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Acknowledgement of Traditional Owners  

The City of Port Phillip respectfully acknowledges the Traditional Owners of this land, the people of 

the Kulin Nations. We pay our respects to their Elders, past and present. We acknowledge and 

uphold their relationship with this land.  

Submission  

Introduction  
The Legislative Council Legal and Social Issues Committee is evaluating the decision to demolish 

and redevelop the 44 high-rise public housing buildings and associated sites.  

 

The City of Port Phillip welcomes the opportunity to make a submission to the ‘Inquiry into the 

redevelopment of Melbourne’s high rise public housing towers’. This submission, prepared by 

Council Officers, does not represent a formal resolution of Port Phillip City Council.  

 

This submission aligns with Council’s endorsed strategies, namely the City of Port Phillip Housing 

Strategy 2024 - 2039, In Our Backyard: Growing Affordable Housing in Port Phillip 2015-2025, and 

Think and Act: Homelessness Action Strategy 2015-2020.  

 

The submission offers our local perspective and insights, grouped under each of the areas of the 

Inquiry Terms of Reference:  

 

(a) the rationale and cost modelling for the decision to demolish and redevelop the 44 high-rise 

public housing buildings and associated sites (‘the plan’), including alternatives to 

demolition, such as refurbishment and renovation; 

(b) the impact of the plan, including the compulsory relocation and displacement of public 

housing residents on the future net availability of public community housing and the existing 

decanting plans and the department estimates on the number of people who will 

permanently leave the area being developed; 

(c) the findings and adequacy of consultations with: 

I. public housing tower residents and their representatives; 

II. relevant local stakeholders, such as health, community and education service 

providers, residents and councils; 

III. state and federal government departments and agencies; 

(d) the efficacy of the proposed financial, legal and project delivery models (including the 

ground lease model) to be used for the plan, versus alternative models to improve and 

increase the number of public and community homes on the sites in question and in 

Victoria; 

(e) building standards for the developments, including whether there will be the same 

standards for public, community and private housing; 



Inquiry into the redevelopment of Melbourne’s Public housing towers  

  

28/03/2025 

(f) how different development and ownership models will be integrated within each site to 

enhance community integration and achieve a diversity of tenants; 

(g) the likely impacts of the plan on: 

I.  the number of bedrooms currently at each location versus the proposed number of 

new bedrooms per site; 

II. the number of public and community housing homes at each location and how 

remaining public land will be used; 

III. the Victorian Housing Register and homelessness while the plan is being delivered; 

IV. the future of public housing in Victoria; and 

(h) any other related matters. 

 

Summary of Items  
Below is a summary of the key items raised in this submission:  

Role of Local Government  

• Victoria has a shortage of social, affordable and public housing, falling short of both the 

Australian average and OECD average. City of Port Phillip has targets for 10% of new 

dwellings to be affordable housing. 

• City of Port Phillip has a strong legacy of delivering public, social and affordable housing, 

using a variety of nuanced approaches to deliver fit-for-purpose housing across the 

municipality.   

• Council planning, local knowledge and expertise benefit housing projects by ensuring the 

planning and delivery of infrastructure and integration of new housing with surrounding 

areas. 

Engagement with Local Government 

• City of Port Phillip has a set of principles, the City of Port Phillip Guiding Principles for 

Victorian Government public housing projects, which guide how Council approaches state-

led housing projects and what objectives should be met. The principles state, among other 

things, that state-led housing projects should consider the health and wellbeing of 

residents, demonstrate design excellence and align with Councils other strategic policy 

directions. 

• The principles seek to ensure that “projects provide inclusive and effective Council, resident 

and community engagement through all stages of development, that provides opportunities 

for meaningful input that influences outcomes.” 

Delivery Models 

• Council expresses the need for a variety of funding and ownership models to deliver 

diverse housing for diverse needs, through both the private sector and public institutions.  
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• Council’s housing strategy proposes several models of affordable housing delivery, 

including working with developers to include a percentage of affordable housing in 

developments, as well as funding partnerships with state and federal government.  

• Council supports options for other private sector affordable housing models including 

shared equity schemes and build-to-rent schemes, among others.   

Building and Design Standards 

• All state-led housing projects should demonstrate design excellence and different housing 

types (such as social and private) should be indistinguishable.  

• Housing projects should provide quantifiable benefits to the surrounding community.  

Diversity and need 

• Port Phillip urgently needs more diverse housing choices, particularly larger dwellings in 

new apartment developments to accommodate families and various other life stages. 

Housing choice is a key way to encourage a diverse community.    

• State-led housing projects should not reduce the overall net number of bedrooms, and 

should increase the number of dwellings with three bedrooms. 

City of Port Phillip supports a proactive approach to Council engagement from the Victorian 

Government on state public housing projects. A proactive approach will help deliver outcomes 

sought by the Port Phillip Housing Strategy 2024 – 2039 and In Our Backyard: Growing Affordable 

Housing in Port Phillip 2015 – 2025 including to “Facilitate opportunities to increase affordable 

housing yield and diversity on existing social housing sites through transfer, redevelopment, or sale 

and reinvestment.”1 

We wish to work closely with the State Government to identify and facilitate opportunities to pilot 

new delivery models and increase the yield, diversity and/or quality of housing in existing public 

housing estates.  

In addition, we seek to facilitate partnerships with both the State and Federal Government to 

identify potential property developments that enable the delivery of new affordable housing units. 

The In Our Backyard: Growing Affordable Housing in Port Phillip 2015 – 2025 and the Port Phillip 

Council Plan 2022 - 31 recognise the benefits and opportunities for Council to support the renewal 

of existing public housing sites to increase the yield, diversity and quality of housing in existing 

estates where there is a clear social benefit. 

 

 

 
1 In Our Backyard – Growing Affordable Housing in Port Phillip 2015-2025 – Policy 3 



Inquiry into the redevelopment of Melbourne’s Public housing towers  

  

28/03/2025 

(a) the rationale and cost modelling for the decision to demolish and 
redevelop the 44 high-rise public housing buildings and associated 
sites (‘the plan’), including alternatives to demolition, such as 
refurbishment and renovation; 

In relation to the rational for the plan, we offer the following context from the Port Phillip 

perspective:  

Addressing need 

It is estimated Victoria will need an additional 600,000 social and affordable dwellings by 2051 to 

accommodate people and families suffering from homelessness, or households that are very low 

income and low income in rental stress. While the Big Housing Build aims to increase social 

housing dwellings in Victoria from 80,500 to about 89,000 – about 3.5% of all housing, this is less 

than the Australian average of 4.2% and the OECD average of 6%. Additional social housing 

dwellings are required to address the housing crisis.2  

Victorian Government population and household projections forecast that by 2036, an extra 43,510 

people will move to the City of Port Phillip and live in an additional 21,480 homes.3 Council is 

currently undertaking its own detailed strategic work and capacity modelling to determine the 

appropriate delivery of new housing to facilitate the new targets proposed by the Minister for 

Planning. This will also include Councils target for 10% of new dwellings to be affordable housing.4 

Role and value of Local Government  

The City of Port Phillip has been recognised as a national leader in demonstrating how local 

government can enable growth in affordable housing. We recognise the need to proactively ensure 

housing diversity and affordable housing remains available across our municipality. From 1985 

through to 2006 Council acted as the developer to deliver several fit-for-purpose community 

housing projects.5 Some of these were built from the ground up, while others were adapted from 

other buildings. Some examples of council delivered projects during this period include: 

1. Excelsior Hall, Port Melbourne - This project provided units for singles and persons with a 

disability in a recycled, historic hall building. Developed by the City of Port Phillip in 2005. 

