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Introduction 
 
The City of Greater Bendigo is developing an Affordable Housing Action Plan (Action Plan). 
The Action Plan aims to better understand affordable housing needs in Greater Bendigo. It 
will establish a clear and concise position for how the City proposes to address the growing 
issue of an affordable housing shortage in Greater Bendigo now and into the future. This 
includes mechanisms to increase the supply of well-designed and efficient affordable 
housing. 
 
The project is currently in stage 2 and a Background Paper has been released to assist with 
community consultation and inform the preparation of a draft Affordable Housing Action 
Plan. 
 
The Background Paper identifies some of the key affordable housing issues facing our 
community, discussing the context for the City to explore options for increasing the provision 
of affordable housing.  

Community engagement overview 
 
The purpose of this community engagement is to build awareness of affordable housing 
across Greater Bendigo, understand community needs and lived experience, and explore 
key opportunities to address the issue of affordable housing, including the role of Council. 
 
Community engagement on the Affordable Housing Background Paper was open for 
7 weeks, from 20 January 2020 until 10 March 2020. A total of 102 individuals and 
organisations participated in one of four ways; an online survey, workshops, meetings, and 
written submissions. A summary of all findings is included in the following section, however 
further detail for each engagement source has been included in the appendices. 
 
The survey, workshops and meetings were well represented by industry stakeholders and 
community members. The online survey received 30 responses, and workshops and 
meetings were attended by 68 people where a total of 506 comments and suggestions were 
collected. The survey, workshops and meetings included questions around understanding 
the current conditions of affordable housing, key challenges, opportunities and ideas for how 
the City can assist to improve affordable housing, and the City’s role in this area. 
 
Four written submissions were also received from individuals and organisations. The 
feedback related to definitions, terminology, and suggested actions for the City to implement 
as part of the final Affordable Housing Action Plan. 
 
A summary of findings from this community engagement is outlined below. 
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Summary of findings 
 
All feedback received during consultation has been summarised in the following categories. 
For further information please see the Appendices. 
 
Current state of affordable housing 
 
Currently affordable housing is mostly delivered through a mix of Government funding, 
Registered Housing Agencies, community organisations and groups, philanthropy, and 
volunteers. There are some less obvious stakeholders who also play important roles, such 
as police, hospitals and aged care providers.  
 
Notably, Greater Bendigo also has a significant network of organisations providing food and 
charities helping those in need of affordable housing, however there is no homelessness 
shelter. Emergency and crisis accommodation are also well established and accessible but 
are in high demand. 
 
While many different organisations are doing great work in the community there are growing 
concerns for the people in the community who go without the basics to secure housing. 
These people will sacrifice heating, cooling, and food to afford housing and will not seek out 
help. This is of particular concern for our ageing population. 
 
There are also a growing number of single older women in need of social housing and 
concerns for their safety and security in neighbourhoods. 
 
The significant amount of work undertaken by Registered Housing Agencies (RHA’s) to 
holistically address affordable housing was recognised, including their resourcefulness to 
deliver a lot with very little in a regulatory framework. 
 
There is also a great deal of philanthropy and goodwill of the private sector in Greater 
Bendigo that often goes unnoticed. 
 
Although the many existing regulatory exemptions are working well this needs to be 
improved and expanded to encourage alternative building and living solutions. There are 
examples from other Council’s throughout the state, across Australia and internationally that 
are having success trialling different housing models. Some of these include voluntary 
affordable housing requirement in developments, community housing on public land, 
secondary dwellings (NSW), shared equity housing, long term rental leases (20 years). 
 
Similarly, the State and Federal funding/subsidy schemes are working well but funding 
needs to be increased, simplified and expanded.  
 
