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Executive Summary Retain, Repair, Reinvest 

Render of the retrofitted Flemington Towers and new landscape. Image by OFFICE. 

Retain, Repair, Reinvest (RRR) is a site-specific strategy developed by OFFICE 
for evaluating the refurbishment potential of existing public housing. At its core is 
the retention of public housing with the commitment to ensuring housing as a 
basic human right. The approach has three key objectives: 

● Retain existing communities by not relocating residents,
● Repair existing buildings to reduce environmental impacts of

construction,
● Reinvest savings to improve comfort and upgrade public housing.

This strategy was developed in response to the Department of Families, Fairness 
and Housing approach to renewing public housing, delivered through Homes 
Victoria. RRR was initially developed in response to the Public Housing Renewal 
Program, then the Ground Lease Model (part of the Big Housing Build), and is 
here being applied to the High-Rise Redevelopment Program. Across these three 
Homes Victoria programs, the Government’s estate renewal process has 
followed a process of tenant eviction, demolition, and rebuild of community, 
affordable and market housing. This process begins from the rationale that 
refurbishment is not a viable option—despite no feasibility study for the 
renovation of the estates being available to the public. 



Interior of a retrofitted home at 120 Racecourse Road, Flemington. Image by OFFICE. 

The objective of Retain, Repair, Reinvest is to understand whether it is both 
technically and economically feasible to retain the existing public housing via 
refurbishment and where appropriate, to advocate for retrofit and infill to provide 
greater social and environmental benefit. 

RRR identifies the uncaptured costs associated with the High-Rise 
Redevelopment Program approach at Flemington Estate and redirects these 
savings into the existing public housing stock and new infill. These costs include 
the relocation of existing tenants, disruption of communities and demolition of 
existing buildings. 

This Retain, Repair, Reinvest report addresses all of the criteria presented by 
Homes Victoria that justify estate demolition—including energy efficiency, 
liveability standards, structural integrity of the towers and additional housing 
capacity through infill.  

Figure 1: (Left) Homes Victoria’s HRRP proposal for Flemington Estate, (Right) RRR proposal 
retaining the existing towers and infill to achieve the same number of dwellings as the HV plans. 
Image by OFFICE.  



Background 
This report presents an alternative strategy for the renewal and expansion of 
public housing in Victoria. Currently, large-scale estate renewal is delivered by 
Homes Victoria under both the Big Housing Build (previously the Public Housing 
Renewal Program [PHRP]), and the recently announced High-Rise 
Redevelopment Program (HRRP). Both the BHB and PHRP approach to estate 
upgrades is through the relocation of existing tenants to other public or 
community housing (or private market rentals), the demolition of existing 
buildings, and development of new social, affordable and private dwellings. 

The 2023 announcement of the HRRP and identification of the initial tranche of 
five sites for tower demolition did not include details of the public-private-
partnership financing and development model. As such, this report focused on 
the possibility of retaining the existing communities and buildings by accurately 
determining the viability of refurbishment - but does not examine the requisite 
financing and delivery mechanisms, beyond an assumption of the land remaining 
publicly owned. This document demonstrates the value of a refurbishment and 
infill approach by comparing the delivery of the HRRP development for 
Flemington Estate with an RRR strategy. 

RRR: Flemington questions the rationale for demolition, quantifies the 
uncaptured costs and value-loss of the real estate-led model, and calculates the 
savings that can be achieved through renovation and infill. These costs and 
disbenefits of the HRRP model include: 

● The direct financial costs of relocating residents during the demolition
and rebuild period

● The social and health impact of relocating residents

This document demonstrates the value of a refurbishment and infill approach by 
comparing the delivery of the HRRP development with an RRR strategy. 



Key Findings 
This study demonstrates how a Retain, Repair, Reinvest strategy can address all of the 
objectives of the HRRP, and deliver improved living conditions for lower direct financial 
investment from the government. 

As outlined in Table 1, the RRR feasibility study has found that a refurbishment of the existing 
public housing, combined with infill of new social housing dwellings can be delivered for 
$519,386,582 ($400,000 per unit), while retaining the existing community on site and avoiding 
the social impact and economic costs of relocation. A demolition and rebuild approach would 
cost $882,994,835 ($680,000 per unit). 

This saves the government $227.7 million in direct relocation costs, and approximately $5 
million in associated health and well-being costs as well as reduced construction costs. The 
RRR proposal also provides a 55% reduction of global warming potential compared with the 
HRRP approach.  

The RRR study proposes that it is possible for the $364 million of financial savings to be 
reinvested back into the refurbishment of the existing public housing and development of new 
social housing. The HRRP does not provide financial, social or environmental benefit, and 
improved outcomes could be delivered for significantly less government and private investment. 

Figure 2: Cost comparisons between the RRR and the HRRP proposals. 
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The existing 20 storey tower at 120 Racecourse Road is one of four high-rises earmarked for demolition at 
Flemington Estate. Photo by Ben Hosking. 
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1. Introduction

1.1 Overview 
This report presents an alternative to the Victorian Government's strategy for the 
renewal of public housing, by questioning the assumed necessity of demolishing the 
high-rise towers at Flemington Estate. The report quantifies the uncaptured costs and 
value-loss of the demolition approach, under the Homes Victoria program.  

This report assesses whether a Retain Repair Reinvest (RRR) refurbishment strategy 
can achieve the same objectives as the High-Rise Redevelopment Project (HRRP), 
without the relocation of existing communities and demolition of housing stock while 
providing greater economic, environmental and social value.  

The Flemington Estate case study is specific to the conditions and particularities of the 
housing’s construction, design, site condition and community values. However, the RRR 
approach employed here can be used as a model for establishing the feasibility of all 44 
towers slated for demolition as part of the High-Rise Refurbishment Project.  

While the RRR approach does not include financial modelling for subsidising the 
renewal of public and social housing, the report findings highlight huge potential cost 
savings to government, as well as a viability of retrofitting the Flemington towers.  
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1.2 Previous RRR Studies  
RRR Flemington is the third iteration of Retain, Repair, Reinvest (RRR), a feasibility 
study which assesses the refurbishment potential of ageing public housing estates in 
Victoria. 
 