 
2 Plan for Victoria – City of Port Phillip Submission, August 2024 
3 City of Port Phillip Housing Strategy 2024 – 2039, Objective 1 – Ensure adequate housing supply 
4 City of Port Phillip Housing Strategy 2024 – 2039, Objective 6 – Facilitate the provision of more affordable 
housing  
5 In Our Backyard – Growing Affordable Housing in Port Phillip 2015-2025 
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2. Woodstock Community Housing, Balaclava - Developed by Council in the air space over a 

replacement public car park in 2006 (same model later applied by PPHA for project “Kyme 

Place”). 

 
 

3. Inkerman Oasis Development, St Kilda - This project provided a mix of community and 

private housing developed through Council’s partnership with a private developer between 

2005 and 2012. The project included adaptive reuse of 1940s industrial building for new 

housing. 

 
4. Liardet Community Housing, Port Melbourne - Developed by Council in the air space over 

and adjoining the Liardet Community Centre as it was being upgraded in 2004. 
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These projects were nuanced, responding to their local setting, funding and land acquisition 

models, and to the communities they would accommodate.6 From 2005 to 2015, Council 

contributed $4 million to the Port Phillip Housing Trust which was used to purchase land for social 

housing projects7. Under the In Our Backyard strategy, Council has allocated $5 million, of which 

$4.775 M has been allocated to the Wellington St Common Ground project. 

Council aims to continue to deliver affordable housing in the City of Port Phillip through various 

models, trusts and partnerships.  

Port Phillip’s Guiding Principles for Victorian Government public housing projects  

On 19 October 2022 Council endorsed a set of guiding principles for Council officers to use in 

working with Homes Victoria to support the redevelopment of public housing sites in Port Phillip. 

These principles are outlined in Table 1: 

Table 1. City of Port Phillip Guiding Principles for Victorian Government public housing projects 

Strategic alignment Projects reflect the values of social equity, diversity and inclusion and 

have alignment with Council strategic policy directions. 

Social housing yield Projects deliver a net increase in social (public and community) housing 

dwellings and do not reduce the overall number of new bedrooms 

provided. The people accommodated on the site are increased, 

resulting in a reduction in the public housing waitlist. Projects are 

retained in public ownership. 

Dwelling mix Projects deliver a mix of housing types, sizes and tenures that meet the 

needs of existing and future residents and diverse households and 

needs groups, including families. 

Projects ensure that different housing types are integrated and visually 

indistinguishable, with all residents benefitting from equitable access to 

residential amenity. 

Holistic 

consideration of 

resident needs 

Projects integrate health and wellbeing into design, provide 

opportunities for social connections, include measures to minimise the 

cost of living, maintain or improve access to public transport, local 

 
6 In Our Backyard – Growing Affordable Housing in Port Phillip 2015-2025, “Key Achievements” 
7 City of Port Phillip Housing Strategy 2024 – 2039, Objective 6 – Facilitate the Provision of more affordable 
housing 
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services and employment and provide potential for on-site resident 

support services and social enterprises. 

Design excellence Projects deliver a high-quality built environment, universal housing 

design outcomes and high amenity within buildings and outdoor spaces. 

Sustainability Projects incorporate best-practice environmental sustainable design 

and respond to climate change impacts, including minimising operating 

costs for residents. 

Neighbourhood 

integration 

Projects integrate with the surrounding community and public realm, 

retain valued vegetation and features, prioritise walking and cycling and 

manage potential impacts on the surrounding community, including 

amenity, traffic and parking. 

Broader public 

benefit 

Projects provide quantifiable benefits to the surrounding community, 

such as public open space, community facilities and/or spaces for not-

for-profit organisations and service organisations that support the local 

community. 

Council jurisdiction Projects manage demand and impacts on Council infrastructure, 

facilities and services including open space. 

Community 

engagement 

Projects provide inclusive and effective Council, resident and 

community engagement through all stages of development, that 

provides opportunities for meaningful input that influences outcomes. 

 

(b) the impact of the plan, including the compulsory relocation and 
displacement of public housing residents on the future net availability 
of public community housing and the existing decanting plans and the 
department estimates on the number of people who will permanently 
leave the area being developed; 

We offer the following insight on the need for detailed planning prior to redevelopment of the site, 

through the case study below:  

Case Study: Emerald Hill Court Masterplan 

Council adopted the South Melbourne Structure Plan on 21 August 2024, which sets out the long-

term strategic vision for South Melbourne and an action plan on how it will be achieved over the 

next 20 years. The Plan confirms the City’s support for retaining, upgrading and increasing the 

provision of social and public housing.8 This includes incorporating early master planning work by 

Homes Victoria in 2022 for revitalizing the Emeral Hill Court public housing estate bound by 

Dorcas, Moray, Coventry and St Luke Streets. Since June 2022, the residents of the walk-up flats 

portion of the estate have been relocated9 and the walk-up flats were subsequently demolished in 

late 2024. The 200 Dorcas Street high-rise public housing tower has been retained, with no further 

 
8 background-report-south-melbourne-structure-plan-copp-august-2024.pdf 
9 Emerald Hill, South Melbourne | Big Housing Build 
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relocations planned before July 2026.10 With most of the large site now vacant, Council is not 

currently aware of any progress on an updated masterplan or other redevelopment plans. This 

hiatus in planning the renewal of the estate has increased impacts on relocated and remaining 

residents, the surrounding community, and the ability of Council to assist Homes Victoria with the 

process. 

(c) the findings and adequacy of consultations with: public housing 
tower residents and their representatives; relevant local stakeholders, 
such as health, community and education service providers, residents 
and councils; state and federal government departments and agencies; 

Consultation with Local Government  

City of Port Phillip has a strong legacy of delivering public, social and affordable housing, using a 

variety of nuanced approaches to deliver fit-for-purpose housing across the municipality.  

Moreover, Council planning, local knowledge and expertise benefit housing projects by ensuring 

the planning and delivery of infrastructure and integration of new housing with surrounding areas. 

Council's City of Port Phillip Guiding Principles for Victorian Government public housing projects 

within the municipality aim to provide overarching guidance for all state government public housing 

projects. This includes outcomes around a net increase in social housing dwellings, dwelling 

diversity, high-quality and sustainable design, and engagement with the community through the 

stages of development.  

Guiding Principle 10 of this document declares that “projects provide inclusive and effective 

Council, resident and community engagement through all stages of development, that provides 

opportunities for meaningful input that influences outcomes.” 

The guidelines also state how Council should engage with the Victorian Government on housing 

projects as aligned with other Council strategic work. The Victorian Government is responsible for 

consulting with the community and relevant stakeholders as part of the public housing projects, of 

which Council is a key stakeholder.  

(d) the efficacy of the proposed financial, legal and project delivery 
models (including the ground lease model) to be used for the plan, 
versus alternative models to improve and increase the number of public 
and community homes on the sites in question and in Victoria; 

Refer to response for Terms of Reference (f), see below.  

 
10 200 Dorcas Street (Emerald Hill), South Melbourne | Big Housing Build 
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(f) how different development and ownership models will be integrated 
within each site to enhance community integration and achieve a 
diversity of tenants; 

Delivery models 

We place an emphasis on the delivery of both affordable and social housing. Based on ABS 2021 

census data, about 20% of all households in Port Phillip required housing assistance because they 

were very low—to moderate-income households spending more than 30% of their income on 

housing.11 Councils goal is for 10% of all new housing (outside Fishermans Bend) to be affordable 

housing, including a provision of social housing. 12 However, given the voluntary framework in 

Victoria, this number will not be achieved through any requirements for developers. Instead, the 

City of Port Phillip Housing Strategy 2024-2039 suggests that for each private development past a 

certain development threshold, a proportion of the housing units should be reserved for individuals 

and families falling within the affordable housing income ranges. The percentage of the costs 

related to affordable housing paid by any party will be decided via voluntary negotiations on a 

case-by-case approach. The voluntary negotiation would consider factors such as development 

feasibility, government subsidies available, and preferences of the community housing sector. 

