,
the Victoria Government policy aims to have mixed-tenure
developments with private and social housing.25

6.6 Challenges in the private rental market
With limited investment by State and Federal Government
in social housing (Government funded rental housing
for low income households) over many years, vulnerable
households are increasingly reliant on the private rental
market. The majority of rental dwellings are offered by
individuals and family investors, the bulk of which are home
owners. The Australian taxation system is constructed so
that there is a tax incentive, such as negative gearing, that
encourages the private provision of rental housing.26

According to the 2016 Census the total number of dwellings
being rented in Greater Bendigo was 11,564. Between 2005
and 2014 the annual growth rate of new rental properties
(active bonds) fluctuated between 0.4 per cent and 0.7
per cent, however from 2015 this rate has been steadily
decreasing. In June 2018 the rate was 0.1 per cent and
the following year, in 2019, the total number of rentals
decreased for the first time since 2005 by 47 properties (see
Figure 5 below).27

Figure 5. Annual rentals (active bonds) in June*
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22. Select Committee on Intergenerational Welfare Dependence, ‘Parliamentary Inquiry into Intergenerational Welfare Dependence’, Parliament of Australia, (2019) https://www.aph.
gov.au/igwd, accessed 1 Oct. 2019.
23. Alan Hayes and Andrew Hacker, ‘Australia’s Welfare 2017’, Australian Institute of Health and Welfare, (2017) https://www.aihw.gov.au/reports/australias-welfare/australiaswelfare-2017/contents/table-of-contents, accessed 21 Oct. 2019.
24. New South Wales Government Department of Communities and Justice, ‘Future Directions for Social Housing in NSW’, (2019) https://www.facs.nsw.gov.au/about/reforms/futuredirections/about-future-directions, accessed 21 Oct. 2019.
25. Victoria State Government Department of Health and Human Services, ‘Public housing redevelopment’, (2019) https://www.housing.vic.gov.au/public-housing-redevelopment,
accessed 21 Oct. 2019.
26. M
 ike Berry, ‘Investment in rental housing in Australia: small landlords and institutional investors’, Housing Studies, vol no. 15 (2000).
27. Department of Health and Human Services, ‘Rental Report’, (2019) https://www.dhhs.vic.gov.au/publications/rental-report, accessed 1 Oct. 2019.
* The Residential Tenancies Bond Authority collects data on all rental bonds lodged under the Residential Tenancies Act 1997.
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The State Government’s recent rental reforms (130 changes
to the Residential Tenancies Act) will come into effect on
1 July 2020. The changes are designed to provide more
security for tenants while also protecting landlords’ ability
to manage their property, however it is unknown if this
will impact on landlords/investors willingness to retain or
increase investment in rental properties.
As a result of an increasing population, fewer dwellings
being constructed and decreasing rental properties the
rental vacancy rate is incredibly tight (see Figure 6 below).
Figure 6. Vacancy rate, annually in June28
3.0%

2.5%

Housing supply issues such as poor quality housing and
lack of low cost rental properties can significantly impact
the ability of regional areas to attract and retain migrants.32
Since 2016 Greater Bendigo has on average become home to
400 humanitarian, family or skilled migrants annually.33
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It is not only security of tenure which is a key issue with
a reliance on the private rental market but the perceived
adequacy of housing. While there are minimum standards
in the Residential Tenancies Act 1997 (RTA) to ensure rental
properties have functioning basic services, such as a toilet,
hot and cold water connections, and heating, the rental
stock is ageing. The majority of rental properties were built
prior to the current building regulations which commenced
in 1993.30 Currently there are few incentives for property
owners to update their ageing rental properties. Given the
pressure on the rental market it is likely that lower income
tenants have few choices than low quality ageing housing. A
recent survey of tenants, landlords and property managers
found that when moving into a new rental property,
low income renters were more likely to report property
conditions as ‘poor’ than renters in higher incomes.31
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A tight rental market can place even further pressure
on lower income households by adding to the existing
challenges renters face. Raising a bond and establishing a
rental history can be difficult for people escaping domestic
and family violence or experiencing homelessness as well as
recent arrivals in Australia. Landlords can be selective and
entrenched views of what the ‘ideal tenant’ looks like often
cause tenants to be overlooked for a rental property.
Private rental provides little security of tenure and little
incentive to ensure long term tenure. With a maximum 120
day notice for tenants to vacate, tenants know that they
could be forced to move at any time. If tenants are unable to
pay their rent, the notice period for eviction is only 14 days.29

For those with a disability it can be difficult to find housing
that is appropriate to their needs. A recent survey of tenants,
landlords and property managers found that 65 per cent of
landlords stated that none of their rental properties have
safety and accessibility equipment such as hand rails, nonslip tiles, seamless floors, ramps, etc.34
Short-stay accommodation
With the introduction of short-stay accommodation
platforms such as Airbnb and Stayz there has been growing
concern globally about the impacts of permanent rental
housing being converted to short-stay accommodation.
In Australia between 2016 and 2017 there was a significant
increase in the number of entire homes available on Airbnb,
from 43,610 to 89,863.35 The total number of Airbnb listings
increased a further 87 per cent the following year in 2018.
In September 2019 there were almost 300 rentals listed
on Airbnb in Greater Bendigo, of which approximately 250
were for the entire house.36 During the same time period
there were approximately 140 rentals listed on Stayz.37 It is
unknown if these properties were previously permanent
rental housing.