ASCOT VALE  
In May 2022, OFFICE applied the RRR strategy to a public housing estate in Ascot Vale 
which has been identified as a site for renewal by Homes Victoria. The Estate, designed 
in the 1940s by modernist architect Best Overend, consists of 47 three storey walk-ups 
and is estimated to be at 80% occupancy. Working closely with residents and the Save 
Ascot Vale Estate community group OFFICE identified an empty block of flats, at 42 
Ascot Street, to conduct the RRR study on, by comparing the outcomes to part of the 
Estate that had already been demolished and redeveloped as part of the Public Housing 
Renewal Program (PHRP). The RRR study established that refurbishment could achieve 
the PHRP program objectives of accessibility, liveability and energy requirements 
without requiring the relocation of existing communities. The design proposal 
incorporated a new lift, an allocation of Specialist Disability Apartments (SDA), heating 
and cooling upgrades (7.4 NatHERS and 38% energy use reduction), and a redesign of 
the communal rooftop. A direct construction cost saving of $281,838 per dwelling was 
identified through the RRR refurbishment proposal, compared with the PHRP demolition 
and rebuild. Refurbishment works at the case study site of 42 Ascot Street were recently 
completed by Homes Victoria who confirmed that the block will be retained as public 
housing. Construction began two months after the release of the RRR: Ascot Vale 
feasibility study, having been vacant for over two years. These works recognise the 
potential of refurbishment as an alternative renewal strategy and hopefully one that will 
be adopted in other ageing public housing estates. 
 
 

      
Photo of the refurbishment works in process at Ascot Vale, and the rendered proposal produce as part of 
RRR: Ascot Vale. Photo by Ben Hosking (left). Image by OFFICE (right).  
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Barak Beacon Estate 
In November 2022, OFFICE was invited by local public housing residents to undertake a 
second RRR feasibility study on the Barak Beacon Estate in Port Melbourne. The Estate 
was identified under the Big Housing Build, and was financed through a new Ground 
Lease Model (GLM) which enables the government to retain ownership of the land, while 
providing a 40 year lease to Community Housing Providers to deliver social housing. 
Similarly to the PHRP, the GLM continues the approach to Estate upgrades with tenant 
relocation, demolition, and new build through a private-public-partnership model. The 
feasibility study found that a RRR strategy could address all of the objectives of the BHB 
and GLM, and deliver improved living conditions for significantly lower direct financial 
investment from the government. The RRR model also proposed strategic infill on the 
site to increase new homes during a housing crisis while retaining and refurbishing the 
existing buildings. The report found that the GLM did not provide greater financial, social 
or environmental benefit, and improved outcomes could be delivered for significantly 
less government and private sector investment via RRR.  
 
In November 2023, the Barak Beacon Estate public housing was demolished, and the 
Building Communities Consortium was selected to deliver the new community, 
affordable and private housing.  
 

 
Barak Beacon Estate was demolished in 2023 as part of the Big Housing Build despite resistance from 
residents and advocates. Photo by Ben Hosking.  
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1.3 Walk-up Updates  
While HV have not directly engaged with the previous RRR reports, there have been a 
number of subsequent developments in relation to walk-up class public housing in 
Victoria.  
 
Since completing the RRR: Ascot Vale feasibility study and design proposal, the Ascot 
Vale Estate is no longer listed on the Homes Victoria website as a future site for 
renewal.1 In June 2023, the Victorian Government awarded Fieldwork Architects a 
consultancy tender, listed as ‘Walk up Asset, Class Retention; Feasibility.’2 This 
$423,868 contract to conduct a feasibility study on the potential of retaining walk up 
public housing in Victoria suggests there are now considerations of the viability and 
affordability of refurbishment as an option.  
 
OFFICE hope that this feasibility study of the Flemington Towers will provide 
specific information about the viability of refurbishment, in a transparent way to 
assist residents and the community to understand the decision-making process 
by the government.  
 

 
The Flemington Estate is full of established trees and communal facilities, although car parks dominate the 
current ground plane. Photo by Ben Hosking.  

  

 
1 The DHHS Ascot Vale Estate website previously described a full estate renewal over the ‘next 15-20 
years’ and detailed that buildings across the Estate were ‘built 40–50 years ago are costly to maintain, are 
uncomfortable in very hot or cold weather, and are difficult for many residents to access.’ The 2019-2022 
version of the website detailed, ‘the Ascot Vale Renewal will replace the ageing public housing with brand 
new, sustainable homes and will increase the amount of housing available on the site.’ 
2 As detailed in the June 2023 Homes Victoria Contract Disclosures  
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1.4 Objectives and scope  
Objectives  
This report compares the Victorian government’s plans for the demolition of the 
Flemington Estate high-rise towers to a refurbishment of the buildings. The analysis 
demonstrates how the RRR approach can address the key concerns identified by 
Homes Victoria by bringing the towers up to contemporary living, energy and 
accessibility standards, and deliver an increase of social housing through infill. The 
report shows how retrofitting can ensure the towers meet modern standards for;  

● Noise  
● Sustainability  
● Waste and recycling  
● Seismic compliance 
● Bedroom area dimensions  
● Room depth  
● Ventilation 
● Private open space 
● Accessibility  
● Minimum amenity3 

 
While the design standards for the new build community housing have not yet been 
detailed by Homes Victoria, this report shows that the RRR strategy can meet HV’s 
standards for contemporary codes and energy rating schemes employed at the recently 
constructed Victoria Street and Holland Court community housing on the Estate. This 
includes ensuring the towers offer:  

● 1,2, and 3 bedrooms*  
● Gold liveable housing design*  
● Gas-free homes  
● Accessible accommodation 
● 5 star Green Star rating  
● 7 Star natHERS average rating4  

 
  

 
3 Harriet Shing, MP Minister for Housing in response to Petition #572, 1 August 2024.  
4 These standards are taken from the HV Victoria Street webpage.  
* The Victoria Street redevelopment also offered four-bedroom rooms, however here we have 
aligned our RRR plans with the Ernst and Young/Hayball master plan as a more recent and site-
specific comparison. Additionally, the Victoria Street redevelopment provides Silver livability 
standards, but the RRR can exceed this with Gold.  
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1.5 Report scope  
The RRR refurbishment and infill proposal for Flemington Estate responds to the stated 
objectives of Homes Victoria, as well as the specific rationale for the Estate’s demolition 
and rebuild. It is informed by resident enthusiasm to retain their homes and existing 
communities, through improving the under-maintained buildings.  
 
While the immediate HRRP demolition is for 120 Racecourse Road, all four towers at 
the Estate are set to be demolished as part of the Homes Victoria plans. As such, this 
RRR study uses the tower at 120 Racecourse Road as the primary site of investigation 
but proposes a plan for retrofit of all four towers.   
 
We understand that a financial, ownership and governance model for Flemington 
Towers is yet to be confirmed, however there is a guarantee that land will not be sold to 
private developers. In the absence of publicly available information, we have assumed a 
Ground Lease Model approach will be employed, aligned with HV’s most recent estate 
renewal projects under the Big Housing Build. This RRR proposal focuses on how to 
best meet the objective of HV’s estate renewal with minimal financial, economic and 
social costs. The scope of the project is also informed by the architectural particularities 
of the site, and the community feedback about how they value the Estate.  
 