This approach ensures a flexible and nuanced consideration based on each unique case. Other 

initiatives that council has considered are Federal and Victorian Government funding and support, 

private sector involvement or the lesser preferred option of cash contributions from landowners and 

developers in place of affordable housing.13 

Delivery and ownership models 

Government has a large part to play, but developers and the private sector are increasingly relied 

upon to respond to the issue of housing affordability. We need to support diverse and innovative 

housing models as they arise, in addition to increasing the supply of social (public and community) 

housing through the redevelopment of estates. By supporting the private sector's take-up of 

diverse and emerging housing models, we are more likely to achieve a broader range of affordable 

housing in Port Phillip. We will encourage greater diversity and choice of private affordable housing 

models, such as:  

• Shared equity schemes  

• Community Land Trusts  

• Specialist Disability Accommodation for people on the National Disability Insurance 

Scheme (NDIS) packages  

• Affordable ‘build to rent’ or ‘rent to buy’  

 
11 Plan for Victoria – City of Port Phillip Submission, August 2024 
12 City of Port Phillip Housing Strategy 2024 – 2039, Objective 6 – Facilitate the Provision of more affordable 
housing 
13 City of Port Phillip Housing Strategy 2024 – 2039, Objective 6 – Facilitate the Provision of more affordable 
housing 
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• Collaborative development projects for key workers.14 

(e) building standards for the developments, including whether there 
will be the same standards for public, community and private housing; 

Victorian government housing projects should demonstrate design excellence 

Council continues to advocate for outcomes expressed in our City of Port Phillip Guiding Principles 

for Victorian Government public housing projects within the municipality. We determine that all 

Victorian government housing projects should demonstrate design excellence. Projects should 

deliver a high-quality built environment, universal housing design and high amenity with buildings 

and outdoor spaces. Projects should also provide quantifiable benefits to the surrounding 

community, such as public open space, community facilities and/or spaces for not-for-profit 

organisations and service organisations that support the local community. Social housing projects 

should also ensure that different housing types are integrated and visually indistinguishable, with 

all residents benefitting from equitable access to residential amenity. 15 

Almost all (99%) dwellings approved in Port Phillip in 2021 were new apartments, with 66% of 

those in buildings over 20 storeys high. It is projected that apartments will continue to be the main 

housing products delivered by the market in Port Phillip. It is important that all dwellings are well-

designed, liveable and provide high level of internal and external amenity to improve the 

occupant’s health, wellbeing, and overall quality of life for all.  

Case Study: Big Housing Build planning provision and neighbourhood integration 

On 1 December 2020, Planning Scheme Amendment VC190 introduced a new provision, Clause 

52.20, into all Victorian Planning Schemes known as ‘Victoria’s Big Housing Build’. This provision 

facilitates the development of housing projects by or on behalf of Homes Victoria, with applications 

being assessed and approved by the Minister for Planning, rather than Council.  

The Barak Beacon Port Melbourne GLM project was approved by Minister for Planning on 19 April 

2024 using the Clause 52.20 provision. The approval is for demolition of 89 existing homes, being 

replaced with 408 new homes. 

As part of Homes Victoria’s public consultation process in March 2024, Council generally 

supported the proposal except for several recommended amendments, including improving 

integration with the surrounding neighbourhood.16 A particular characteristic of Clause 52.20 is that 

the Ministerial approval only relates to works inside the title boundary. This contrasts with other 

types of planning approvals for residential intensification sites that can require public realm 

upgrades to be delivered / financed by the developer.  

 
14 City of Port Phillip Housing Strategy 2024 – 2039, Objective 6 – Facilitate the Provision of more affordable 
housing 
15 Meeting Minutes – Meeting of the Port Phillip City Council 19 October 2022, 
https://www.portphillip.vic.gov.au/media/o0znrqcc/10-4-victorian-government-public-housing-projects.pdf 
16 Minutes of Meeting of the Port Phillip City Council - Wednesday, 6 March 2024 



Inquiry into the redevelopment of Melbourne’s Public housing towers 

28/03/2025  13 

As the scope of works in Barak Beacon’s approval stops at the front boundary, this has created 

integration issues between public and private areas and unresolved pedestrian and vehicular 

safety measures around much of the 900-metre-long site perimeter.  Many public assets such as 

footpaths, lights, pedestrian crossovers etc were built as an integral part of the demolished public 

housing estate, and now do not match the approved development or the surrounding 

neighbourhood.  

Council is currently working with the GLM developer to see if some of the public realm upgrades 

can be secured via ‘works in kind’ in lieu of permit fees, however it is anticipated that the extent of 

these works will only cover a portion of the necessary safety and amenity upgrades in the public 

realm. 

(g) the likely impacts of the plan on: the number of bedrooms currently 
at each location versus the proposed number of new bedrooms per site; 
the number of public and community housing homes at each location 
and how remaining public land will be used; the Victorian Housing 
Register and homelessness while the plan is being delivered; the future 
of public housing in Victoria;  

Need for dwelling diversity  

Another key barrier to diversity in the community is a lack of housing diversity and choice. This is a 

key challenge in Port Phillip:  

• 67% of dwellings have two or less bedrooms.  

• 56% of dwellings are high density apartments (above 3 storeys).  

• Less than 8 per cent of dwellings are separate houses.17  

Port Phillip urgently needs more diverse housing choices, particularly larger dwellings in new 

apartment developments to accommodate families and various other life stages. Housing choice is 

a key way to encourage a diverse community.  

No net loss 

Council’s City of Port Phillip Guiding Principles for Victorian Government public housing projects 

within the municipality state that social housing projects should increase yield. Projects should 

deliver a net increase in social (public and community) housing dwellings and do not reduce the 

overall number of new bedrooms provided. The people accommodated on the site are increased, 

resulting in a reduction in the public housing waitlist.18 

The In Our Backyard strategy and the Port Phillip Council Plan 2022 - 31 recognise the benefits 

and opportunities for Council to support the renewal of existing public housing sites to increase the 

yield, diversity and quality of housing in existing estates where there is a clear social benefit.  

 
17 Plan for Victoria – City of Port Phillip Submission, August 2024  
18 Meeting Minutes – Meeting of the Port Phillip City Council 19 October 2022, 
https://www.portphillip.vic.gov.au/media/o0znrqcc/10-4-victorian-government-public-housing-projects.pdf 
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Case Study: Barak Beacon Estate Redevelopment 

The current Homes Victoria Barak Beacon Port Melbourne GLM project has demolished 89 homes 

and is constructing at total of 408 new homes, including 130 social housing dwellings. As part of 

Homes Victoria’s public consultation process in March 2024, Council did not support the proposed 

low number of three or more bedroom apartments identified as a core housing requirement through 

the Council area.19 The approved mix of dwelling types and sizes are summarised in the tables 

below: 

Table 2 Summary of Barak Beacon Redevelopment 

 Demolished Approved 

Total Dwellings  89 dwellings 408 dwellings  

Social/ Affordable/ 
Market Dwelling Mix  

Social: 89 dwellings 
(public) 

Social: 130 dwellings (community) 

Affordable: 82 dwellings  

Market: 196 dwellings  

Apartment Mix  Not publicly available Studio dwellings: 20 dwellings  

1 bedroom: 223 dwellings  

2 bedroom: 122 dwellings  

3 bedroom: 39 dwellings  

4 bedroom: 4 dwellings  

 

Table 3 Summary of Barak Beacon Social Housing Sizes 

Bedrooms New Social Housing  

1 bed 63 

2 bed 43 

3 bed  20 

4 bed 4 

Total  130 

 
19 Minutes of Meeting of the Port Phillip City Council - Wednesday, 6 March 2024 
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Social inclusion, equity and respect for diversity 
are at the heart of the cultural fabric of the 
City of Port Phillip. The Council Plan 2013-17 

calls for a ‘healthy, creative and inclusive City’, one 
that welcomes diversity, social justice and the 
‘delivery of affordable housing to meet community 
needs’. The City of Port Phillip has long recognised 
that affordable housing is fundamental to ensuring a 
vibrant and liveable city, and the health and 
wellbeing of its community.