28. Real Estate Institute of Victoria, ‘Monthly Research Bulletin’, (2016; 2017; 2018; 2019).
29. Residential Tenancies Act 1997, ‘Section 246. Non-payment of rent’, Austlii, (2019) http://www5.austlii.edu.au/au/legis/vic/consol_act/rta1997207/, accessed 1 Oct. 2019.
30. Tenants Union of Victoria, ‘Regulation of property conditions in the rental market’, Department of Justice and Community Safety, (2016) https://www.tuv.org.au/articles/files/
submissions/160830-TUV-RTA-Property-Standards.pdf, accessed 2 Oct. 2019.
31. EY Sweeney, ‘Rental experiences of tenants, landlords, property managers, and parks residents in Victoria’, Consumer Affairs Victoria, (2016) https://s3.ap-southeast-2.amazonaws.
com/hdp.au.prod.app.vic-engage.files/5814/8781/7797/Victorian_Renting_Research_Report_-_RTA_Review_1.pdf, accessed 3 Oct. 2019.
32. A
 ustralian Government Department of Immigration and Border Protection, ‘Regional retention of migrants: critical success factors’, (2014) https://apo.org.au/sites/default/files/
resource-files/2014/01/apo-nid162996-1131101.pdf, accessed 3 Oct. 2019.
33. Commonwealth of Australia Department of Social Services, ‘Settlement data reports’, Data.gov.au, (2019) https://data.gov.au/dataset/ds-dga-8d1b90a9-a4d7-4b10-ad6a8273722c8628/distribution/dist-dga-9f1aa933-a514-4301-a74a-b6c5e4adacd9/details?q=
34. EY Sweeney, ‘Rental experiences of tenants, landlords, property managers, and parks residents in Victoria’
35. S
 arah, Farnsworth, ‘Airbnb in Australia: Entire homes, commercial listings ‘surge’ amid growing concerns’, ABC News, 24 Feb. 2018, https://www.abc.net.au/news/2018-02-23/
entire-homes-commercial-listings-have-surged-on-airbnb/9473368, accessed 3 Oct. 2019.
36. Airbnb, ‘Places to stay in Bendigo’, Airbnb [website], (2019) https://www.airbnb.com.au/, accessed 30 Sep. 2019.
37. Stayz, ‘Properties in Bendigo’, Stayz [website], (2019) https://www.stayz.com.au/, accessed 30 Sep. 2019.
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Research recently undertaken by AHURI argues that shortstay accommodation platforms are not having a significant
impact on overall rental affordability but in high demand
inner city metro areas.38 However, it is unclear at this stage
how short-stay accommodation platforms are impacting
regional areas such as Greater Bendigo.
Rooming houses
Rooming houses provide an important option for affordable
housing. These types of dwellings accommodate four or
more persons that are not under exclusive occupation
of the occupier (generally the owner does not live on the
premises) and are required to be registered. Residents do
not need a tenancy agreement to live in a rooming house,
and can either have a shared room (with other occupants) or
exclusive rights to a room. Importantly, this does not include
dwellings with less than four tenants or share houses. In
2016 there were 21 rooming houses registered with the City,
however in 2019 this has decreased to 16 in total.39
Residential parks
Residential parks provide tourist accommodation as
well as playing an important role in providing affordable
housing to those on low incomes, particularly for those at
retirement age or risk of homelessness. Across Victoria there
are approximately 7,000 people living in residential parks.
Typically, a new resident purchasing a moveable home in a
residential park is aged between 65 and 70 years, with 40-50
per cent being single females and a significant proportion
being couples.40
There are currently 15 residential parks operating in Greater
Bendigo, with most offering both short and long term
accommodation (caravan and holiday parks). However,
in the past 10-15 years two residential parks have been
established offering a total of approximately 260 moveable
dwellings as long term accommodation. A permit for 122
movable dwellings has recently been approved and another
application offering 232 moveable dwellings is currently
being assessed.
While these Parks are an important affordable housing
option there are issues around their energy efficiency.
Residential parks are not regulated in the same way as
residential homes, which must meet minimum energy
efficiency requirements under the National Construction