Through an accurate understanding of the existing sites and buildings these cost 
savings could be passed on to the construction of new dwellings resulting in a similar 
outlay for the government.  
 
RRR: Flemington demonstrates that alternative approaches are both possible and cost 
effective, while having a lower impact on the environment and health and wellbeing of 
current residents. These findings should be considered in any future renewal of public 
housing estates.  
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1.6 Report Structure  
This report provides three key elements: 
 
 1. The Retain Repair Reinvest Strategy  
The report establishes the Retain, Repair, Reinvest strategy by documenting and 
providing contextual information about the disbenefits and uncaptured costs of the 
demolition and new build approach under the High-Rise Redevelopment Project.   
 
2. The Flemington Estate Case Study  
The report introduces Retain, Repair, Reinvest: Flemington — a specific feasibility case 
study of the Flemington Estate. Through a comparative analysis of the High-Rise 
Redevelopment Project and a proposed Retain, Repair, Reinvest approach; the 
feasibility of the alternative model is demonstrated. 
 
 3. Flemington Estate Design Proposal  
The final section of the report presents a detailed design proposal for Flemington 
demonstrating the technical and financial success of the refurbishment and proposed 
infill. 
 

1.7 Approach 
To meet the objectives and scope of this feasibility study, the approach involved the 
following components:  
 
● Developing a research plan  
● Document review and analysis - this included, but was not limited to  

○ publicly available reports 
 ○ submissions 
 ○ academic literature 
 ○ government plans and policies  

● Two community engagement sessions with Flemington Estate residents 
● Analysis of public housing resident feedback 
● Commissioned reports from a Quantity Surveyor, Structural Engineer and 
Environmental Consultant 
● Consultation with housing researchers, academics and economists 
● Presentation of preliminary designs to Flemington Estate residents 
● Revision of design based on feedback  
● Final report (this document) 
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1.8 Limitations  
This report is based on data, budgets, reports and findings that are publicly available.  
 
OFFICE and collaborators have submitted formal FOI requests and direct information 
requests to Department of Families, Fairness and Housing (DFFH) for the following 
information in relation to the Flemington Estate demolition and redevelopment:  
 

● Recent structural assessments that determine the structural condition of 120 
Racecourse Road  

● Maintenance reports and service assessments for 120 Racecourse Road  
● Public Records of Victoria Index number for the original architectural and 

structural drawings form 120 Racecourse Road  
● The asset management work that details the government's review and costings 

for the 2.3 billion for maintenance and upgrades, including details of what that 
2.3 billion would cover (e.g painting, renovations)5 

● Details of the current energy efficiency ratings of the Flemington and North 
Melbourne public housing towers6 

● The number of currently vacant public housing tower dwellings, in non-vacated 
towers 

● Government costings for the temporary relocation of public housing residents, 
including translator fees, cleaning fees, removalists, and private-rental costs for 
any residents not accommodated in alternative public housing7   

● Documents of the level of government investment, built outcomes and ongoing 
maintenance budgets for the recently renovated North Richmond and 
Collingwood public housing towers8 

● The rationale for commencing with Flemington and North Melbourne sites being 
in the first tranche of demolition and redevelopment  

● Any HV commissioned or internally conducted studies exploring alternatives to 
demolition and rebuild  

● Current tenant and household numbers currently residing at Flemington Estate 
● How many bedrooms are in the new community housing at Victoria and 

Abbotsford Street  
● Clarification on Section H of the Relocation Agreement on the right to return, and 

how this is managed in relation to ‘Insufficient redevelopment housing’ where 
there is not sufficient space for original tenants to return to.  
 
 

 
5 Referenced by Simon Newport in the Transcript for the Legislative Council Legal and Social Issues 
Committee, Inquiry into the Rental and Housing Affordability Crisis in Victoria, p.78.  
6 Ibid, p.81 
7 This number was provided on-notice as part of the Public Accounts and Estimates Committee, Inquiry into 
the 2024-25 Budget Estimates, May 2024.  
8 Transcript for the Legislative Council Legal and Social Issues Committee, Inquiry into the Rental and 
Housing Affordability Crisis in Victoria. p.79.  
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Following complaints submitted to OVIC to assist with the FOI requests, we received: 
 

● 37 pages of redacted visual site assessments, asset records and maintenance 
site visit logs for 120 Racecourse Road  

● The Public Records Index Number (however the two contracts/drawings were not 
held by the PROV and were not found by DHHS).  

● Data that there were 513 public housing dwellings in the non-vacated towers 
 
In the absence of access to almost all requested key documents, this report is based on 
publicly available information. As reported by The Age - which was denied access to 941 
pages of documentation—there is a lack of transparency around the High-Rise 
Redevelopment Project. In July 2024, Labor responded to a motion from the Greens that 
demanded the release of documents justifying the wholesale destruction of the towers, 
by blocking 146 out of 158 relevant documents.9 This has both limited the evidence 
available to draw upon in this feasibility study, while simultaneously highlighting the 
necessity of a publicly available report that details either the necessity for demolition or 
potential for retrofitting.   
 
  

 
9 Greens Victoria, Media Release ‘Labor to keep 148 (of out 158 documents) relating to demolition and 
privatisation of public housing towers secret, 20 June 2024.  
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2. Housing Statement Announcement 

2.1 High-Rise Redevelopment Project  
In late September 2023, Homes Victoria announced plans to demolish 44 high rise 
public housing towers in Melbourne. The project aims to increase the number of 
residents across the 44 sites from 10,000 to 30,000. The 30,000 residents will include 
1,1000 community housing tenants, and the remaining 19,000 a mix of affordable and 
market homes. as well as increase the number of social homes by 1000 (10%).  
 

 
Figure 3: Map showing the sites of renewal from 2016 to 2024. The majority of sites are located in inner-
Melbourne on sites with high land value.  
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The government investment in this 10% increase is not yet budgeted for all of the 44 
towers, however the kickstart funding for the Flemington and North Melbourne towers 
has an allocation of $436 million (funded outside of the Big Housing Build [BHB]).10 As 
part of this, Homes Victoria has made an ‘initial allocation’ of $10.4 million for the 
relocation of residents, including moving cost, connection to utilities, translators and 
staffing costs.11 While described as the HRRP on the Homes Victoria website, budget 
papers and funding is allocated to the ‘Public Housing Revitalisation Program’ 
(Metropolitan).  
 
Homes Victoria deemed refurbishment of towers as non-viable due to the required 
investment of $2.3bn over 20 years for maintenance alone, at approximately $55m per 
tower. Homes Victoria Chief Executive Simon Newport described the potential of 
upgrades to the towers as akin to ‘putting lipstick on a pig.’12 While it has not been made 
available how the $2.3bn was calculated,13 Homes Victoria detailed that this would cover 
planned maintenance, asset renewal and responsive maintenance.14 Newport identified 
that this $2.3billion would be ‘over the next 20 years just to keep them in the condition 
that they are in now’ - indicating it did not include improving thermal efficiency or 
meeting contemporary design standards.  
 