Many reported a growing community desire to see a holistic improvement in affordable 
housing, including affordable and sustainable living. Seeing community and stakeholders 
repeatedly coming together to share and discuss the issue of affordable housing reaffirms 
the importance of addressing this issue. 
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Key challenges 
 

• Supply – rental properties, accommodation for workers, difficulty accessing social 
housing, accessible housing, apartments and land, no growth in emergency and 
crisis accommodation 

• Rigid requirements of building and planning regulations, and the difficulty to change 
• The planning permit process and inconsistent approaches by Victorian Councils with 

voluntary S173 agreements 
• No clear direction or action/leadership from Council 
• Funding and financing – 

o Reluctance of State and Federal Governments to increase investment in 
social housing in Victoria 

o High cost of infrastructure delivery and to remediate contaminated land, which 
then gets passed onto the end buyer 

o Current inability to capture value uplift when rezoning 
o Bank lending practices – financing is becoming more difficult  
o Difficult to meet criteria/requirements for State and Federal funding 
o Different property rates apply across Victorian Councils, difficult to navigate 

• Managing community expectations, perceptions and social stigma 
• Understanding the problem – underreporting homelessness and those who go 

without and don’t seek help to secure housing (e.g. food and heating), understanding 
the cause, knowing stakeholder roles and responsibilities 

• Addressing a range of issues related to housing type – 
o No housing diversity  
o Difficult to develop alternative housing (due to funding and regulation) 
o Limited solutions for disability and supported housing 
o Poor quality housing 
o Housing mismatch and no education/incentives for people to downsize 

• Sustainability 
o Lack of sustainably designed houses to build, buy and rent 
o Ongoing costs not considered in the design or maintenance of houses 
o No incentives or limited regulation for the sustainable design of houses 
o Inefficient homes worsen tenants’ situation, with high energy costs this 

reduces the ability to save for a house deposit 
• Unlocking surplus Government land in accessible locations at a reduced market rate 
• Coordination – need better connection between organisations/agencies 
• Taking a more holistic approach to supporting those in need of affordable housing – 

employment, support services, preventative measures etc. 
 
Council’s role in affordable housing 
 
Based on overall feedback during consultation there is a view that the City’s role in 
affordable housing should be: 

• Leader, including education and informing sharing 
• Advocate  
• Facilitator and Partner 
• Planner 
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Key actions 
 
Overall, most feedback received related to the City’s role as a ‘Planner’ and focussed on 
building and planning regulation and the planning permit process. All suggestion actions 
have been summarised into the following roles and are in no particular order: 
 

• Leader – Establish a clear direction/position, prioritise affordable housing supply and 
support services, take a strategic and holistic approach to investment in prevention 
vs service provision, and develop stronger relationships with industry stakeholders 

• Education and information sharing 
o Establish a housing advisory committee with community leaders  
o Expand the City’s Developers Forum and host housing forums, bringing 

stakeholders together to understand needs and collaborate, sharing stories 
from all perspectives 

o Map providers and pathways 
o Educate the general community to reduce stigma and misconceptions 
o Promote a diversity in housing to match needs of people with design of 

accommodation 
• Advocate to State Government to increase the supply of public housing in Greater 

Bendigo, including emergency/crisis and transitional housing, as well as support 
services  

• Advocate to State Government to make regulatory changes  
o mandate sustainable design  
o mandate inclusionary zoning  
o capturing uplift value of land at re-zoning stage (to redirect to local RHA’s) 
o rooming houses requirements 
o longer rental leases 
o shared utilities in multi-unit developments 
o homeless shelters (Winter Night Shelter) 
o definition of built form 
o permissible land uses and development to encourage alternative types of 

housing, such as tiny houses, modular housing and secondary dwellings 
(similar to Accessory Dwelling Units in NSW) 

• Facilitate existing and future supply of community housing through incentives 
o Identify and recognise not-for-profit (NFP) and for-profit organisations 
o Reduced rates or rate holidays for NFP’s 
o Reduce development costs through planning process and requirements 
o Low/no interest loans – ability to provide lower rents or increase housing 

provision 
o Subdivision requirements – smaller lot sizes, fees/levees/contributions to 

affordable housing 
• Planner – improve the planning and building process  

o Faster decision making/approvals or reducing application timeframes 
o Clear and consistent policy for affordable housing 
o Dedicated resource for major projects (Planner Officer) 
o Create of a new ‘Housing Officer’ position dedicated to addressing affordable 

housing and implementing the Action Plan 
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o Work with the private land and housing construction sector to support the 
incorporation of affordable housing into new housing developments, including 
using voluntary section 173 agreements 

o Prioritise applications that include affordable housing and/or higher density 
housing 

o Increase land supply pipeline 
o Implement/adopt structure plans for more precincts/areas  
o Capping levies for Development Contributions Plan  
o Re-evaluating the application of planning overlays 