Code (6 star NatHERS rating).41 Construction standards
for movable dwellings are regulated by the Residential
Tenancies (Caravan Parks and Movable Dwellings
Registration and Standards) Regulations 2010 requiring
virtually no energy performance measures to be included.42
This limits the ability to use sustainable design in reducing
homeowner’s reliance on fossil fuels, increases vulnerability
to changing energy prices and higher long term running
costs. Although State Government is currently reviewing
these Regulations, it is unclear whether there will be any
changes to the energy efficiency requirements.
In terms of affordable housing there can also be issues with
the re-sale value of movable homes. In 2016 the Victorian
Caravan Parks Association reported the value of moveable
homes generally ranges from $10,000 to $80,000. However,
the average cost to buy into a new residential community
ranges from $150,000 to $320,000.43 As a result of the low
value of movable dwellings this can make selling difficult,
particularly if the residential park closes or if the homeowner
is locked into a high commission sale contract with the park
manager. The closure of Bendigo’s Central City Caravan Park
in 2018 resulted in 61 low income households having to
find new affordable housing. Haven; Home, Safe assisted 38
residents to relocate into private rentals, public housing and
community-assisted living options.44 Although all residents
were able to secure alternative housing, the process was
distressing, and it is understood that some residents had to
spend thousands of dollars to dismantle homes.
Rising cost of development
Increasingly Greater Bendigo is seeing larger lots and
higher purchase price for vacant land. This is in part due
to the costs associated with greenfield development,
which has increased from 51 per cent in 2006 to 76 per
cent in 2016.45 There has also been a reluctance to supply
smaller lots, with the total number of newly created lots
less than 500m² decreasing by 30 per cent from 2009 to
2019. With the growth of larger lots the median purchase
price of vacant land has increased from $85,000 in 2006 to
$150,000 in 2016.46 Given the rising costs of infrastructure
(roads, drainage and energy supply) and the shift towards
renewable energy there is an opportunity to challenge the
traditional approaches to supplying infrastructure.

38. Laura Crommelin, Laurence Troy, Chris Martin, and Sharon Parkinson, ‘The Airbnb effect in Sydney and Melbourne’, Australian Housing and Urban Research Institute, (2018), https://
www.ahuri.edu.au/research/final-reports/305, accessed 30 Sep. 2019.
39. C
 onsumer Affairs Victoria, 2019, ‘Rooming houses found for Greater Bendigo City’, Public register of rooming houses, https://registers.consumer.vic.gov.au/RhrSearch/
SearchResult?SearchTermType=LocalCouncil&SearchTerm=Greater%20Bendigo%20City, accessed 4 Sep. 2019.
40. V ictorian Caravan Parks Association, ‘Submission to the Australian Consumer Law Review’, Australian Consumer Law Review (2016), https://consumerlaw.gov.au/sites/consumer/
files/2016/07/Victorian_Caravan_Parks_Association.pdf, accessed 30 Sep. 2019.
41. Australian Building Codes Board, ‘National Construction Code 2019’ (Energy Efficiency Part 3.12; Building Fabric Part 3.12.1; External Glazing Part 3.12.2; Building Sealing Part
3.12.3; Air Movement Part 3.12.4; Services Part 3.12.5), (2019) https://ncc.abcb.gov.au/, accessed 30 Sep. 2019.
42. Residential Tenancies (Caravan Parks and Movable Dwellings Registration and Standards) Regulations 2010, ‘Part 3 - Standards’, Austlii, (2019) http://www5.austlii.edu.au/au/legis/
vic/consol_reg/rtpamdrasr2010854/index.html#s5, accessed 1 Oct. 2019.
43. Victorian Caravan Parks Association, ‘Submission to the Australian Consumer Law Review’, Australian Consumer Law Review (2016), https://consumerlaw.gov.au/sites/consumer/
files/2016/07/Victorian_Caravan_Parks_Association.pdf, accessed 30 Sep. 2019.
44. Holmes, Adam, ‘All residents from Central City Caravan Park find new homes, but Bendigo’s affordable housing suffers a hit’, Bendigo Advertiser, 26 Dec. 2017, https://www.
bendigoadvertiser.com.au/story/5138602/caravan-park-closure-puts-dent-in-affordable-housing-market/ accessed 2 Oct. 2019.
45. Department of Environment, Land, Water and Planning, ‘Urban Development Program Regional Residential Report – Greater Bendigo’, Urban Development Program regional
reports: Bendigo, (2017) https://www.planning.vic.gov.au/land-use-and-population-research/urban-development-program/bendigo, accessed 4 Sep. 2019.
46. Department of Environment, Land, Water and Planning, ‘A Guide to Property Values: Annual data and analysis from Valuer-General Victoria’, Property prices, (2019) https://www.
propertyandlandtitles.vic.gov.au/property-information/property-prices, accessed 21 Oct. 2019.
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Stock standard housing construction and design can also
be an affordability issue for some. The 2016 Census data
shows a lack of one or two bedroom housing available for
single/lone person households. In Greater Bendigo there
were 11,569 single/lone person households yet there were
only 7,741 one or two bedroom dwellings.47 Tiny houses
and Dependant Persons Units could potentially present an
affordable opportunity to address this dwelling mismatch
while also reducing the high costs associated with the
standard to housing construction.
Informal rental properties
Some choose to bypass the mainstream system and
enter the informal rental market. This typically includes
unregistered boarding houses such as small apartment
dwellings, granny flats and rooms rented out by individuals
and families.48 Without any formal agreement tenants are
vulnerable to changes in circumstances without any notice
or protections. This can be particularly relevant for students
attending university who are on low incomes and only
require housing for a short period of time. A recent study
of low income renters reported that although the supply
of student housing has increased there is still a significant
shortfall.49