For over 30 years, the City of Port Phillip has been 
recognised as a national leader in demonstrating 
how local government enables growth in affordable 
housing, having:

• developed Australia’s largest community housing 
program between 1985 and 2006 that directly 
provided 311 units in 14 projects

• pioneered the development of community 
housing in air space over Council car parks and 
community facilities.

Since 1985, there has been a combined 645 
community housing units delivered either by Council 
and the Port Phillip Housing Trust, or the Port 
Phillip Housing Association as its own company.  
This was possible because of partnerships with the 
Victorian and Commonwealth governments.

Over the last decade, new factors have arisen that 
have increased the demand for affordable housing. , 
The proportion of affordable housing units in the 
City of Port Phillip is now declining, while conversely 
new affordable housing needs are appearing.  
If left unaddressed, this decline will detract from the 
City’s reputation as a diverse, inclusive and  
equitable City. 

The City of Port Phillip recognises it needs to 
respond proactively to ensure housing diversity 
remains available across the City. Affordable housing 
is an important component of this housing choice, 
and Council recognises the important role that 
partnerships with Port Phillip Housing Association 
(PPHA), St Kilda Community Housing (St KCH), 
South Port Community Housing Group (SPCHG) 
and the private sector will have in addressing the 
local affordable housing needs. This importance is 
similarly recognised by the Victorian Government, 
which sees community housing organisations as  
the primary vehicle for growing social housing 
across the state. 

Over the next 10 years, the City of Port Phillip aims 
to reverse the decline in the proportion of 
affordable housing in the City, cater to emerging 
local housing needs, and ensure the provision of 
affordable housing becomes a component of private 
development. Through direct investment of  
$30 million of Council property assets and 
supporting cash contributions, around 170 new 
community housing units will be delivered, 
representing an estimated development value of 
between $36 million and $41 million.

In Our Backyard outlines strategies and actions, as 
well as expected outcomes, to ensure affordable 
housing remains an important component of the 
City’s housing offer over the next decade. The 
strategy includes specific Council commitments and 
also reflects a broader agenda to strengthen 
Council’s partnerships with local community 
housing organisations, the Victorian and 
Commonwealth governments, and the private and 
community sectors, to effectively address together 
the significant affordable housing challenge.

1. Introduction
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 2. Affordable housing
IN THE CITY OF PORT PHILLIP

DEFINING AFFORDABLE HOUSING

Affordable housing refers to housing that 
meets the needs of low to moderate 
income households unable to access 

suitable housing in the private market without 
assistance. The currently accepted benchmark for 
affordability is 30 per cent or less of household 
income spent on accommodation costs, for 
households in the lowest 40 per cent of the income 
range. 

Social housing provides rental housing in perpetuity 
to low household income groups. In the City of Port 
Phillip, affordable housing is made available through 
the following providers of social housing: 

• Public housing - provided, owned and managed 
by the Victorian Government’s Department of 
Health and Human Services (DHHS)

• Community housing - provided, owned and/or 
managed by community housing organisations. 
There are two main types of community housing 
organisations in Victoria:

1. Registered Housing Associations  
- which are able to develop housing projects 
in their own right. They have a relatively high 
development capacity, as well as capacity to 
assume the development risk on housing 
projects. Registered Housing Associations 
often generally house a wider range of  
target groups. They charge rents at 25 per 
cent of income, and can charge rents up to 
30 per cent of income (up to 75 per cent of 
market rent) for housing owned by  
Housing Associations. 

PPHA is one of a number of registered 
Housing Associations in Victoria. It is the 
only one whose primary focus is within the 
City of Port Phillip. It currently manages  
628 units across the City.

2. Registered Housing Providers - which 
generally focus on management of social 
housing, with some having a development 
capacity for smaller housing projects. They 
tend to focus on housing specific target 
groups - generally lower income groups. 
They charge rents up to 25 per cent of gross 
household income, where they manage 
DHHS housing. They can also charge rents of 
up to 30 per cent of income for any housing 
they own. 

SPCHG and St KCH are the two registered 
Housing Providers based in the City of Port 
Phillip. They manage 287 units and 337 units 
respectively.

There are a number of other registered and 
unregistered community housing 
organisations operating in the City of Port 
Phillip, but they are not based in the 
municipality.
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LOCAL REGISTERED  
HOUSING 
ORGANISATIONS

T he City of Port Phillip recognises the 
important role partnerships with local 
community housing organisations will  

have in continuing to deliver new housing in the  
City. Each of the three local organisations has a 
strong commitment to maintain and grow large 
community housing portfolios in Port Phillip. 

The following registered community housing 
organisations currently operate within the  
City of Port Phillip:

1. PPHA - a registered Housing Association 
managing 628 units (including 358 units managed 
in the Port Phillip Housing Trust).

2. SPCHG - a registered Housing Provider 
managing 287 units.

3. St KCH - a registered Housing Provider  
managing 337 units.

In total, 1252 community housing units are currently 
provided by these registered community housing 
organisations, representing 2.2 per cent of all 
dwellings in the City (refer to Appendix 1).

There are six other registered community housing 
organisations owning and/or managing community 
housing: 

• Community Housing Ltd. (67 units)

• Housing Choices Australia (30 units)

• Common Equity Housing Ltd. (1 unit)

• Launch Housing (19 units, plus 195 Transitional 
Housing Management units)

• Women’s Housing Ltd. (2 units)

• Prahran Malvern Community Housing (3 units).

In addition, there are a number of small, 
unregistered community housing organisations  
or properties providing community housing in  
Port Phillip, such as Uniting Care Harrison Housing 
Services (40 units). Overall, these organisations 
provide a total of 162 community housing units. 

BENEFITS OF  
COMMUNITY HOUSING 

Community housing provides a number of social 
benefits that make it a sustainable and effective  
form of affordable housing. Community housing is:

• well designed

• efficiently and innovatively developed

• integrated into local communities

• well managed and regulated

• well resourced with resident support 
services, where required.



          

PAGE 11

1.  PORT PHILLIP HOUSING 
ASSOCIATION LTD.

Kyme Place, Port Melbourne, a 27 unit community 
housing project developed in 2012 in air space over  
a replacement Council car park.

This is one of nine projects developed by PPHA in 
Port Phillip.

Architect: MGS Architects

2.  SOUTH PORT COMMUNITY 
HOUSING GROUP INC.

Bank Street, South Melbourne, a 40 unit community 
housing project developed in 2012 on land with a 
long term lease from the Catholic Church. 

This is one of two projects developed by SPCHG  
in Port Phillip.

Architect: Design Inc.

3.  ST KILDA COMMUNITY  
HOUSING LTD.

Grey Street, St Kilda, a 19 unit community housing 
project refurbished and extended in 2012 on land 
owned by the DHHS.

This is one of three projects developed by St KCH  
in Port Phillip.

Architect: De Jong Architects

1. 

2. 

3. 

In total, 1,252 community 
housing units are currently 
provided by three 
registered community 
housing organisations, 
representing 2.2 per cent 
of  all dwellings in the City.



   

PAGE 12

KEY ACHIEVEMENTS -  
PORT PHILLIP HOUSING PROGRAM (PHASE 1) 

Over a 21 year period between 1985 and 2006, the Port Phillip Housing Program became the largest local 
government housing program in Australia. Achievements include the following select projects:

1.  EXCELSIOR HALL,  
PORT MELBOURNE 

This project provided units for singles and persons 
with a disability in a recycled, historic hall building. 
Developed by the City of Port Phillip in 2005.

Architect: Michael McKenna Pty. Ltd.
Photographer: Trevor Mein

2.  INKERMAN OASIS DEVELOPMENT, 
ST KILDA (STAGE 1)

This project provided mixed private and community 
housing developed through a partnership with a 
private developer between 2005 and 2012.

Architect: William Boag Pty Ltd Architects

3.  WOODSTOCK COMMUNITY 
HOUSING, BALACLAVA 

Developed by Council in the air space over  
a replacement public car park in 2006 (same model 
later applied by PPHA for the Kyme Place project).