Newport further explained factors that resulted in the decision to demolish included ‘the 
construction methodology, ceiling heights that don’t permit services to run between 
floors, no heating, no cooling, no balconies, it’s difficult to clean windows. All of those 
factors were taken into account.’15 
 
The 44 towers, which were built between the 1950s and 1970s are described by the 
Victorian Government as ‘constructed at a time that predates current building codes’ 
resulting in towers that ‘no longer meet the minimum standards Victorians expect.’16  

 
10 Public Accounts and Estimates Committee, Inquiry into the 2024-25 Budget Estimates, May 2024. This 
included $8.9 million reallocated from the Cooling Our Public Housing Towers (metropolitan) initiative. 
11 Questions on Notice in the Public Accounts and Estimates Committee, Inquiry into the 2024-25 Budget 
Estimates, 24 May 2024.  
12Cait Kelly, ‘Green say Melbourne housing towers should be fixed amid claims that would be “putting 
lipstick on a pig’”, The Guardian, 12 October 2023.  
13 See Limitations section for the FOI requests.  
14  Operating costs include security, cleaning, the maintenance of grounds, the carrying out of safety checks 
to individual apartments under the Residential Tenancies Act (RTA) and the cost of utilities for common 
services. Planned maintenance relates to the service of essential infrastructure such as firefighting systems 
and lifts to maintain them in operating condition and treating concrete spalling to maintain building integrity 
and public safety. Asset renewal covers renewing the building services before they become unreliable or fail 
and the periodic renewal of apartments. Responsive maintenance entails the make good of the fit out of 
individual apartments, common areas and essential infrastructure, upon request or to restore service.   
This is detailed in the response to Questions on Notice in the Public Accounts and Estimates Committee, 
Inquiry into the 2024-25 Budget Estimates, 24 May 2024.  
15 Ibid.  
16 See the ‘More social housing’ page on the Victorian Government webpage.  
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The website explains ‘they’re reaching the end of their useful lives and are no longer fit 
for modern living.’  
 

The towers fail against noise, sustainability, waste and recycling, bedroom area 
dimensions, room depth, ventilation, private open space, accessibility and 
minimum amenity standards. Substantial investment would be needed to retrofit 
the towers. But even then, their design means that many tower homes would 
never be able to meet contemporary codes, nationwide energy rating schemes or 
accessibility needs for many households.17 
 

In addition to these design and built limitations, the Homes Victoria website further 
explains: 
 

In recent years, building faults and breakdowns (electrical, plumbing, lifts) have 
become more common and cause frequent disruption to renters. The design of 
the buildings also means that it is not feasible to upgrade them to modern design 
liveability and accessibility standards.18   

The government identified five high-rise towers in the initial tranche for redevelopment 
by 2031 as: 

● 120 Racecourse Road, Flemington 
● 12 Holland Court, Flemington 
● 33 Alfred Street, North Melbourne 
● 20 Elgin Street, Carlton (by 2028) 
● 141 Nicholson Street, Carlton (by 2028)  

In September 2024, in the middle of a class action against Homes Victoria from 
residents in the first tranche of towers slated for demolition, HV announced a second set 
of sites for demolition and redevelopment.  

● 259 Malvern Road, South Yarra (tower) 
● 139 Highett Street, Richmond (tower) 
● 111, 119 and 127 Elizabeth Street, Richmond (low-rise) 
● 6 and 8 Anderson Court, Richmond (low-rise) 
● 1-5, 7 and 9 Williams Court, Richmond (low-rise) 

This second tranche of towers included low-rise properties, where the justification for 
their necessary demolition has not been provided. The scale of the high-rise 
redevelopment program has enabled other public housing properties and estates to be 
absorbed into the project, without HV providing the same level of justification and 
rationale for their demolition had they been identified independently. This could result in 

 
17 Ibid.  
18 Homes Victoria, ‘High-rise development project frequently asked questions’, HV website.   
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more residents being relocated than the stated 10,000 and larger scale shifts from public 
to community housing in Victoria. 

The two ‘red brick’ buildings in Carlton have already seen residents relocated. The 
funding for this demolition and rebuild is supported by the Federal Government's 
Housing Australia Future Fund, which sees Victoria receive a $500m accelerator fund 
for new housing that is publicly owned. This will ensure that the two Carlton sites remain 
publicly owned, however the operation of this housing can be undertaken by CHPs. 
While this site remains as public housing it is understood that the new homes will be 
used to house relocated residents from towers scheduled for demolition rather than 
applicants on the VHR not already living in public housing.19 

 

 
The first towers to be demolished are the two red brick buildings in Carlton. There has been a commitment 
from the government that the new development will be public housing. There is currently no public 
information around the tenure of the other 42 towers. Photo from Homes Victoria.  

 

 
19  Joint Media Release, Prime Minister Anthony Albanese and Premier Daniel Andrews, ‘First Social 
Housing Accelerator Project in Carlton.’ Australian Government and Victorian State Government. 19 
September 2023.  
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In July 2024 the Victoria Government awarded John Holland a $100 million contract for 
the demolition of the two Flemington, North Melbourne and Carlton Estates, despite an 
ongoing class action against Homes Victoria by resident groups.  

The financing arrangements for these three estates have not yet been detailed; 
however, will require private investment. The Homes Victoria CEO explained, 

 
…those two towers that are in Carlton were absolutely a decision that we made 
early on: because it was available to be funded, we said they will be public. So 
those two will be public. The next three – we have to go through the commercial 
models.20 

 

In the absence of financial and procurement information available for the Flemington 
redevelopment, OFFICE have assumed the approach will be similar to previous Ground 
Lease Model (GLM) arrangements delivered under the BHB. This study presumes that 
no public land would be sold as part of the High-Rise Redevelopment Project, as is 
consistent with the most recent GLM arrangements for recent estate renewal in the 
state.  

 
 
 

 

 

 

 

 

 

 

 

 
 
 
 
The thoughtful design and layout of flats allows for 
every room to have a window and cross ventilation. 
Visually, the towers show no signs of cracking or 
spalling. Photo by Ben Hosking.  