Student accommodation
There are three universities and one TAFE, La Trobe
University (LTU), Monash, RMIT, and Bendigo TAFE, currently
providing courses in Bendigo and while some provide
student accommodation it is not comparable to student
numbers. In 2017 there were around 4,630 students enrolled
at the LTU Bendigo campus. LTU provide a mix of on-campus
apartments, houses and units that contain shared facilities
and house approximately 612 students. Monash University
have a Rural Health Centre at the Bendigo Hospital and
provide some accommodation exclusively for students.
RMIT offer flight training at Bendigo Airport however at this
stage do not supply any student accommodation. Similarly,
Bendigo TAFE do not provide any student accommodation,
and in 2018 there were 2,385 enrolments.50 Privately
supplied off campus accommodation available exclusively
to students is estimated to house over 100 people.
While student numbers for Monash and RMIT Bendigo
campus’ are not available, enrolments at LTU alone exceed
on and off campus student accommodation. There is
clearly a shortfall in the supply of student housing in Greater
Bendigo.

47. Australian Bureau of Statistics, ‘Census of Population and Housing 2016’, 2016 Census QuickStats: Greater Bendigo (C) [website], (2017) https://quickstats.censusdata.abs.gov.au/
census_services/getproduct/census/2016/quickstat/LGA22620?opendocument, accessed 21 Oct. 2019.
48. A
 mity James and Edgar Liu, ‘Navigating a changing private rental sector: opportunities and challenges for low-income renters’, Australian Housing and Urban Research Institute,
(2018) <https://www.ahuri.edu.au/research/final-reports/302>, accessed 3 Oct. 2019.
49. Ibid.
50. B
 endigo Kangan Institute, ‘Bendigo Kangan Institute 2018 Annual Report’, (2019) https://www.kangan.edu.au/information-and-resources/publications/annual-reports, accessed 3
Oct. 2019.
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7. Affordable housing in Greater Bendigo*
The provision of and access to affordable housing relates to
having access to adequate, affordable housing to meet the
needs of households and individuals as they move through
different life stages. Comparatively, Greater Bendigo may
be considered relatively affordable when viewed against
housing prices in Melbourne. However, while house prices
are lower, income levels are also generally comparatively
lower. In 2006 the median house price in Bendigo was 5
times the annual median household income by 2011 this
had risen to 5.34. Across Greater Bendigo house prices have

been increasing in recent years, with an annual average
increase of 5.8 per cent over the 10 years from 2005 to 2015
($205,000 in 2005 to $323,500 in 2015).51
The Planning and Environment Act 1987 defines affordable
housing as housing (including social housing) that is
appropriate for the needs of very low income households,
low income households and moderate income households.
The current household income ranges* are set out below in
Table 2 below.

Table 2. Very low, Low and Moderate income households for regional Victoria (areas outside the Greater Capital City Statistical
Area of Melbourne), June 2019
Very low income range

Low income range

Moderate income range

Single adult

Up to $18,920

$18,921 to $30,280

$30,281 to $45,420

Couple, no dependant

Up to $28,390

$28,391 to $45,420

$45,421 to $68,130

Family (with one or two parents)
and dependent children

Up to $39,740

$39,741 to $63,590

$63,591 to $95,380

Between 2011 and 2016 there have been changes to the
number and proportions of Very low, Low and Moderate
household income ranges across Greater Bendigo (see Table
3 below). Overall the number of households in the:

• Very low income range remained relatively unchanged
• Low income range increased substantially
• Moderate income range decreased slightly

Table 3. Overall changes to the number and proportion of Very low, Low and Moderate income ranges in Greater Bendigo
Very low income range

Low income range

Moderate income range

#

%

#

%

#

%

2011

15,654

45%

6,098

18%

7,771

23%

2016

15,687

42%

9,275

25%

7,361

20%

The number and proportions of household types within the
Very low, Low and Moderate household income ranges are
set out in Table 4 below. Single adult households within the

Very low income range account for the highest number and
proportion across all household types and income ranges.

Table 4. Number and proportion of Very low, Low and Moderate income ranges by household type in Greater Bendigo
Very low income range

Low income range

Moderate income range

#

%

#

%

#

%

Single adult

5,971

55%

2,193

20%

1,567

14%

Couple, no dependant

3,652

36%

2,353

23%

2,048

20%

Family (with one or two parents)
and dependent children

5,263

37%

4,128

29%

3,280

23%

* See Appendix B - City of Greater Bendigo Affordable Housing Analysis Report (2019), REMPLAN
51. Department of Environment, Land, Water and Planning, ‘A Guide to Property Values: Annual data and analysis from Valuer-General Victoria’, Houses by suburb, (2019) https://www.
propertyandlandtitles.vic.gov.au/property-information/property-prices, accessed 1 Oct. 2019.