• Facilitate and Partner – identify surplus Government land in Greater Bendigo and 
work with developers and Governments to increase affordable housing on these sites 

• Advocate and Facilitate – between developers and all levels of Government to 
reduce development costs and risks associated with infrastructure provision and 
remediating contaminated land 

• Facilitate – residential development by creating a funding stream to assist with 
remediation of contaminated land on Government owned land 

• Advocate – for education institutions to provide further studies on sustainable design 
• Advocate – to all levels of Government for increased funding and support for 

constructing apartments 
 
Other 
 

• Define affordable housing type, e.g. land size, floor area, energy rating 
• Change terminology from ‘affordable housing’ to ‘social and affordable housing’ 
• Extend the implementation timeframe for the Action Plan to recognise the long-term 

nature of this issue and have a consistent approach over a longer time period 
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Appendices 
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Appendix 1. Survey 
 
1 )  What is your interest in affordable housing? 
 
Most respondents were industry stakeholders, which included community service providers, 
developers, builders, real estate agents, planning/surveying/engineering consultants, and 
architect/designer/draftsperson. Respondents were able to nominate more than one interest. 

 
 
2 )  What is your current priority focus in relation to affordable housing? 
 
Respondents priorities broadly related to: 
 

• Advocacy 
• Community support services 
• Council policy 
• General interest 
• Housing supply 
• Housing type and for specific cohorts 
• Information sharing  
• Regulation 
• Sustainable design 
• Understanding the problem 
• Underutilised land 
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3 )   What do you consider to be the critical success factors for delivering   
affordable housing? 

 
• Supply meeting demand 
• Affordable housing and land in accessible locations which is also of mixed tenure 
• Priority for all levels of Government 
• Increased Government funding and easier access to financing/funding 
• Sustainable design 
• Housing designed for specific cohorts, such as low income households and those 

with a disability 
• Opportunities that reduce development costs, such as development on underutilised 

or surplus Government land, and jointly funded public/private developments 
• Improving the planning process 
• Flexible regulation that encourages alternative housing options and protects all 

stakeholders 
• Community and industry understanding and acceptance 
• Housing that is suitable for all needs, including higher density and builders offering 

smaller homes 
• Pathways to home ownership 
• Increased support services 
• Well managed housing 
• Security 
• Partnership / collaboration between Council, RHA's and Developers 
• Sourcing local trades 

 
 
4 )  What do you consider to be the gaps or barriers in delivering affordable  

housing? 
 

• Lack of supply generally, however also including social housing, rental properties, 
accessible housing, apartments and land (12 mentions) 

• Building and planning regulation, including the planning process (10)  
• Difficulty accessing financing, including lending practices, Government funding and 

development costs (7) 
• Community perception (3) 
• Lack of diversity 
• Sustainable design 
• Lack of alternative housing models 
• Limited understanding of the problem 
• Lack of leadership and clear policy/direction 
• Underutilised housing stock 
• Long timeframes 
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5 )  What do you consider to be the barriers for tenants or owners in securing  
and/or retaining affordable housing? 

 
The highest perceived barriers for tenants or owners is limited rental housing supply, 
followed by high energy costs and inability to save for a house deposit. 
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6 )  From your experience, are ongoing living costs (sustainable design) for  
tenants considered in the initial design or updating of dwellings? 

 
Most respondents believe that ongoing costs are not considered in the initial design or 
ongoing maintenance of dwellings. Most explanations for this related to sustainable design 
not being a priority, there being no incentives or limited regulation, and the stock standard 
housing design. 
 

 
 
 
6.a )  If No, can you tell us why? 
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7 )  What role should the City of Greater Bendigo play in supporting the  
delivery of affordable housing and support services to the community?  