 
20  Transcript for the Legislative Council Legal and Social Issues Committee, Inquiry into the Rental and 
Housing Affordability Crisis in Victoria. 
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2.2 Budget allocations so far  
Of the $436 million allocated to the Flemington and North Melbourne towers, $17.52 
million was spent in the 2023-24 financial year, and $72.54 million is projected for the 
2024-25 budget.21  
 
Contracts awarded to date include:  
 
Table 2: Contracts awarded to date for the HRRP 

Contractor  Description  Value  Dates 
awarded 
and 
completed  

KPMG  High Rise Redevelopment Communications and 
Engagement - engagement with renters  

$152,075.97  27/2/2024 - 
30/6/2024 

Hayball 
Leonard 
Stent  

Towers Redevelopment Program - Pipeline and 
Program. Pipeline massing and yield studies  

$358,600 4/4/2024 - 
1/8/2024  

MGS 
Architects  

Pipelines massing, yield, retrofit and compliance 
studies  

$344,080 4/4/2024 - 
1/8/2024  

KPMG High-rise Redevelopment Market Research - to 
provide strategic insights to HB based on research 
findings  

$299, 696 May 2024 - 
December 
2024  

BECA Variation to a previous contract 10040531 High-rise 
Seismic Assessment*  

$506,000 2/5/2024 - 
X/12/2024  

MBMPL 
PTY LTD  

Quantity Surveying Services - Pipeline Towers 
Redevelopment  

$250,000  13/6/2024 - 
1/3/2027  

Think HQ Delivery of a campaign strategy (including 
advertising tactics) and associated content that 
supports the State Government’s program of works 
relating to public housing, in particular its 
commitment to retire and redevelop 44 high-rise 
public housing towers across inner urban 
Melbourne, also known as the High-rise 
redevelopment project. 

$249,299.30 19/6/2024 - 
30/9/2024 

MBMPL 
PTY LTD  

Quantity surveying services - Tranche 1 of Towers 
Redevelopment  

$547,414 26/6/2024 - 
1/3/2027  

Building GLM1 Deliberation, Execution and Mobilisation $1,271,133.62  25/06/2024 - 

 
21 Public Accounts and Estimates Committee, 2024-25 Budget Estimates questionnaire, Department of 
Families, Fairness and Housing  
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3. Victorian Estate Renewal Context  
Big Housing Build 

The High-Rise Redevelopment Project is not part of the Big Housing Build (BHB) 
funding or program but is being delivered alongside this $5.3 billion investment into 
housing and job creation. Within the BHB, estate renewal has largely been delivered 
under a Ground Lease Model (GLM) approach.  
 
The Ground Lease Model (GLM) approach to public housing renewal was first 
introduced under the Big Housing Build in 2020. The Homes Victoria website describes 
the model as following a process where: 

● Vacant land is leased to a not-for-profit project group  
● Not-for-profit project group finances, designs and constructs new social, 

specialist disability, affordable and market rental homes for Victorians  
● Community housing provider manages and maintains the social housing for 40 

years   
● At the end of the lease term, all land and buildings are returned to Homes 

Victoria in their original condition, meaning no sale of public land.  
 
Our previous RRR Barak Beacon study found that in reality the GLM (both 1 and 2) 
resulted in: 
 

● Buildings deemed beyond repair without having conducted a feasibility study. 
● Multiple estates (e.g South Yarra, Prahran, Flemington Estate, and Hampton 

East) are packaged into a single tender, limiting market competition. 
● State government commits a capital contribution of hundreds of millions of 

dollars for project development, market testing, and procurement costs. Three 
tenders are selected, and each awarded $1 Million to develop their proposals. 

● The state government relocates residents into much-needed public housing, 
private rentals, or properties spot-purchased off the market for the duration of 
construction. (For one estate that was regenerated under GLM2, this amounted 
to an estimated $16.2 million).22 

● The state government awards the contract to the preferred tenderer, exposing 
themselves to the volatility of the market having demolished their assets. 

● The state government provides quarterly service payments to the developer over 
the 40-year lease. (For one estate in GLM2, this resulted in the government 
contributing $474.6 million for an uplift of 50 additional community housing 
dwellings).23 

 
 

 
22 OFFICE, RRR Barak Beacon Feasibility Study and Design Proposal, 2022.  
23 Ibid.  
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BHB Review  
In 2024, the Victorian Auditor General’s Office (VAGO) report on Planned Social 
Housing examined the delivery of HV’s Big Housing Bill. It found that HV was on track to 
deliver the BHB within the original budget, however this was being achieved through 
changes to the original plans, by a 2023 revised option to; 

● Increase the number of homes that community housing providers would build 
and manage 

● Reduce the number of projects on land owned by Homes Victoria and other 
government agencies. 

The result of this is Homes Victoria will now build and own fewer public housing homes 
than it planned while using all its original budget. This was achieved by removing 15 
crown land sites from the BHB to cut costs. These sites include Miller Street in Preston, 
where 140 social and affordable homes were to be built. HV claimed this site was never 
part of the BHB, despite their own documents including it in the program.24 
 
The VAGO Planning Public Housing report also cited Victoria's infrastructure strategy 
2021–2051 which recommends the government increase the state's social housing 
supply to keep up with the national average of 4.5 percent of all dwellings being social 
housing. It set a baseline target to achieve this figure by 2031. The government 
supported the intent of the recommendation but said it needed to further investigate the 
timeframe for meeting the goal. In 2023, only 3 percent of all Victorian dwellings were 
social housing. Homes Victoria estimates that to maintain this percentage and keep 
pace with population growth, the state will need to build an additional 22,000 social 
housing homes by 2036.25 
 
As demonstrated in Figure 4 below, this low baseline of social housing in the state is 
informed by decades of underfunding of public housing in Victoria. Victoria has the 
lowest level of social housing in the country.26  
 

 
24 Rachel Eddie, ‘Land set aside for social housing to be sold off for private development’, The Age, 11 
August 2024.  
25 Victorian Auditor-General’s Office, Planning Social Housing: Independent assurance report to 
Parliament 2023-24. June 2024.  
26 ABS, Housing Assistance in Australia 2024.  
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Figure 4: Decline of public housing as a percentage of all housing stock in Victoria over time.  

 
Financing and Community Housing Providers  
New community housing that will replace the demolished public housing will be delivered 
by Community Housing Providers (CHP). This is consistent with a broader Victorian (and 
national) shift, away from public housing and towards community housing.  
 
As detailed by Simon Newport in the Legislative Council Inquiry into the Rental and 
Housing Affordability Crisis, the delivery of housing by the government accrues a 10% 
GST penalty, compared with a non-government delivery of housing. Newport also 
highlights the Commonwealth Rental Assistance income that CHPs can access, which is 
not made available to state government housing providers. In describing the shift from 
public housing to CHP managed properties, Newport explained, ’they do a fantastic job, 
but they have a couple of head starts that public housing does not.’27 In 2023, Homes 
Victoria advised that its maintenance costs are growing at double the rate of its rental 
income growth, and make up around 50 per cent of its total operating costs.28 
 

 
27 Transcript for the Legislative Council Legal and Social Issues Committee, Inquiry into the Rental and 
Housing Affordability Crisis in Victoria.  
28 Victorian Auditor-General’s Office, Planning Social Housing: Independent assurance report to Parliament 
2023-24. June 2024.  
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As described by Newport above, and research findings by Porter and Kelly show, the 
shift from public to community housing has been largely informed by financial settings 
around maintenance and management.29 While CHP’s have a key role in providing 
housing in Australia, the shift to community housing to replace the towers was informed 
by finances, rather than analysis of the best delivery of services and positive outcomes 
for tenants. 
 