City of Greater Bendigo Affordable housing: Background report

| 15

7.1 Housing stress
Housing stress and financial hardship can increase the risk
of people and families becoming homeless. In Australia one
in seven people have no savings, which means they are one
bill away from not being able to pay their debts.52

Table 5 below shows in Greater Bendigo households with
the highest proportions of:
• rental stress are in the Very low income ranges (71 %)
• mortgage stress are in the Low income ranges (72 %)

Table 5. Total households in very low, low and moderate income ranges experiencing housing stress (spending >30% on housing)
in Greater Bendigo 2016
Very low income range
Total
households

Low income range

Moderate income range

In housing
stress

Total
households

In housing
stress

Total
households

In housing
stress

#

%

#

%

#

%

#

%

#

%

#

%

Renting

5,809

37.0

4,126

71.0

2,507

27.0

1,067

43.0

1,554

21.0

80

5.0

Mortgage

2,793

18.0

1,739

62.0

3,735

40.0

2,684

72.0

3,950

54.0

1,701

43.0

7.2 Available affordable housing stock for rent in Greater Bendigo*
The following tables show the changes in affordable
dwellings theoretically available to renters over time from
2006 until 2016 (green shading for an increase and red
shading for a decrease).53 Although there was an increase
in the number of affordable dwellings across some of the
household types and income ranges, there were significant
decreases in numbers and proportions.

Since 2006 it has become increasingly difficult for single
adults in very low, low and moderate income ranges and
couples with no dependents in very low and low income
ranges to find affordable rental housing.

Table 6. Affordable housing stock theoretically available for renters in the very low income range
2006

2011

2016

Number

Proportion

Number

Proportion

Number

Proportion

Single adult

1,630

19 %

1,140

11 %

543

5%

Couple, no dependents

2,287

26 %

2,346

23 %

1,553

14 %

Family (with one or two parents)
and dependent children

5,397

62 %

4,543

45 %

4,077

36 %

Table 7. Affordable housing stock theoretically available for renters in the low income range
2006

2011

2016

Number

Proportion

Number

Proportion

Number

Proportion

Single adult

3,078

35 %

2,346

23 %

2,226

19 %

Couple, no dependents

6,487

74 %

5,836

58 %

5,113

45 %

Family (with one or two parents)
and dependent children

8,384

96 %

9,193

92 %

10,168

89 %

52. Evgenia Bourova, Ian Ramsay and Paul Ali, ‘What 1,100 Australians told us about the experience of living with debt they can’t repay’, The Conversation, (2019) http://
theconversation.com/what-1-100-australians-told-us-about-the-experience-of-living-with-debt-they-cant-repay-105296, accessed 4 Sep. 2019.
* Based on Minister for Planning Specific Income Ranges and data captured by the ABS Census. This methodology does not consider rental market constraints or demand for the
same properties by renters who are unlikely to experience rental stress.
53. REMPLAN, ‘City of Greater Bendigo Affordable Housing Analysis Report’, (2019) Appendix B
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Table 8. Affordable housing stock theoretically available for renters in the moderate income range
2006

2011

2016

Number

Proportion

Number

Proportion

Number

Proportion

Single adult

6,487

74 %

5,836

58 %

5,113

45 %

Couple, no dependents

8,509

98 %

9,394

94 %

10,747

94 %

Family (with one or two parents)
and dependent children

8,678

99 %

9,888

98 %

11,315

99 %

7.3 Available affordable housing stock for purchase in Greater Bendigo*
Similar to changes over time to affordable rental properties
theoretically available, for people purchasing a home there
were also decreases to the number and proportions across
most household types and income ranges since 2006.54

Although there were more increases for homes to purchase
than rental properties, couples with no dependents in the
low and moderate ranges are finding it increasingly difficult
to find affordable dwellings.

Table 9. Affordable housing stock theoretically available for purchasers in the very low income range
2006

2011

2016

Number

Proportion

Number

Proportion

Number

Proportion

991

9%

1,215

9%

1,197

8%

Couple, no dependents

2,093

18 %

2,677

21 %

2,465

17 %

Family (with one or two parents)
and dependent children

3,606

31 %

3,897

30 %

3,650

26 %

Single adult

Table 10. Affordable housing stock theoretically available for purchasers in the low income range
2006

2011

2016

Number

Proportion

Number

Proportion

Number

Proportion

Single adult

2,093

18 %

1,704

13 %

2,465

17 %

Couple, no dependents

4,345

38 %

3,897

30 %

3,650

26 %

Family (with one or two parents)
and dependent children

7,511

65 %

7,095

55 %

8,727

62 %

Table 11. Affordable housing stock theoretically available for purchasers in the moderate income range
2006

2011

2016

Number

Proportion

Number

Proportion

Number

Proportion

Single adult

4,345

38 %

3,897

30 %

5,196

37 %

Couple, no dependents

8,912

77 %

8,550

66 %

8,727

62 %

Family (with one or two parents)
and dependent children

10,735

93 %

11,648

90 %

12,736

90 %

* Based on Minister for Planning Specific Income Ranges and data captured by the ABS Census. This methodology does not consider rental market constraints or demand for the
same properties by renters who are unlikely to experience rental stress.
54. REMPLAN, ‘City of Greater Bendigo Affordable Housing Analysis Report’, (2019) Appendix B
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7.4 Projections of future housing need
By 2036 Greater Bendigo’s population is projected to
increase by more than 41,000, bringing the total population
to over 150,000 people.55 To house this increasing
population we will need an additional 18,838 dwellings,
bringing the total estimated dwellings in our municipality to
around 68,000.
The additional 18,838 dwellings are estimated by household
type:
• 5,459 Couple family with children
• 5,444 Couple family without children
• 5,288 Lone person
• 2,110 One-parent family
• 536 Other family & Group households

These projected household types could translate to around:
• 10,732 dwellings with 1 to 2 bedrooms, and
• 8,105 dwellings with 3 or more bedrooms.
Or
• 5,288 dwellings with 1 to 2 bedrooms, and
• 13,549 dwellings with 3 or more bedrooms.
If the current proportions of Very low (42%), Low (25%) and
Moderate (20%) income households remain unchanged,
then of the 18,838 dwellings needed to house the projected
population, 16,389 dwellings would need to be affordable
housing:
• 7,912 very low income households,
• 4,710 low income households,
• 3,768 moderate income households.