Architect: MGS Architects 
Photographer: John Gollings

4.  LIARDET COMMUNITY HOUSING, 
PORT MELBOURNE

Developed by Council in the air space over  
and adjoining the Liardet Community Centre  
as it was being upgraded in 2004.

Architect: Tectura

1. 

2. 

3.

4.
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The City of Port Phillip Municipal Public Health and 
Wellbeing Plan 2013-17, has a vision for our City as:

‘an active, safe and inclusive 
community where all people 
are able to connect and 
access the places, activities 
and services required to 
support positive health  
and wellbeing’. 

Housing and homelessness is one of nine priority 
areas in the Plan: 

‘Council recognises that housing  
is a basic human right and is 
cognisant of the impact that 
housing stress and homelessness 
can have on a person’s life’.

The City’s Social Justice Charter also subscribes  
to a number of core values that reflect why the 
growth of affordable housing in Port Phillip remains  
a high priority for Council. These values are:

• Access - equality of access to information, 
facilities and services

• Respect - valuing diversity

• Addressing the rising cost of living  
- reducing disadvantage 

• Enjoying the City - being connected.

A continued decline in the proportion of affordable 
housing may lead to:

• loss of community diversity

• greater housing stress, including the dislocation 
of existing residents to more affordable areas 
with poor access to public transport, shops and 
services

• less social equity, with the erosion of the 
richness of cultural experience, and the inability 
of affected residents to participate in their 
communities due to housing stress, 
homelessness or dislocation to other areas

• loss of local services, in particular support 
services that target our most vulnerable 
community members and are crucial to our local 
community housing sector.

 ‘Everyone is part of  a 
minority in different ways 
and all minorities are part 
of  community. That’s what 
makes community - many 
different perspectives’.
CITY OF PORT PHILLIP SOCIAL JUSTICE CHARTER 
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THE AFFORDABLE

4. Housing Challenge
HOUSING AFFORDABILITY  
AND LOCAL HOUSING NEED

THE LEVEL OF HOUSING 
AFFORDABILITY

The housing affordability problem (rental and  
home ownership) has deepened and broadened  
over the last 10 to 20 years in Port Phillip, from 
affecting the lower 50 - 60 per cent of the income 
range of residents in 1995 to affecting the lower  
70 per cent of the income range in 2015. 

Using the benchmark ratio of rent / mortgage costs 
to household income of 30 per cent, the housing 
affordability problem in Port Phillip is demonstrated 
by the following:

• less than one per cent of private rental housing 
is affordable to low income households

• rental housing is unaffordable to all households 
up to the lower 60 - 70 per cent of the income 
range

• home ownership is unaffordable for persons in 
lowest 70 per cent of the income range, being 
twice as expensive compared with Greater 
Melbourne, and median priced houses or units 
are generally only affordable to persons in the 
highest 10 per cent of the income range

• rental stress impacts on 6,261 households in 
Port Phillip (2013). If all those in housing stress 
were rehoused in community housing, this 
would cost an estimated $1.9 billion

• the traditional form of private affordable housing 
almost totally disappearing over the last 10 to  
20 years through the closure of private rooming 
houses and the subdivision of rental flats for home 
ownership or higher rental as investment flats. 

PRIORITY LOCAL  
HOUSING NEEDS

The housing affordability problem has increased  
the level of housing stress for most low to  
moderate income households and increased  
demand for social housing. 

Low income single persons, including older persons, 
have been the largest component of the community 
needing affordable housing over the last 30 years, 
comprising approximately 80 per cent of local 
demand for community housing. This demand will 
continue to dominate local housing need in the next 
10 years as the average household size continues to 
decrease and the population profile continues to age. 

Within the spectrum of target groups / household 
types assisted by community housing organisations, 
over the last 10 years specific groups have emerged 
as having particular housing needs. Based on local 
housing information, trends and external research, 
and anecdotal information, these groups comprise:

• older persons, in particular older single women

• low income families, including larger families

• singles at greatest risk of homelessness

• low income wage earners / key workers.

As an input to help assess how to target and achieve 
best value from Council’s property assets and 
supporting cash contributions to grow the number 
of community housing units in Port Phillip, a cost 
benefit analysis was undertaken to measure the net 
community benefit of a number of partnership 
scenarios.
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THE AFFORDABLE HOUSING CONTEXT 
AND BARRIERS TO SOLUTIONS

Council’s strategic approach and ‘action plan’ 
for growing affordable housing over the 
next decade responds to the changing 

housing context, barriers to delivery and 
opportunities discussed below. This ensures 
Council’s efforts are focused and best placed to 
achieve its affordable housing goal.

THE ATTRACTION OF THE  
CITY OF PORT PHILLIP

Accommodation in the City of Port Phillip  
continues to be highly sought after, with  
residents enjoying the following benefits:

• availability of a wide variety of local and  
regional services

• proximity to shops, recreation and leisure 
opportunities and parks

• access to local and central city jobs

• well connected public transport

• high quality bicycle paths, footpaths, and 
streetscapes. 

High accessibility assists in reducing living  
expenses, and consequently Port Phillip is  
ideally placed for locating affordable housing.

 “It is hard to live anywhere on low 
income. It is better in St Kilda 
because there are lots of services.”
CITY OF PORT PHILLIP SOCIAL JUSTICE CHARTER 

The universal attraction of Port Phillip has  
however, contributed to a significant increase  
in its housing prices - both for purchase  
and rental.

DECLINING AFFORDABILITY  
OF HOUSING

Over the last census period (2006 - 2011), 
Melbourne median house prices increased by  
42 per cent while median household incomes 
increased by only 23 per cent. The attraction of the 
City of Port Phillip has amplified this trend, with the 
ratio of housing purchase costs to household 
income approximately twice the Melbourne 
metropolitan average.

‘As a growing number of 
high-income earners are 
attracted to the City of 
Port Phillip, the 
challenge for Council is 
to create a place where 
people from all walks of 
life can enjoy the city. 
Lack of personal wealth 
should not limit people’s 
ability to enjoy the 
opportunities that society 
offers.’
CITY OF PORT PHILLIP SOCIAL JUSTICE CHARTER 
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SHIFT IN TARGET MARKETS  
BY THE PRIVATE SECTOR

Historically, the private sector targeted multiple 
market segments, providing ‘low cost’ housing to 
moderate and occasionally low income groups. 
Increasingly, the private sector is targeting the 
wealthiest 30 per cent of the income range in their 
product mix; with moderate income earners  
(in the middle 50 to 70 per cent of the income 
range) becoming less able to afford local 
accommodation. 

There are also few incentives for private developers 
to target moderate or low income market 
segments, or partner with other organisations to 
deliver affordable housing.

THE BROADENING HOUSING 
AFFORDABILITY PROBLEM

The housing affordability problem was previously 
contained to low income households, but now 
extends to also limit access to rental housing and 
home ownership by moderate income households. 
The consequence of this trend is that households 
seeking home ownership often stay for long periods 
or permanently in the private rental market. This 
increased demand for private rental housing 
contributes to an increase in private rent levels, 
increased housing stress, a greater demand for  
social housing, or longterm residents being forced  
to leave the municipality to find affordable housing, 
often relocating to areas with poor access to shops, 
public transport and social services. 

This problem creates the need for new affordable 
housing products and delivery models to address  
a wider range of needs (refer to Appendix 2).

The opportunity exists for Council to direct its 
support for local community housing in a way that 
most effectively targets and addresses emerging  
local housing needs.

RISING COST OF LAND

Rapidly increasing land prices are core to the decline 
in housing affordability and present a primary 
barrier for the community housing sector, and 
government, to deliver growth in affordable housing. 
The high cost of land constrains the ability of our 
local community housing organisations to purchase 
sites on the open market, and reduces  
the viability and deliverability of new affordable 
housing projects.