The 2021 Social Housing Regulation Review30 established there is a lack of regulation to 
ensure responsiveness to maintenance requests for CHPs, and an absence of clear 
pathways for community housing residents to be represented by a peak body (the 
Victorian Public Tenants Association does not have a formal role to represent 
community housing tenants).31 This was also identified in the Victorian Ombudsman's 
Parliamentary Report on Social Housing Complains, which found that community 
housing residents have ‘fewer options to escalate complaints’ and recommended that 
FOI legislation be extended to cover CHP’s and a new Social Housing Ombudsman 
function be established.32 
 
Additionally, satisfaction over maintenance and disability modifications in community 
housing has declined in Victoria, dropping from 88% satisfaction in 2016, to 77% in 
2018. Providers highlighted a lack of funding to provide modifications to meet resident’s 
disability needs.33 
 
Of key concern is that CHP’s are only required to make 75% of their allocations to 
people from the priority section of the Victorian Housing Register. This means that if all 
10,000 residents displaced through the High-Rise Redevelopment Program return to the 
community housing - and there is an additional 10% increase of 1000 new homes: it is 
possible that only an additional 750 people from the priority section of the VHR will be 
housed at the end of the 27 year project. In June 2024, the Victorian Housing Register 
had 27,983 priority applicants. 14,592 of these applications were from people who are 
homeless without support.  
 
  

 
29 Libby Porter and David Kelly, Does the Big Housing Build address the housing crisis in Victoria, RMIT 
University, 2020.  
30 Victorian Government, Social Housing Regulation Review: interim report, December 2021.  
31 Ibid, p. 21.  
32 Victorian Ombudsman, Social housing complaining handling - progress report. Parliament of Victoria, 
March 2024.  
33 Ibid, p.36.   
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Special Purpose Vehicles and Community Housing  
In addition to findings about outcomes for residents in the Social Housing Regulation Review, the 
report also identified risks regarding the use of Special Purpose Vehicles (SPV) as a mechanism 
for CHPs to partner with developers under the GLM, as part of a consortium delivering and 
managing community housing. Based on our understanding of the High-Rise Refurbishment 
Project, the funding and delivery mechanism is likely to involve an SPV approach.  
 
SPV’s allow for-profit entities to enter the sector, through the consortium model which allows a 
subsidiary company to form in order to undertake a specific business purpose of activity (e.g. 
community and affordable housing). This SPV is treated as a not-for-profit organisation.  
 
The Social Housing Regulation Review found that the SVP approach allowed ‘for-profit entitled 
and new entrants in the sector’ which ‘may pose risks in relation to service delivery and tenant 
outcomes, financial stability, governance and probity and reputation risks to the sector if things go 
wrong.’34 The Review cites overseas cases where the inclusion of for-profit partners had resulted 
in poor outcomes for tenants, and reflects that the regulatory system was not designed with for-
profit partnerships in mind. There is a risk that the model enables SVPs to be used as a means to 
‘secure benefits for organisations that are not registered housing agencies leaving the regulator 
unable to confidently exercise its regulatory powers to protect the interests of tenants or 
creditors.’35  
 
The Housing Act 1983 details the objects of the Act as to: 

ensure that every person in Victoria has adequate and appropriate housing at a price 
within his or her means by encouraging 
(i) the provision of well-maintained public housing of suitable quality and location; 
(ia) the participation of non-profit bodies in the provision of well-maintained affordable 
rental housing of suitable quality and location  
 

The Act stipulates that Homes Victoria may enter into joint ventures, including to ‘form, or 
participate in the formation of, a corporation, trust, joint venture, partnership or other body, 
including a non-profit body.’ A non-profit is defined in the act as a body that is not ‘carried on for 
the purposes of profit or gain to its individual members.’36 

While the SPV model does align with the wording of the Act, the introduction of for-profit actors 
entering into housing delivery as a partner to the not-for-profit housing provider opens the 
government up to new risks; as well as shifting towards a for-profit led model of delivery.  

This profit-led model for community housing is already being promoted as providing a guaranteed 
8-12% return on investment via the Housing Australia Future Fund (HAFF) for social and 
affordable housing development.37  

 
 

34 Social Housing Regulation Review: interim report, p.80. 
35 Ibid, p.81.   
36 Housing Act, 1983.  
37 Michael Bleby, ‘Social housing offers 8-12pc infrastructure-like returns’, Financial Review, 6 September 
2024.  
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Subtle hints of individuality to each tower are displayed in the colour of the window frames. Photo by Ben 
Hosking.  

 
Affordability  
After the announcement of the demolition of the 44 towers, some residents were 
informed in July 2024 that their public housing rent would increase by up to 85%.38 
These increases were informed by the government’s annual market rent reviews which 
were informed by a government valuer, rather than rental bond data. For the majority of 
public housing tenants, rent is capped at 25% of household income - however 
approximately 10% of public housing residents pay market rent.   
 
In addition to current stress placed on public housing residents who will be relocated 
when their homes are demolished, the ‘affordability’ of the developer-built housing on 
the Flemington site is also of concern. Based on the delivery of Phase 1 and Phase 2 
Ground Lease Model at Holland Court, we anticipate that the Government proposal for 
replacing the demolished Flemington towers will incorporate ‘affordable housing.’ The 
modelling below is based upon the median weekly rents for Moonee Valley (June 2023) 
and the Building Communities guidelines that ‘affordable’ is 74.5% of market rent.39   
 

 
38 Jess Thompson, ‘Heated property market sends Victoria’s public housing market rents soaring.’ ABC 
Online, July 5, 2024.  
39 Building Communities/Building Better Communities have been used as the reference point as the 
consortium appointed for the GLM1 and 2 projects.  
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While the  DHHS Budget Questionnaire document identifies that the Public Housing 
Revitalisation Program’s impact on housing affordability is ‘n/a’ (it notes an increase in 
private and social housing, but does not mention affordable housing)40 - commentary 
from the government continually references affordability in relation to the towers renewal 
project.41  As such, we assume that affordable housing is likely to be included in the 
housing mix as part of the Flemington redevelopment.  
 