55. Department of Environment, Land, Water and Planning, ‘Victoria in Future - Population, households and dwellings for Victoria in Future Small Areas (VIFSA) and Local Government
Areas (LGA) from 2016 to 2036’, (2019) https://www.planning.vic.gov.au/land-use-and-population-research/victoria-in-future, accessed 2 Oct. 2019.

18 |

City of Greater Bendigo Affordable housing: Background report

8. Council’s role in addressing
affordable housing
8.1 What has Council done in the past?
Social housing
Council previously owned a number of social housing
properties across the municipality and has progressively
transferred this ownership to the State Government or
Registered Housing Agencies.
From 1982 until 2016 the Heathcote Independent Living Estate
(17 senior housing units) was owned by the City of Greater
Bendigo and managed by Lions Club volunteers through the
Heathcote Lions Estate, a committee of the Heathcote Lions
Club. Development of the Estate was made possible through
the gifting of land to Council by a Heathcote community
member, significant local community fundraising efforts and
State Government grants. The City was responsible for all
Estate major maintenance and renewal works. Due to declining
volunteers and age of the housing, ownership and management
of the property was reviewed by the City in 2014. Given
legislative requirements, the need for additional staffing and
resources, and the City’s inability to receive State Government
funding for ongoing management of the property (requirement
to be a Registered Housing Agency), in 2016 Council resolved
to transfer ownership and management to Wintringham
Housing Limited who are a Registered Housing Agency.

Council previously owned 12 social housing properties
in Eaglehawk (4) and Kangaroo Flat (8). In 1998 Council
resolved to transfer ownership of all 12 social housing
properties back to the Victorian Government’s Department
of Human Services (DHS) on the condition that the
properties be managed by Haven: Home, Safe (also known
as Loddon Mallee Housing Services).
Assisted buying programs
In 2012 the City of Greater Bendigo, in partnership with
Ethan Affordable Housing, Integra (Vic) Pty Ltd, and
private land owners, received funding from the Federal
Government’s Building Better Regional Cities Program
to deliver 100 affordable house and land packages. The
Program funded construction of infrastructure to service 366
new lots in the short term and at least 2,400 lots over time as
part of the new subdivision, Viewpoint Huntly. As part of the
funding agreement, the construction savings were required
to be passed onto low to moderate income buyers in the
form of $38,800 rebates for 100 house and land packages.
The project was completed June 2016 and all 100 affordable
house and land packages were delivered to eligible families
and individuals.

8.2 Options available to Council
There are a number of options available to Council to
support and assist in the supply of housing, these include:
• Advocate to State and Federal Governments for funding
for the provision of increased affordable housing.
• Ensure that sufficient land is zoned and serviced to
supply the community’s housing needs.
• Work with Registered Housing Agencies and
organisations that facilitate the supply of affordable
housing for rental, purchase and for persons who are
homeless, to understand their needs.
• Identify and make suitable land that Council owns
available for affordable housing.
• Coordinate with relevant agencies to assemble parcels of
land that can be made available for affordable housing.
• Support funding applications from various organisations
to government that will increase the supply of affordable
housing.

The role in housing provision is varied across different local
governments. At a minimum all Councils have at least some
role through environmental health in the regulation of
boarding houses, in land use planning including re-zonings
and preparing planning strategies, and providing services
and infrastructure.
In terms of increasing the amount of affordable housing
and better ensuring a variety of dwellings are available to
meet different housing needs, there are a variety of options
depending on how active Council wants to be.
Monitoring or researching affordable housing is a key action
for almost all strategic plans across Victoria. For instance,
Ballarat, Wodonga, Port Phillip, Moreland, Whittlesea and
Maroondah each identify this as an important role for
Council.

• Work with the private land and housing construction
sector to support the incorporation of affordable housing
into new housing developments.

Many Victorian Councils also see their role as a partner,
facilitator or advocate. Both Wodonga and Greater Geelong
set strategic directions to advocate for inclusionary zoning
on surplus Federal and State owned land. These Council’s
also focus on developing partnerships with private industry
to facilitate increasing the provision of affordable housing.

• Collaborate with projects being undertaken with the State
Government to increase the supply of affordable housing.

Given the growing urgency of affordable housing, many
Victorian Councils are planning to use surplus Local
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Government owned land for new mixed housing projects,
such as Moreland, Wodonga, Mornington Peninsula and
Bacchus Marsh.

Council could investigate the potential for planning controls
requiring the provision of a proportion of accessible housing
within larger developments.

The following provides a summary of some of the various
options available to Council to try to improve housing
outcomes for all residents.