 
Most respondents believe that Council’s role in affordable housing should be as an 
Advocate, followed by Facilitate/partner, Planner, and Leader/inform. 
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8 )  What do you think is the most important action that the City of Greater  
Bendigo could implement? 

 
• Advocate and Planner – changes to regulation, state-wide planning controls, 

inclusionary zoning, improve building and planning process, cap levies for 
Development Contributions Plan, more structure planning, reduce timeframes (12) 

• Facilitate and Planner - development on underutilised private land and surplus 
Government land (3) 

• Advocate - for increased funding and regional funding (2) 
• Facilitate - Support local affordable housing options (2) 
• Planner - Increase land supply in accessible locations (2) 
• Planner - re-evaluate the appropriateness/removal of planning overlays (2) 
• Research - learn from other examples (metro and global) (2) 
• Advocate - for better quality public housing 
• Advocate - for quality public and private sector housing 
• Advocate and Facilitate - Negotiate with private sector to increase housing diversity 
• Advocate, Educate and Planner - Sustainable design as a priority 
• Advocate, Facilitate and Planner - Build short stay facilities 
• Encourage and support development of affordable housing 
• Engage and collaborate with RHA's 
• Extend temporary accommodation more than three months 
• Facilitate - increase community housing supply 
• Facilitate - Rate relief for smaller houses  
• Facilitate - Support sustainable housing options 
• Facilitate, Partner and Planner 
• Funding - to assist new arrivals with housing 
• Leader and be proactive 
• Not a Council role 
• Partner - with sustainable developers 
• Planner - Cap prices on land for new developments 
• Retain small parks 
• Supplier - Council as developer 
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Appendix 2. Written submissions 
 
Four written submissions were received and included feedback on the Background Paper as 
well as suggested actions for Council to implement as part of the final Action Plan. 
 

Type of 
comments 

Summary Detail Submitter 

Background 
Paper 
feedback 

Define affordable housing 
type. 

• Standard household type (number and type 
of rooms) and energy rating. 

• Maximum land size and building floor area. 
• Building design requirements for 

sustainability. 

Submitter 1 

Background 
Paper 
feedback 

Change terminology from 
‘affordable housing’ to 
‘social and affordable 
housing’. 

• Affordable housing does not encompass 
social housing. 

• Terminology indicates the City is not going 
to address the supply of social housing. 

Submitter 2 

Background 
Paper 
feedback 

Importance of public 
housing, particularly in 
addressing 
homelessness, and 
increasing supply. 

The City’s Action Plan should be careful not to 
focus efforts solely on community housing and 
include strategies to address public housing as 
well. 

Submitter 2 

Action for 
Council to 
implement 

Developing stronger 
relationships with 
industry, including 
Registered Housing 
Agencies, tenants or 
organisations 
representing tenants, and 
Real Estate Agents to 
facilitate discussions and 
create understanding. 

• Establish a close working relationship with 
Registered Housing Agencies. 

• Bring together tenants or tenant advocate 
organisations with the real estate sector to 
educate and facilitate communication. 

Submitter 3 

Action for 
Council to 
implement 

Advocate to State 
Government to increase 
the supply of public 
housing in Greater 
Bendigo 

• Council to advocate directly to the State 
Government to increase the supply of public 
housing in the LGA. 

Submitter 2 

Action for 
Council to 
implement 

Advocate to State 
Government to mandate 
inclusionary zoning. 

• To ease negotiations in planning processes, 
remove the likelihood of community 
challenges to mixed tenure sites and 
facilitate greater, quicker growth in social 
housing. 

• Advocate for mandatory inclusionary zoning 
 

Submitter 2,  
Submitter 3 

Action for 
Council to 
implement 

Identify surplus 
Government land that 
may be suitable for 
residential development 
and list on a publicly 
available register. 

• Identify and make suitable land that Council 
owns available for affordable housing. 

• Create a publicly available register of all 
land within CoGB, owned by the City and 
the State Government, that may be suitable 
for residential development. 

Submitter 2,  
Submitter 3 

Action for 
Council to 
implement  

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

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

• Encourage the use of voluntary section 173 
agreements for the provision of social 
housing in new developments 

Submitter 2,  
Submitter 3 
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using voluntary section 
173 agreements. 