For a single person receiving rent allowance and job seeker, a one-bedroom flat in 
Moonee Valley at an ‘affordable’ level would take 60% of their income on rent.42 The 
State Government places anyone paying more than 30% of their income as in ‘rental 
stress.’ This rental stress is further pronounced for low-income individuals as the 
remaining 40% available is a smaller overall amount.  
 
For a single person receiving job seeker and paying rent in an ‘affordable’ 
Flemington Estate apartment under the HV plans, their remaining weekly would be 
$182 to cover all food, bills, transport, doctor fees, medication, and other key 
items. For both the 10% of current public housing residents paying market rent, and 
future ‘affordable’ housing tenants - the affordability of the Flemington demolition and 
rebuild is unaffordable.  
 
 
Maintenance  
As detailed in previous RRR studies on Ascot Vale and Barak Beacon Estates, the need 
for significant investment in public housing maintenance is the result of a long history of 
inadequate care and upkeep of public housing, identified in reports and audits since 
1993.43 
As part of the feedback collected during the Flemington Local Action Plan 2022-23, 
residents reported to the DHHS that: 
 

When you are late on rent, communication is immediate, but if you ask about 
maintenance, you get no response.44 
 

For a full analysis of government underspend on public housing maintenance, see 
previous RRR studies.  
 
 
 

 
40 Public Accounts and Estimates Committee, Inquiry into the 2024-25 Budget Estimates, May 2024, p.208.  
41 Minister Harriet Singh, as recorded in Hansard from the Legislation Council Victoria, 11 September 2024.  
42 This measure of affordability is informed by the 60% rate provided by Building Communities as part of the 
GLM model. We have assumed a similar modelling would be used across HV redeveloped sites.  
43 See RRR: Ascot Vale Feasibility Study and Design Proposal, and RRR: Barak Beacon Feasibility Study 
and Design Proposal.  
44 DHHS, Flemington Local Action Plan, 2022-23.  
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High-rise towers - Construction Typology 
 
In 1964 the first high-rise tower was completed using the prefabricated large panel 
concrete technology produced at Holmesglen. The Holmesglen Factory was a concrete 
housing factory operated by the Housing Commission of Victoria from 1946-1962. The 
factory adopted a system of precast concrete building named the “Fowler” System and 
produced a range of precast concrete homes from single storey dwelling to four storey 
mid-rise estates (e.g. Barak Beacon).45 All walls and floors were trucked to site and 
craned into configuration, allowing for efficiency in construction time. Wall panels are 
connected together via steel dowels and bolted connections, with floor panels welded 
together by steel tie bars.46 While this approach offered efficiency of construction, the 
load bearing walls make any future alterations or spatial reconfigurations difficult. In total 
42 high-rise towers were produced using this construction technique,47 which at its time 
were ‘sophisticated and highly regarded in the industry’.48  
 

     
(Left to right) Concrete panels at the Holmesglen Factory. Placing a load bearing wall panel on site. Steel 
rod connectors can be seen at the top of the panel. Placement on top of the steel rods. Photos from ‘High-
rise at a Glance.’  

 
 
These structures have the ability to resist lateral earthquake loading, but structural 
alterations would require testing to ensure this has not been compromised. When the 
buildings were designed, the code of practice outlined a 50-year life span for these 
structures. Since 2000, there have been updates for building facades with reports that 
concrete spalling has occurred to some, although there is no public record of this. As 
detailed in the Case Studies in Section 4.1 there are strategies for addressing concrete 
spalling to extend the lifespan of buildings.  
 
 
 

 
45 Industrialised precast load bearing wall construction, W.P.Brown.  
46 Karen Vella, The High Rise at a Glance, A summary paper profiling Ministry of Housing and Construction 
Accommodation, Ministry of Housing and Construction, 1990, p. 10.  
47 200 Dorcas St South Melbourne and Hotham Hill Estate North Melbourne are insitu concrete.  
48 Karen Vella, The High Rise at a Glance, A summary paper profiling Ministry of Housing and Construction 
Accommodation, p.9.  
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Comparable approaches at other Victorian estates 

 
Kensington Estate 
Large-scale tower demolition has not frequently occurred in Victoria. The most 
comparable example was the 1998 redevelopment plans for the Kensington Estate. This 
process involved the initial relocation of tenants and subsequent demolition of one of the 
three-high rise towers on the site. The 13-storey block of 108 flats was demolished 
between October 1998 and June 1999. While the process aimed to deliver a public-
private mix of housing in the redevelopment, a change from the Liberal to Labor 
government in 1999 saw a commitment for public housing investment on the site and 
retaining of the existing high-rise towers. The two remaining high-rise towers were 
refurbished.49 
 
In 2013 the then Liberal government developed a similar plan for the demolition and 
privatisation of public housing Fitzroy, Richmond and Prahran Estates. This was met 
with opposition from Labor and the unions, as well as First Nations groups. At the time, 
Labor MP Richard Wynne described,  
 

We feel there is merit in saving all of public space for the lower-income members 
of the community. The last thing they need is to be built in.50 

 
Tower Turnaround  
In 2007, the Department of Human Services ran a competition called ‘Tower 
Turnaround’ for proposals to improve the use and sustainability of the high-rise towers in 
Melbourne. The winning entry by BKK Architects with Peter Elliot Architecture + Urban 
Design proposed a new facade element that could be plugged into an estate tower, 
offering an extension of space for residents. The prefabricated pod offered 1.2 by 3m 
bay-window living room extension, and extended the habitable space of the apartment 
by 25%. After winning the competition, the pod was successfully constructed and 
installed as a single prototype pod, however, was not installed more widely.  

   
BKK’s prefabricated pod being installed onto the existing high-rise building. Photo by BKK.  

 
49 Kate Shaw, Peter Raisbeck, Chris Chaplin and Kath Hulse, Evaluation of the Kensington redevelopment and 
place management models. Final Report. Prepared for the Department of Human Services. 2013.  
50 Minister Harriet Singh, as recorded in Hansard from the Legislation Council Victoria, 11 September 2024.  
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North Richmond Estate  
In March 2022, MGS Architects released the Homes Victoria North Richmond Draft 
Master Plan. This plan retained the existing high-rise towers, and proposed the 
demolition of the low-medium rise public housing to be replaced in infill around the five 
retained towers. In this 2022 document, the towers directly informed the design of the 
master plan. As part of the works, the towers were set to be upgraded:  
 

The existing towers will be upgraded to maximise the quality of the existing 
housing stock, providing modernised fitouts with improved thermal 
performance’51 The documentation also details the ‘already underway’ upgrades 
to the interiors of the towers.52 

 
These previous plans, considerations and investments appear not to have been 
considered in the tower refurbishment announcement - and it is unclear what has 
changed since 2022 regarding the feasibility of upgrading the five North Richmond 
towers which are now set for demolition.  
 