Accordingly, there is an increasing reliance of 
community housing organisations on government 
support and subsidies to enable delivery of  
new housing.

SHIFT IN THE ROLE AND FOCUS OF 
THE VICTORIAN AND 
COMMONWEALTH GOVERNMENTS

Historically, the Victorian Government has directly 
funded public housing, however the emphasis has 
now shifted to using community housing 
organisations as the providers of new social housing. 
The recent lack of growth in public housing, and an 
absence of capital funding for new community 
housing projects, has resulted in the relative decline 
in the level of social housing as a component of all 
housing in Port Phillip. Similarly the withdrawal of 
National Rental Affordability Scheme (NRAS) 
subsidies by the Commonwealth Government has 
further constrained affordable rental housing supply.

Most recently however, there has been strong 
recognition and interest in the affordable housing 
challenge, by both the Victorian and Commonwealth 
governments. The current formulation of new social 
housing policy by the State presents an opportunity 
for Council to work collaboratively to identify 
solutions to the affordable housing challenge. 

Council wants to ensure that it and local community 
housing organisations are well placed to leverage any 
available Victorian and Commonwealth government 
partnership funding or other housing initiatives.
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The City of Port Phillip recognises the importance of ensuring affordable housing 
forms part of the housing mix available in the municipality. It also recognises that 
the core reasons for the affordable housing challenge are unlikely to change in the 

foreseeable future. The solution rests not with making all housing in the City more 
affordable, but with responding directly to the barriers that limit the delivery of 
affordable housing. 

In Our Backyard is underpinned by the following goal:

‘Grow the supply and  
diversity of affordable 
housing in the City of  
Port Phillip to address  
priority local housing  
needs, including for  
the most disadvantaged  
and marginalised.’

This goal recognises the broadening housing affordability problem, which requires action 
across governments and the housing sector to deliver a wider range of housing products.

The City has developed a framework around this goal with a series of strategies, policy, and 
associated outcomes and benefits, which forms the basis of this affordable housing plan.

OUR AFFORDABLE

5. Housing Goals
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OUR FORECAST

Social housing levels, as a proportion of total 
dwellings in Port Phillip, have been declining over 
the last 20 years. In 1996, social housing comprised 
8.0 per cent of the City’s housing stock, with this 
declining to the current 7.2 per cent. In the last  
10 years, the extent of this decline has been 
moderated through the investment in social housing 
by the Victorian and Commonwealth governments 
under the Nation Building - Economic Stimulus Plan, 
Social Housing Initiative program (2008-2010). 

If no new social housing units are delivered in Port 
Phillip over the next decade, this crucial component 
of affordable housing as a proportion of the City’s 
total housing stock will reduce further, from the 
current 7.2 per cent to a forecast 5.9 per cent by 
2025. This is at a time when the broadening 
affordability challenge means new target groups will 
place additional demand on the existing supply of 
affordable housing. 

Over the next 10 years, over 920 new social housing 
units will be required to maintain the City’s current 
7.2 per cent proportion. 170 new units will be 
provided through Council’s commitment to leverage 
its existing underutilised property assets while the 
remaining strategies of In Our Backyard will need to 
deliver the residual 750 additional units. 

In order to meet these additional needs, the private 
sector will need to contribute to the delivery of low 
cost and community housing. As highlighted in our 
Strategic Framework, the implementation of new 
planning mechanisms and development incentives 
will be crucial to this.

OUR KEY 
DELIVERABLES 

This plan has been created to deliver the  
following outcomes:

1. Strengthened partnerships with PPHA and the 
Victorian Government.

2. Potential new partnerships with St KCH, 
SPCHG, the Commonwealth Government, 
private organisations, Community Land Trusts, 
philanthropic foundations, ethical investors, 
charities and other housing providers interested 
in delivering new affordable housing units in the 
City of Port Phillip.

3. 170 new community housing units by leveraging 
underutilised Council assets.

4. 750 community housing units in partnership with 
other organisations.

5. $36 million to $41 million of development 
investment, leveraged by a $30 million Council 
contribution of property assets and cash over  
10 years.

6. $79 million in net community benefits over  
26 years.

7. Planning mechanisms that ensure the private 
sector delivers affordable housing.

8. Expanded capacity and expertise of Council and 
local registered community housing 
organisations in innovating to deliver affordable 
housing into the future.

Section 6 details how the affordable housing 
plan will achieve these outcomes. 
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OUR POLICY AND 

Action Plan 

STRATEGY 1: USE COUNCIL PROPERTY  
TO DELIVER AFFORDABLE HOUSING

POLICY 1
Provide a pipeline of Council property assets and supporting cash contributions for 
the purposes of delivering new community housing units in the City of Port Phillip.

ACTIONS

1.1 Allocate Council cash and property 
contributions over the next 10 year 
period (commencing 2015/16), valued at 
an estimated $30 million: 

• In association with Council’s Asset 
Management Strategy and subject to 
appropriate due diligence and future 
Council resolutions, identify and endorse a 
pipeline of suitable developable Council 
land, either in the order of 5,000 m2 of land 
area ($25 million value at 2016) or with 
potential to deliver approximately 170 new 
community housing units.

The properties are to be underutilised or 
have the ability to accommodate air space 
development (as as over Council car parks 
or above community facilities). Any 
repurposing needs to be undertaken in 
accordance with Council’s Asset 
Management Strategy, in accordance with 
the Local Government Act 1989 and the Local 
Government Best Practice Guidelines for 
the Sale, Exchange and Transfer of Land 
(2009), and be subject to due diligence and 
future Council resolutions. 

This property pipeline is expected to 
deliver a total of 170 new community 
housing units, depending on site parameters 
and target housing type. All identified 
properties will be transferred to a housing 
trust or other legal mechanism to protect 
Council’s interests in perpetuity and to 
ensure ongoing benefits to the Port Phillip 
community.

• Package Council properties with 
supporting cash contributions of 
$500,000 per year over the next 10 years 
(commencing 2015/16) totalling $5 million, 
for the purpose of assisting local registered 
community housing organisations to 
leverage finance for the delivery of projects. 
The distribution of cash contributions will 
include consideration of:

- the number and range of units to  
be delivered

- target housing needs (with additional  
subsidies provided for ‘higher need’  
residents)

- the relative benefits of a guaranteed 
cash flow versus a lump sum payment.
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POLICY 2
Pursue inclusion of community housing as a component  
of private development on divested Council land.

ACTIONS

2.1 Progressively identify surplus or  
underutilised Council properties suitable 
for housing or mixed use development, which 
could deliver a component of community 
housing as a social return to Council. This 
could include the opportunity for partnership 
funding with the Victorian and Commonwealth 
governments to pilot new models for delivering 
affordable housing. 

2.2 Develop an expression of interest 
process for the divestment of identified 
Council properties, that requires 
prospective developers to include a proportion 
of community housing units. Community 
housing units will be either:

• ‘gifted’ to a registered housing organisation

• sold to a registered housing organisation at 
a discounted market value

• developed in partnership between the 
developer and the registered housing 
organisation.

OUTCOMES AND BENEFITS

1. Optimal community benefit achieved, which 
balances financial returns with a social return to 
the City.

2. Community housing is delivered on suitable land 
divested by Council.

3. Ownership of new community housing units on 
former Council land is vested with registered 
local housing organisations, providing affordable 
housing in perpetuity.

4. Private sector procurement model for delivering 
affordable housing in mixed used developments 
is demonstrated.

© Common Equity Housing Ltd. (CEHL)
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POLICY 5
Apply planning mechanisms that encourage the private  
sector to deliver new affordable housing units.

ACTIONS

5.1 Identify ‘best practice’ international and 
Australian planning mechanisms that have 
been successful in delivering long term 
affordable housing.