Action for 
Council to 
implement 

Advocate for regulatory 
changes to encourage 
tiny houses, modular 
housing and secondary 
dwellings (similar to 
Accessory Dwelling Units 
in NSW). 

• Advocate for regulatory changes to 
encourage tiny houses and modular housing 
in accessible locations. 

• Advocate for regulatory changes to allow 
secondary dwellings (for non-dependent 
tenants), similar to Accessory Dwelling Units 
in NSW. This may increase 1 bedroom 
housing in the private sector quickly and 
does not rely on Government subsidies. 

Submitter 3,  
Submitter 4 

Action for 
Council to 
implement 

Extend the 
implementation 
timeframe for the Action 
Plan. 

• To recognise the long-term nature of this 
issue and have a consistent approach over 
a longer time period. 

Submitter 2 

Action for 
Council to 
implement 

Create a new ‘Housing 
Officer’ position. 

• Position dedicated to addressing this issue 
and implementing the Action Plan. 

Submitter 2 

Action for 
Council to 
implement 

Create a funding stream 
to assist with remediation 
of contaminated land on 
Government owned land 
that may suitable for 
residential development. 

• To assist with the development of surplus 
land in accessible locations  

Submitter 2 

Action for 
Council to 
implement 

Put in place process to 
capture value uplift when 
rezoning and through 
development applications 
redirect those funds or 
land to Registered 
Housing Agencies. 

• To increase funding for affordable housing 
through the planning process. 

Submitter 2 
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Appendix 3. Internal workshop 
 
A total of 17 staff attended an internal stakeholder workshop, during which 173 responses 
and suggestions were collected. Attendees were asked to discuss and respond to eight 
questions in small groups facilitated by City staff. A summary of these questions follows.  
 
1 )  State of play (80 responses collected) 
 
1.a )  How are affordable housing and support services currently being provided to 

the community? 
 
Currently affordable housing is mostly delivered through a mix of Government funding, 
Registered Housing Agencies, community organisations and groups, philanthropy, and 
volunteers.  
 
There are some less obvious stakeholders who also play important roles, such as police, 
hospitals and aged care providers.  
 
Notably, Greater Bendigo also has a significant network of organisations providing food and 
charities helping those in need of affordable housing, however there is no homelessness 
shelter. 
 
1.b )  What is working well? 
 

• Strong community services network 
• Access to emergency and crisis accommodation 
• Registered Housing Agencies ability to work within regulatory framework and 

leverage a little to produce a lot 
• Regulatory exemptions for supported housing, developments designed for positive 

social outcomes, and the community desire to see things improve 
 
1.c )  What is not working well? 
  

• Lack of supply – rental properties, accommodation for workers, and difficulty getting 
into social housing 

• Understanding the problem and taking a holistic approach – underreporting 
homelessness, understanding the cause, knowing stakeholder roles and 
responsibilities, addressing employment opportunities 

• Funding/financing affordable housing developments – assisting RHA’s to leverage 
more, reducing costs  

• Quality and types of housing – limited understanding and solutions for disability and 
supported housing, poor quality housing, housing mismatch, no education/incentives 
for people to downsize 

• Emergency and crisis accommodation – no long-term planning 
• Managing community expectations – social stigma 
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• City having a clear direction – no targets, no role established for CoGB 
• Affordable living – housing stress and considering what people sacrifice/go without to 

secure housing 
• Regulatory framework – planning and building controls, encouraging different types 

of housing 
• Coordination – need better connection between organisations/agencies 

 
2 )  Stakeholder needs (13 responses collected) 
 
2.a )  What are the current and future needs of registered agencies, developers, 

planning consultants, real estate agents and community service providers? 
 

• Increased available land and housing supply 
• Increased funding 
• Different types of housing 
• Long term policy and certainty for developers 
• Review of regulatory controls  
• Better communication between Government and developers 

 
3 ) Opportunities (62 responses collected) 
 
3.a )  How can the City assist the private sector to deliver affordable housing and 
support services to the community? 
 