It could also develop a checklist (or refer to an existing
checklist) for property owners and developers to assist in the
inclusion of accessible housing features when building new
homes or extensions.

Changes to planning controls – inclusionary zoning
Council could lobby for changes to planning controls
that are set by State Government (i.e. within the PPF or
Particular Provisions) to introduce inclusionary zoning for
affordable housing. Inclusionary zoning is where a minimum
proportion of housing is set aside for very low to moderate
income households. Examples of other inclusionary
requirements are car parking and public open space
contributions. Inclusionary requirements for affordable
housing could also be implemented through local policy
(i.e. within the MPS, LPP, Zones or Overlays). This could be
applied by setting affordable housing targets across the
municipality or applied on specific sites identified.
Recent Planning Review Panels for Fisherman’s Bend and
Precinct 15 in Altona North have concluded that mandatory
contributions for a minimum supply of affordable housing
should not be applied to these sites as the current statutory
and policy framework for planning in Victoria is based on
voluntary contributions.
In the case of Fisherman’s Bend, it was recommended that
in lieu of mandatory contributions a number of different
mechanisms should be used to deliver affordable housing,
such as incentives, direct government investment and
targets. Clear and consistent affordable housing targets
should be adopted in Council strategies and in the planning
scheme. The delivery of these targets should also be flexible,
including provision of land or housing stock, cash-in-lieu
contributions and in-kind contributions.
For Precinct 15 in Altona North the Panel negotiated an
agreement between Council and the developer, and as
a result the agreed provision of affordable housing was
made mandatory as part of the subdivision requirements
implemented in the Comprehensive Development Zone.
Council could also advocate and recommend for an
inclusion of a proportion of affordable housing when large
parcels of State Government land are rezoned for housing.
Changes to planning controls – Universal design
Universal design principles ensure that a house is designed
to accommodate all people of all abilities throughout
their lifetime, without requiring demolition or substantial
modifications to the structure of the house. For instance,
design features such as slightly wider doorways and
passages or entrances without a step allow easy for those
with limited mobility, walking frames, wheelchairs, prams.
Although facilitating housing that offers universal design is a
strategy as part of the existing SPPF this is not a mandated
requirement.
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Advocate for increases to the amount of public housing
in the City
Council can advocate directly to the State Government for
additional funding for public housing in the municipality. To
make this more effective Council could establish a regional
working group and advocate for additional funding across
the region.
Community engagement
Council could consider engaging more actively with the
community around the need to provide both affordable
and diversified housing. This may help to demystify the
stereotypes associated with people who choose to live in
alternative housing types, as well as building understanding
of the social and economic benefits for residents across
Greater Bendigo.
Multi-purpose use of public infrastructure
Public facilities could potentially serve multiple purposes
after normal business hours, for instance being available
for shower facilities or a night shelter. This may assist with
addressing homelessness and result in an efficient use of
public infrastructure.
Gifting land or airspace to community housing providers
As with State Government land, Council could require the
provision of affordable housing when it disposes of surplus
land.
Another alternative for Council to consider is to allocate the
airspace above at grade car parks for affordable housing.
When selling a site, Council could include either through a
Section 173 Agreement or the contract of sale that within
the development a certain proportion of affordable housing
dwellings are allocated to a Registered Housing Agency.
Establishing a Housing Trust
Council could go as far as to establish a Housing Trust. A
trust could collect, hold and manage assets such as land,
money and buildings to be used to increase the supply of
affordable housing. There would be a significant amount
of work Council would need to undertake in developing
this trust and it would have to be very clear about how this
would be managed.

9. Glossary
Affordable Housing	Housing for low to moderate income households which impact on the ability of
households to meet other basic living costs.
Co-housing	A mix of private and shared spaces, providing both privacy and a sense of community.
This model is often designed by architects with future residents involved and based
upon sustainable principles. Shared spaces usually include gardens, laundry, kitchen
or guest facilities. Co-housing is well-established internationally with Germany being
regarded as a leader in co-housing, however is still quite new in Australia.
Community Housing	Housing for low to moderate income households or people with special needs and
managed by Registered Agencies.
Crisis and emergency housing	Short term housing for people escaping family violence and people experiencing or
at risk of homelessness, including women’s refuges, youth refuges and major crisis
supported accommodation services (transitional housing, refuge’s, hotels, motels,
caravan parks, or staying temporarily with friends). Crisis and emergency housing is
managed by not-for-profit organisations who usually also assist in finding long-term
housing and provide other support.
Financial assistance

•D
 iscounted private rent programs provide one off or regular payments to families or
individuals to assist with securing or maintaining private rental accommodation, for
example Commonwealth Rent Assistance or Victoria’s No Interest Loan Scheme.
•A
 ssisted home ownership programs provide financial assistance to people on low
incomes to buy their own home, such as First Home Owners Grant or shared equity
housing. The First Home Owners Grant assists people building their first home with
a higher grant amount for those in regional areas. Shared equity housing involves
the capital cost of purchasing a home being shared between the homebuyer and an
equity partner such as government, a community housing provider or a not-for-profit
trust. This requires a lower deposit and lower ongoing housing costs, and while the
homebuyer can buy more equity in the property over time, if there is reduced equity
in the property this also reduces capital gain when it is eventually sold. Government
backed shared equity programs are operating in South Australia (HomeStart), Victoria
(HomesVic Shared Equity Initiative) and Western Australia (Keystart).