5.2 Partner with the Victorian Government 
to develop planning mechanisms that  
can deliver social housing and other 
perpetual affordable housing as a 
component of private development based on 
the following principles:

• broad based - to ensure equity and viability, 
and maximise the extent of housing 
delivered

• transparency - to create certainty and 
predictability in relation to the 
requirements of the development sector, 
including an appropriate lead time for 
implementation

• maintaining affordability in perpetuity

• feasibility - having limited material market 
impact on housing investment and 
affordability

• targeting contributions to registered 
Housing Associations and Housing 
Providers

• flexibility - option for the provision of units 
or ‘in-lieu’ financial contributions.

5.3 Apply planning mechanisms to require, 
facilitate or provide incentives to 
increase the supply of social and 
affordable housing supply, with the aim that 
20 per cent of new dwellings within multiunit 
developments are ‘affordable’.

5.4 Investigate the development of planning 
scheme provisions that incentivise the 
delivery of social and affordable housing 
without compromising design quality or 
amenity (such as floor space ratios in 
association with development bonuses).

5.5 Investigate the application of planning 
mechanisms in Fishermans Bend, in 
collaboration with the Victorian Government 
and the Fishermans Bend Ministerial Advisory 
Committee. This aims to meet Council’s 
Fishermans Bend affordable housing target of  
20 per cent affordable housing, with at least  
30 per cent of this housing being community 
housing that is owned and managed by 
registered Housing Associations or Housing 
Providers.

OUTCOMES AND BENEFITS

1. The private sector delivers affordable housing  
to meet planning requirements that are  
applied across the City.

2. Potential for 20 per cent of all new dwellings 
within multiunit developments to be delivered  
as affordable housing, including a significant 
component of social housing.

3. Maintains social housing levels at 7.2 per cent  
of Port Phillip’s total housing stock.

4. Achieving community diversity within Fishermans 
Bend through delivery of 20 per cent affordable 
housing as part of its overall housing mix.

5. The portfolio of units vested in local community 
housing trusts is substantially increased, providing 
greater leverage for further development

STRATEGY 3: IMPLEMENT PLANNING MECHANISMS
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STRATEGY 4: CONTINUE TO PROVIDE  
LOCAL GOVERNMENT LEADERSHIP

POLICY 6
Facilitate the delivery of affordable housing projects by others.

ACTIONS

6.1 Facilitate partnerships between the 
Victorian and Commonwealth 
governments, private organisations, 
Community Land Trusts, philanthropic 
foundations, ethical investors, charities 
and other housing providers, to identify 
potential property developments that enable 
the delivery of new affordable housing units 
either as sole affordable housing developments 
or as part of mixed housing developments in 
the City of Port Phillip. Fishermans Bend 
presents a specific opportunity.

6.2 Facilitate others to deliver affordable  
housing in the City of Port Phillip, through  
Council providing assistance and guidance  
including:

• property related information

• housing needs analysis

• project procurement and feasibility advice

• information on project examples, 
development models and standards

• property identification / purchase 
opportunities

• sharing the findings of Council’s  
applied research.

OUTCOMES AND BENEFITS

1. A wide range of organisations contribute  
to the delivery of affordable housing in the  
City of Port Phillip.

2. Beneficial partnerships are created between a 
wide range of organisations sharing an interest in 
delivering new affordable housing units.

3. Affordable housing is provided on surplus 
Victorian and Commonwealth Government land 
within the City of Port Phillip.
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POLICY 7
Foster innovative models to achieve a broader spectrum  
and diversity of affordable housing.

ACTIONS

7.1 Continue to research global best 
practices and innovations in achieving 
affordable housing, and disseminate this 
knowledge throughout the affordable housing 
sector. 

7.2 Pursue innovative housing models that 
address local housing needs, in particular, 
the broader range of target groups in the City. 
These can include:

• Integrated older persons housing - older 
persons housing that integrates a range of 
incomes with ‘ageing in place’ support 
services and the local community, used by 
the Humanitas Foundation - Apartments 
for Life in the Netherlands, and Extra Care 
Charitable Trust in the UK

• Common Ground - supported singles housing 
for persons who are homeless (similar to 
the Elizabeth Street Common Ground in 
the City of Melbourne)

• Community Land Trusts - perpetually 
affordable home ownership for moderate 
income households, commonly occurring in 
the USA, Canada and the UK, but yet to be 
established in Australia. 

7.3 Encourage the private sector and other 
organisations to pilot new models to 
provide affordable housing in the City of  
Port Phillip. 

OUTCOMES AND BENEFITS

1. A comprehensive body of research is developed, 
ensuring that the City of Port Phillip remains at 
the forefront of thought leadership on affordable 
housing.

2. The City of Port Phillip leads forums, seminars, 
newsletters and other similar measures to 
disseminate its knowledge across the industry.

3. Local community housing organisations, the 
private sector and charitable or other 
organisations apply innovative solutions to 
deliver new affordable housing units in the City.

4. The City of Port Phillip continues to be the 
leading local government expert for the delivery 
of affordable housing in Australia.

COMMUNITY  
LAND TRUSTS (CLTS) 

CLTs, as a form of shared equity housing, 
are a common affordable home ownership 
option in the US, UK and parts of Canada, 

but are only now being investigated as a 
potential new housing tenure in Australia. 

CLTs, which can comprise not-for-profit community housing 
organisations or groups of residents, own the underlying land 

and sell the dwelling only to home purchasers via ground 
leases, which remove the land value from the cost of home 

purchase. When purchasers wish to sell their dwellings, 
they are required to limit the sale price to a proportion of 

market price, thereby ensuring that the dwellings remain 
perpetually affordable to all successive purchasers.
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Appendices

APPENDIX 1 

PROFILE OF PORT PHILLIP HOUSING TRUST AND  
REGISTERED LOCAL COMMUNITY HOUSING ORGANISATIONS

ORGANISATION GEOGRAPHIC AREA  
(of business operation)

TARGET GROUPS 
HOUSED1

CURRENT PORTFOLIO 
SIZE IN PORT PHILLIP 

Port Phillip Housing 
Trust

(PPHA as Trustee)

Established 2005

Across Port Phillip • Older persons

• Families

• Couples

• Low income singles 
(including those 
with a high risk of 
homelessness)2

• Youth

• Low income wage 
earners / key workers

358 units

Port Phillip Housing 
Association Ltd. 

Established 1986

Across Port Phillip 

(as well as in three regions  
of Greater Melbourne)

• Older persons 

• Families 

• Couples 

• Low income singles 
(including those 
with a high risk of 
homelessness)2 

• Youth 

• Low income wage 
earners / key workers

270 units

South Port Community 
Housing Group Inc. 

Established 1983

South Melbourne  
- Port Melbourne areas 

(plus managing rental 
housing cooperative  
units in St Kilda / Elwood)

• Singles and couples 
(in particular persons 
with a high risk of 
homelessness)2 

• Youth

287 units

St Kilda Community 
Housing Ltd. 

Established 1984

St Kilda area 

(plus willingness to 
consider opportunities 
across Port Phillip and 
adjoining suburbs)

• Singles and couples 
(in particular persons 
with a high risk of 
homelessness)2 

• Low income wage 
earners / key workers 

337 units

1 Including persons with a disability within these target groups
2 Singles housing comprises rooming houses and self-contained singles units. For SPCHG and St KCH, these units also house a small proportion of couples.













ONE OF THE FANTASTIC  
   THINGS, HE SAID IS  
"THE HEATING IS FREE"

Osbert  l ives in a publ ic housing flat  he is very  happy 

with. He pays for one hour home care  assistance per fortnight 

to help k e ep it lovely  and clean . One of the fantastic 

things, he said is "the heating is fre e". He does his washing on the 

we ek ends when everything else is closed. Osbert had to let go of some 

self -protective behaviours learnt sle eping rough  on the 

stre ets a few years earl ier. At the time he'd be en l iving in pretty 
scary  ro oming houses and being robbed after his marriage fel l 
apart  when he was 60. He now attends the Pol ice Gym  

to tone up and develop muscle tone on his doctor' s recom mendation .  