• Leader – Establish a clear direction/position 
• Educating and sharing information – establish a housing advisory committee with 

community leaders, hosting housing forums, bringing stakeholders together to meet, 
understand needs and collaborate, sharing stories from all perspectives, targeting 
specific audiences (e.g. elderly people, mismatched housing, apartment living) 

• Incentives – funding (rate holidays, program to provide lower rents through the 
provision of low/no interest loans), mismatched housing (people downsizing sooner), 
subdivision requirements (smaller lot sizes, fees/levees/contributions to affordable 
housing) 

• Facilitate – create a dedicated resource in the Statutory Planning or RSD Units to 
assist RHA’s and developers through the regulatory process and negotiations, map 
providers and pathways 

• Advocate and facilitate – development on surplus public land (Council and State 
owned) 

• Advocate for regulation changes – rooming houses requirements, longer rental 
leases, and homeless shelters (Winter Night Shelter) 

 
3.b )  What would an ideal affordable housing outcome look and feel like for you? 
 

• Supply meeting demand  
• Diverse housing that meets people’s needs 
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• Community acceptance  
• Sustainable housing in accessible locations 
• Visually attractive and interesting housing 
• Holistic supported social housing 
• Secure 
• Happy community 
• Less homelessness 
• Lower rates mortgage and rental stress 
• Resourced 
• Connected 
• Partnership 

 
3.c )  What are the opportunities to do things differently? 
 

• Leader, facilitate and planner taking a holistic approach – strategic approach, assist 
the private sector navigating housing services and regulatory process, more structure 
planning 

• Leader, advocate, facilitate the type of housing – opening up retirement villages to 
students, utilising student housing during semester breaks, house sitting vacant 
properties, universal design so people can age in place, tiny houses, alternative 
materials and construction methods 

• Education and information sharing – gather and share stories across different 
stakeholders, bring together stakeholders across the sector to build relationships and 
collaboration, use social media to proactively challenging traditional ideas of housing 
and infrastructure delivery 

• Advocate – Changes to building regulations 
 
4 ) Big ideas (18 responses collected) 
 

• Facilitate and partner to increase housing supply on Council owned and State 
Government owned surplus land – working with RHA’s and developers 

• Take a more holistic and coordinated approach through better planning and 
integration of support services around housing 

• Improve planning processes to enable development to occur quickly 
• Create a new position for a Housing/Liaison Officer (similar to business helpdesk), to 

assist in navigating regulatory processes, gaining funding and undertaking research 
• Create a housing monitor program to report on the housing sector quarterly and 

challenge traditional delivery methods of development 
• Create a Housing Reference Group or Stakeholder Alliance that meets regularly to 

discuss conditions and opportunities 
• Investigate the possibility of a youth foyer in Bendigo 
• Map service provision and support 
• Create an affordable housing app to educate and connect community 
• Educate community and industry about the importance of affordable housing, 

including mismatched housing, passive design, and alternative options 
• Facilitate connections between developers other affordable housing providers 
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• Offer incentives for developers, real estate agents and homeowners to address 
affordable housing 

• Implement housing diversity requirements for subdivisions or multi-dwellings (more 
than 6) in the Planning Scheme 
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Appendix 4. External stakeholder workshop 
 
A total of 35 people attended the external stakeholder workshop and 304 comments and 
suggestions were collected. Attendees were asked to discuss and respond to eight 
questions in small groups facilitated by City staff. A summary of these questions follows.  
 
1 )  What is an improvement to the provision of affordable housing?  

(111 responses collected) 
 

• Recognised as a high priority to all levels of Government and needing ongoing 
subsidy 

• Increased investment in support services and supply of social housing by State 
Government 

• Inclusionary zoning set by State Government for all Victorian municipalities 
• Facilitated development on surplus Government land 
• Happy, safe, secure, connected and healthy 
• Community acceptance and connection 
• Equitable and holistic supported social housing 
• Adaptable housing that meets people’s needs 
• Diverse housing options, including higher density and smaller houses, in accessible 

locations 
• High quality, visually attractive and interesting housing 
• More flexibility to deliver different housing types and models (regulation) 
• Reduce development costs of infrastructure delivery and Government fees  
• Reduce ongoing costs through sustainable design and rate relief 
• More philanthropy 
• Pathways to home ownership 
• Implement structure planning to deliver more holistic community outcomes 
• Increased incentives for owners of private rental properties 

 
2 ) Needs (103 responses collected) 
 
2.a )  What are some of the key affordable housing challenges being experienced in 

the City of Greater Bendigo?  
 