Housing Act 1983	Legislates social housing in Victoria including development and funding of housing
for low-income households regulate and monitor registered agencies, promotion,
education and encouragement of the sector.
Inclusionary zoning	Where a certain proportion of housing in a development is set aside for low to moderate
income households. This may be tied into development or density bonuses.
Mortgage/Rental Stress	Households in the lowest 40 per cent of incomes who are paying more than 30 per cent
of their usual gross weekly income on home loan repayments.
Planning and Environment Act 1987	Framework for planning the use, development and protection of land in Victoria,
definition of affordable housing, specify income ranges for very low, low and moderate
income households for affordable housing, and allowing local government to negotiate
section 173 agreements for voluntary affordable housing.
Public housing	Long-term discounted rental housing provided by the Victoria State Government
Director of Housing (DoH) and Department of Health and Human Services (DHHS).
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Registered Housing Agency	A Registered Housing Association or Registered Housing Provider that is a not-for-profit
providing affordable rental housing for low income households. Registered agencies
may own, manage and develop affordable rental housing as well as provide a range of
housing support and assistance to clients. In 2019 there were eight RHA’s operating in
Greater Bendigo:
• Aboriginal Housing Victoria Ltd
• Active Community Housing
• Common Equity Housing Limited (CEHL)
• Community Housing Limited
• Housing Choices Australia Limited
• Loddon Mallee Housing Services T/as Haven Home Safe
• Wintringham Housing
• YWCA Housing
Registered Housing Association	A large rental housing agency with the resources to manage, maintain and grow a viable
social housing portfolio by new construction or purchase/acquisition using a mix of
government and private sector funding. They also manage housing properties owned by
them or leased from other parties (e.g. Director of Housing).
Registered Housing Provider	A smaller scale rental housing agency that primarily manage rental housing portfolios
for other parties (e.g. Director of Housing). Often they specialise in particular client
groups (e.g. disability housing and youth housing). There
Rent to buy	Involves a leasing agreement that sets the rent for a period of time and the purchase
price to be paid at an agreed date. In the United Kingdom rent to buy is subsidised by
the government, which provides discounted rent and protects the rights of landlords
and renters/potential buyers. However in Australia rent to buy is offered in the private
market where there are minimal laws in place to protect renters/buyers and often results
in inflated rents and purchase prices. In South Australia the rent to buy contracts are
illegal.
Residential parks	Includes caravan parks and holiday parks, which includes both temporary and long
term accommodation. People living in residential parks will usually own a caravan or
movable dwelling and rent the underlying site/land where the home is located.
Residential Tenancies Act 1997	Regulation and management of rented premises, rooming houses, and caravan parks,
define the rights and duties of their landlords, owners, tenants and residents.
Retirement villages	Retirement villages are marketed towards people aged over 55 years, residents receive
accommodation and a range of different services on site. Residential villages are not
an investment to make money, they require an ingoing contribution (not rent) and may
incur substantial costs if you leave.
Rooming houses	Housing with one or more room for rent and four or more people. Residents in rooming
houses also generally share bathrooms, kitchens and other common areas.
Section 173 Agreement	Under Section 173 of the Planning and Environment Act (1987) a land owner and
responsible authority can enter into an agreement that sets out conditions or
restrictions for the use and development of land. A Section 173 Agreement is a legal
contract that is recorded on title of land.
	As part of the State Government housing reforms, this Act was amended to include
section 173 (1A) allowing local government (Responsible Authority) to negotiate section
173 agreements for voluntary affordable housing.
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Social Housing	Short and long-term rental housing designed for people on low incomes particularly
those who have recently experienced homelessness, family violence or have other
special needs. Rents are capped at 25 per cent of total household income. This type of
housing can be; public housing, which is either government owned and managed or
government owned and managed by an RHA; or community housing which is owned
and managed by an RHA (see Figure 7 below)
Student accommodation

Short term rented housing available exclusively to students and usually apartment style.

Figure 7. Social housing structure in Victoria
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11. Appendices
11.1 A
 ppendix A – Specified Matters under Section 3aa(2) of the Planning
and Environment Act 1987
• Allocation
• Affordability (in terms of the capacity for very low income, low income and moderate income households that it is intended
for)
• Longevity (in terms of the public benefit of the provision)
• Tenure
• Type of housing, in terms of form and quality
• Location, in terms of site location and proximity to amenities, employment and transport
• Integration, in terms of the physical build and local community
• The following official estimates of housing need:
- Australian Bureau of Statistics Community Profiles
- Census profiles for Victoria
- Department of Health and Human Services Rental Report
- Metropolitan regional housing plans to guide housing growth
- Public housing waiting list (Victorian Housing Register list)
- Victoria in Future data tables.
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11.2 A
 ppendix B – City of Greater Bendigo Affordable Housing Analysis
Report, 2019, REMPLAN

City of Greater Bendigo Affordable housing: Background report

| 27