He picks up a box of fresh fo od  every second we ek which he 

shares  with another resident in his block.













Pat  fe els real ly safe  in the smal l self-contained  

space in the award winning K2 Apartment 
block  he l ives in . He' s be en there since it opened. 

"It' s real ly go od",  he says . Getting to  

move into a new home  was just great. 

It made a big dif ference no longer being homeless . 

Pat knows lots of people who are sti l l homeless .  

When the weather  changes it worries Pat, he  

knows what it is to be exposed to extremes  

of the heat or cold. "The worst of it is that you  

can' t trust  anyone at al l," he said. "You can' t  

ever leave your stuf f  as it gets pinched, even  

your blank ets  do". 

Pat' s a Kiwi  who has be en in Austral ia  for over  

30 years . He' s be en in St Ki lda for the last five .  

Living in K2  is the most comfortable  he has  

be en for some time .

   "THE WORST OF IT  
IS THAT YOU CAN'T 
 TRUST ANYONE AT ALL.. ."









Sharon  has be en sle eping out  
for about thre e years now . Having come to 
terms with alcohol ism , Sharon has  
set goals  and sobered  up on the 
first steps on a brave  new journey. She  
has a plan which she can se e and knows the 
ho ops she has to jump through .  
She has things to lo ok forward to. Her 
chi ldren' s company  is the  
most important of these . 

But it wasn' t always this way. Sharon has  
l ived in St Ki lda  for more than twenty 
years now . She used to l ive in P ubl ic 
Housing  but one day on the way back  
from shopping was mugged  with an  
iron bar. W ounded and badly frightened,  
she entrusted  her young son to her 
mother, it was no place to bring 
up a chi ld  she thought, and moved  
from her old l ife . The violence  on the 
stre ets  worries Sharon now . She says  
it is not safe  out there anymore, 
particularly for women .

SHE HAS A PLAN 
WHICH SHE CAN 
SEE AND KNOWS 
THE HOOPS SHE 
HAS TO JUMP 
THROUGH









Homelessness  
policy overview

NATIONAL
At the federal level the Australian Government  
Policy: The Road Home – A National Approach 
to Reducing Homelessness 2007 outlined a strong 
commitment to ensuring that no one in Australia 
is homeless and set an ambitious target to halve 
homelessness and offer supported accommodation 
to all rough sleepers by 2020. During 2008–2013 
there was additional investment from both the 
federal and state governments in the homelessness 
sector and in the development of new affordable 
housing initiatives. Despite this, the reported level  
of homelessness by 2011 continued to increase.

This national homelessness strategy established  
the National Partnership Agreement on 
Homelessness (NPAH) 2009–2013. The NPAH  
was initially extended to June 2014, then to June  
2015 and currently to June 2017. The NPAH 
contributes funds to a range of homelessness 
services in partnership with states. 

Many of these programs are delivered by agencies 
based in Port Phillip and the inner south region of 
Melbourne. Nationally the proportion of people 
sleeping rough has fallen across 2001–2011 from  
5 persons per 1,000 to 3 people per 1000. However 
other categories of homelessness have increased.42 

In May 2014, the federal government acknowledged 
the National Housing Supply Council had estimated 
the national shortfall in housing stock in 2011 was 
228,000 dwellings. Assuming historic demographic  
and supply trends continue, this gap was estimated  
to increase to nearly 370,000 dwellings by 2016,  
and 663,000 by 2031. In late 2014, a federal senate 
inquiry explored housing affordability43 and a  
further review of the Commonwealth government’s 
role regarding housing and homelessness is planned  
2015–2016 as part of its Reform of the Federation 
White Paper.44 

In December 2011, the Council of Australian 
Governments (COAG) Select Council on Housing 
and Homelessness was established to take an 
integrated approach to the related policy areas of 
housing supply, social and affordable housing and 
homelessness. The Select Council aims to drive an 
effective national response to reducing homelessness 
in Australia, and coordinate housing policy reform 
to assist COAG meeting its objective of providing 
all Australians with access to affordable, safe and 
sustainable housing that contributes to social and 
economic participation.45

STATE
In 2011, the Victorian state government released 
the Victorian Homelessness Action Plan 2011–2015 
(VHAP)46 which outlined how it would respond to 
homelessness. Its overall objective was to reduce the 
number of people experiencing homelessness and 
decreasing the duration and impact of homelessness.

The VHAP focused on three key areas:

• Supporting innovative approaches 
to homelessness

• Investigating models focusing specifically  
on early intervention and prevention, and

• Better targeting of resources when and 
where they are most needed and where 
they will make the biggest difference.

In 2014, the state government was reviewing  
the VHAP and preparing a future homelessness 
strategy. This was occurring against a background  
of continuing long term uncertainty about future  
level of federal government funding for homelessness. 
The state government had released the New 
Directions for Social Housing in mid-2014 which  
had outlined its policy regarding providing quality 
housing to those in greatest need. In November  
2014 there was a change of state government. 
Council will continue to monitor and respond to 
emerging federal and state government policies.

COUNCIL’S HOMELESSNESS ACTION STRATEGY IS A LOCAL GOVERNMENT POLICY 
RESPONSE AND MUST BE CONSIDERED WITHIN THE BROADER INTERNATIONAL, 
FEDERAL, STATE AND LOCAL GOVERNMENT POLICY ARENA.

INTERNATIONAL

T he international response to homelessness 
is guided by the United Nations Human 
Rights Covenants and legislation of which 

Australia is a signatory. Homelessness, inadequate 
housing and forced evictions represent violations 
of international human rights. The International 
Covenant on Economic, Social and Cultural Rights 
(ICESCR) recognises the right to adequate housing 
which is more than just shelter.

Homelessness is more than just a housing issue. 
Homelessness is about human rights. People 
experiencing homelessness are not merely objects 
of charity, seeking help and compassion – like all 
Australians, they are individuals entitled to the 
protection and promotion of their human rights. 
Since human rights belong to everyone, it is in the 
interests of our community as a whole to ensure  
that the rights of people experiencing homelessness 
are respected and protected.41

 “Adequate shelter means … adequate privacy,  
adequate space, adequate security, adequate lighting  
and ventilation, adequate basic infrastructure and 
adequate location with regard to work and basic 
facilities - all at a reasonable cost. Everyone has the  
right to a standard of living adequate for the health 
and wellbeing of themselves and their family, including 
food, clothing, housing and medical care and necessary 
social services, and the right to security in the event  
of unemployment, sickness, disability, older age or lack 
of livelihood in circumstances beyond their control.”

HOMELESSNESS ACTION STRATEGY 2015-2020CITY OF PORT PHILLIP
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Before his accident Glenn  work ed at Ngwala Wi l lumbong, a special ist 

alcohol service  for the indigenous  com munity based 

in St Ki lda. A pal let that fel l of f the back of a truck left him injured 

with l imited options . It was his second major accident . 

In his first, many years ago now , he came of f a motorcycle . Glenn 

wal ks with a pronounced l imp. 

Glenn now l ives in a self-contained  ro oming house chosen for 

him whi le he recuperated . He didn' t think to lo ok first. It was 

perhaps half the size  of the ro om we were in and contained 

his bedro om, lounge and bathro om . He can' t  leave his windows  

open for air for fear  of being robbed. If he co oks, he has to 

share faci l ities  with the same people that steal  from 

him . If he opens the windows he has no privacy  as people can 

lo ok in as they wal k past his front do or. Someone even rips  his 

veggies out before they've had a chance to grow . Losing possessions 

is frustrating . He "may as wel l be homeless " he says,  

he is just as at risk . Glenn' s be en homeless before . He 

started l ife that way. He was tak en away  at 3 years old from 

his parents . He was a stolen generation  chi ld. When he 

final ly located his mother, it was to o late to me et her.

 HE CAN'T LEAVE HIS 
  WINDOWS OPEN FOR AIR FOR FEAR OF BEING ROBBED