Type of housing 

• No diversity of housing stock to cater to different incomes, lifestyles and household 
types 

• Too big / inappropriate for those most vulnerable and in need of affordable housing 
• Difficult to build smaller houses in regional areas 
• Lack of medium density housing stock  

 
Supply 

• Population growth vs lack of housing generally 
• Rental availability 
• Demand for Community housing 
• Not enough investment/supply in Public housing 
• Need more developer incentives re proportion of affordable housing 
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• Lack of emergency crisis housing 
• Airbnb impact 
• Homelessness 

 
Finance / funding 

• Ongoing costs of community housing deters some not-for-profits > need rate 
exemptions 

• High costs associated with managing and maintaining multi-storey dwellings 
(apartment buildings) 

• High cost develop land (subdivision, connecting utilities, and social housing) – return 
is minimal 

• Difficulty accessing finance 
• High purchase price for land and building houses 
• More Government funding needed (subsidy will always be required) – developer 

contributions, incentives and tenant support 
 
Scale of development needed to deliver affordable housing 

• Access to State Government Land 
• Re-use contaminated land – risk 
• Need sites that deliver volume in housing 

 
Affordable living 

• Not affordable – Incomes vs cost of rent (mismatch); Current rental costs don’t leave 
enough $ for food, utilities 

• Challenge for “locations” of land/housing stock ie. Cheaper land, out of centre – high 
cost of living 

• Connections to transport 
• Casualisation of workforce/under employment 

 
Managing community expectations 

• CBD – businesses 
• Trying to balance developer (investor) dwellings with private home owners to 

maintain property value 
 
Limitations and risks associated with private rental properties  

• Maintenance/damage 
• Uncertainty with leases 
• Less flexible 

 
Regulation 

• Voluntary requirements in Planning and Environment Act difficult to deliver 
• Alternative housing models 
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2.b )  What is working well? 
 

• Victorian Councils implementing voluntary affordable housing requirements through 
the Planning Scheme (needs to be 10-25%), however there is an opportunity for 
value capture through uplift 

• Philanthropy and goodwill of the private sector 
• Growth of community housing in Greater Bendigo 
• State and Federal funding/subsidy schemes 
• Success of alternative housing models in other Councils – community housing on 

public land, tiny houses, shared equity housing, long term rental leases (20 years) 
• Growing awareness of affordable living and sustainability 
• Community support 
• Community and stakeholder conversations and information sharing  

 
2.c ) What is not working well? 
 

• Supply of affordable housing, land and how to deliver affordable housing 
• No growth in emergency/crisis accommodation and limited to none for men 
• No clear direction or action from Council 
• No holistic approach or preventative measures in place (e.g. needing to become 

homeless before accessing homelessness services) 
• Underutilised surplus Government land in accessible locations or being sold in the 

private market 
• Instability and discrimination in the private rental market 
• No housing diversity and difficult (funding and regulation) to develop alternative 

housing 
• Inconsistent approaches by Councils with voluntary S173 agreements 
• Several issues with funding/financing 

o Lack of investment in social housing in Victoria 
o High cost of infrastructure delivery and to remediate contaminated land 
o Developer passing on costs to user (Developer Contribution Plans) 
o No value capture 
o Bank lending practices – financing is becoming more difficult  
o Difficult to meet criteria/requirements for State and Federal funding 
o Different property rates applying across Councils in Victoria, difficult to 

navigate 
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3 )  Opportunities (70 responses collected) 
 
3.a )  How can the City assist the private sector to deliver affordable housing and 
support services to the community?  
 

• Advocate and facilitate alternative types of housing, such as tiny houses, portable 
buildings, new generation boarding houses (NSW self-contained eco-friendly studios 
with state-of-the-art design and interiors, and 3-4 year leases) 

• Educate and share information with the broader community and between 
stakeholders, to build awareness and increase sustainable housing  

• Financing/funding – incentivise investment in affordable housing (direct/indirect) 
• Identifying not-for-profit and for-profit organisations and providing relief for property 

rates and development costs (planning) 
• Improve the planning (regulatory) process  

o Clear and consistent policy for affordable housing 
o Faster decision making/approvals or reducing application timeframes 
o Prioritise applications that include affordable housing and/or higher density 

housing 
o Dedicated resource for major projects (Town Planner) 
o Use of voluntary section 173 agreements for the provision of affordable 

housing 
o Advocate for inclusionary zoning and capturing uplift value of land at re-

zoning stage 
o Increase land supply pipeline – streamlined for growth 
o Advocate for changes in legislation to allow for shared utilities in multi-unit 

developments  
• Advocate and facilitate between developers and all levels of Government to reduce 

development costs and risks associated with infrastructure provision and remediating 
contaminated land 

• Advocate and facilitate affordable housing requirements on Local and State 
Government surplus land 

 
3.b )  What would an ideal affordable housing outcome look and feel like for you?  
 

• Diversity in type of housing and building techniques 
• High quality housing (ESD) that is visually attractive 
• Appropriate and adaptable housing that meets people’s needs  
• No homelessness 
• Increased density of housing, including apartments, in accessible locations  
• Long term security 
• Inclusionary zoning 
• Specific housing models such as ‘build to rent’ and over 55’s 
• Support services and facilities better integrated into new developments (e.g. 

community hubs) 
• Supply meeting affordable housing demand 
• Community acceptance 
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• Less regulation and more transparent decision making 
 
3.c )  What are the opportunities to do things differently? 
 

• Improve the planning (regulatory) process  
o Faster decision making/approvals or reducing application timeframes 
o Dedicated resource for major projects (Town Planner) 
o Use of voluntary section 173 agreements for the provision of affordable 

housing 
o Advocate for inclusionary zoning and capturing uplift value of land at re-

zoning stage 
o Increase land supply pipeline 

• Advocate for changes to the building code – e.g. definition of built form 
• Advocate and facilitate diversity in housing to match needs of people with design of 

accommodation 
• Advocate and facilitate alternative types of housing, such as Pre-fab housing modular 

construction and shipping containers, and shared equity housing 
• Advocate for more emergency/crisis and transitional housing, as well as support 

services  
• Educating the general community to reduce stigma and misconceptions 
• Advocate for education institutions to provide further studies on sustainable design 
• Create more opportunities for information sharing and build knowledge by expanding 

the City’s Developers Forum  
• Take a strategic and holistic approach to investment in prevention vs service 

provision 
• Prioritise affordable housing supply and support services 
• Financing / funding – advocate to all levels of Government for increased funding and 

support for constructing apartments 
 
4 )  Big ideas – Impact vs effort (20 responses collected) 
 
Low effort and high impact 

• Prioritise affordable housing and start implementing actions 
• Clever building design and diversity 
• Recognise the equally important roles of not-for-profit and for-profit as developers in 

affordable housing provision, and reduce the costs associated with developing 
affordable housing (e.g. rate relief for NFP’s and priority planning applications for 
NFP’s and FP’s that include affordable housing) 

• Capture uplift value when re-zoning 
• Partner and collaborate with State and Federal Governments and investors 
• Advocate with State Government for increased funding to RHA’s 
• Improve the planning (regulatory) process  
• Dedicated resource for major projects (Town Planner) 
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Medium effort and medium impact 
• Partner with State and Federal Governments to rehabilitate sites to prepare them for 

residential development (including proportion of affordable housing) 
 
Medium effort and high impact 

• Better coordination between levels of Government and other stakeholders 
(developers, RHA’s, etc.) and subsidise development 

• Educate community about the economic and social benefits of affordable housing  
 
High effort and high impact  

• Design accommodation to suit needs  
• Provide developer incentives to include a proportion of affordable housing in new 

developments 
 
Low effort and low impact 

• Building on car park sites 
 
High effort and medium impact 

• Create better transport modes from residential areas to activity centres 
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