 
Excerpt from the North Richmond Draft Master Plan March 2022 completed by MGS Architects which shows 
the ‘upgraded existing buildings’ with new infill.  

 
  

 
51 Homes Victoria and MGS, North Richmond Draft Master Plan, March 2022, p. 41.  
52 Ibid, p. 56.  
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4. Refurbishment as an alternative  
This feasibility study is also informed by analysis of the sustainability and efficiency of a 
demolition and rebuilding approach to renewal. This section identifies how a demolition 
and rebuild model can overlook key forms of value, particularly: environmental 
sustainability and social impact. The HV approach also delivers outcomes which are 
counter to other housing and environmental objectives in Victorian policies:  
 
 
Table 3: HRRP strategy misalignment with other Victorian Government strategies  

Policy  Misalignment  

Housing Statement 
2024-35 

The Housing Statement is considering opportunities to transform 
80 commercial office spaces into 10-12,000 residential and 
mixed-use properties. 
 
This highlights a government appetite for adaptive reuse, and the 
potential for retrofitting existing buildings to bring them to 
contemporary living standards for residents.  

 

Sustainability Victoria:  
 
The Next Wave, 2013 
 
 
 
Commercial building 
sector research and 
reports, 2018 
 
 
 
 
 
Comprehensive Energy 
Efficiency Retrofits to 
Existing Victorian 
Houses, 2019 
 

The 2013 and 2018 reports found that commercial buildings 
constructed between 1960 and 1999 would yield the most 
success from a targeted performance-based retrofitting scheme, 
due to the large numbers of these buildings spread across CBD, 
metropolitan and regional areas.  
 
This pragmatic approach is significantly different from VAGO 
findings, which cited the age of public housing stock in Victoria 
(42% over 30 years old) as having a high maintenance liability. 
However, the document also identified that buildings 60 years 
and older had a significantly lower maintenance liability than 
those aged 20-40 years. 
 
The 2019 report highlighted that existing house stock 
represents the largest potential for energy saving and 
greenhouse gas abatement in the Australian residential 
sector.  

State Government of 
Victoria, Victoria’s 2035 
Emissions Reduction 
Target, 2023  

Reaching net zero emissions by 2045 will be impossible without 
prioritising the retrofitting of existing buildings, over demolition 
and new building.  
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4.1 Precedents: Refurbished Case Studies  
 
A number of exemplary international tower refurbishment projects have been visited and 
documented by OFFICE as part of an Alastair International Research Grant. Titled 
Retain, Repair, Reinvest: An International Study of Exemplary Public Housing Tower 
Refurbishment Projects, the study tour incorporated 23 projects across nine countries. 
The case studies below are particularly relevant for the Flemington proposal and 
demonstrate the potential of refurbishment as a viable option. 
 
Cedar Court, Glasgow, Scotland - Collective Architecture  

  
Photo of the refurbished towers at Ceder Court Estate in Glasgow. Photo by OFFICE.  

 
Designed by Boswell Mitchell and Johnston (BMJ Architects) in the 1960s, the three 23-
storey towers—Torridon Court, Lorne Court, and Katrine Court—are located in the Red 
Road Estate in the northern part of Glasgow. While the original duplex apartments 
featured thoughtful designs, the Bison Manufacturing large panel system resulted in 
poor insulation and inadequate soundproofing due to thin internal partitions.  
 
As time passed, the buildings’ exterior deteriorated, and all three towers were eventually 
marked for demolition, reflecting a broader trend in Glasgow, where nearly a third of the 
city's tower blocks were demolished over the past 15 years. However, the decision to 
demolish the Cedar Court towers was reversed as the city adopted a more progressive 
approach to its high-rise housing. After years of neglect, the Estate was transferred to 
Queens Cross Housing Association (QCHA), which then engaged Collective 
Architecture to conduct a study on the future of the towers, with a focus on resident 
input. The refurbishment plan included entrance and ground-level improvements, 
enhanced energy efficiency, and minimal disruption to existing residents. Collective 
Architecture held community workshops and interviews to develop a detailed report 
proposing a retrofit solution. 
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Prior to the project commencing a structural investigation of the existing towers was 
undertaken. While there were some signs of structural deterioration, such as cracking 
and spalling, were observed, particularly on exposed elements. None of these were 
deemed to be beyond repair and, overall, the towers were in good structural condition 
given their age.53 
 
Throughout the retrofit, the towers remained occupied, which required careful scheduling 
and site management to minimise disruption for residents. The retrofit strategy included 
enclosing balconies into winter gardens, adding insulation, and eliminating thermal 
bridging. New entrances with dual access were added at the base of each tower, along 
with internal gardens, community meeting rooms, children's play areas, and art studio 
spaces. New lifts were also installed. Externally, the buildings were wrapped in 
insulation and existing windows were replaced with triple-glazed units. The retrofit, 
guided by Passivhaus principles, achieved an 80% reduction in heating demand, and 
significantly reduced fuel poverty for 1,000 residents.  
 
Telli Row B and C, Aarau, Switzerland - Meili, Peter and Partner Architekten 

 
The prefabricated concrete balconies integrate into the existing building fabric while giving the façade a 
refresh. Photo by OFFICE.  

 
The Telli Housing Estate consists of four housing blocks, built between 1971-91. The 
Estate is made up of 1,258 apartments, designed in blocks which have 6-8 floors at the 
ends, stepping up to 19 floors in the centre. The Estate is mostly car-free, with 
underground parking on the perimeter. Open spaces, communal facilities, and views of 
nearby mountains characterise the site. 

 
53 Alan Dunlop, ‘Getting warmer: Collective Architecture upgrades Glasgow tower blocks’, Architects 
Journal, November 2019.  
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In 2015, AXA began refurbishing Blocks B and C (581 apartments) to improve energy 
efficiency and replace outdated gas heating. Architects Meili, Peter & Partner were 
tasked with implementing the renovation without relocating residents. Key goals included 
improving energy performance, achieving Swiss sustainability certification, and keeping 
residents in place. 

The renovation involved replacing the front facades with larger prefabricated balconies 
and wall linings that matched the original design. Improved ventilation, upgraded 
insulation, triple glazing reduced the heating demand by 62%. Seismic upgrades were 
made to the prefabricated stair course through the introduction of steel plates tying it 
back to the main building, along with fire safety upgrades. 

Keeping residents on-site was a priority, minimising relocation costs and disruption. A 
prototype balcony was installed in 2018 and helped to test and refine methods. Tenants 
were temporarily relocated for 10 days while work was completed. During this time, new 
balconies were introduced which increased living space by 90 cm and included features 
like thermal breaks, riser cupboards for exhaust ducts, and retractable louvres. 

Rent increases were offset by energy savings, and overall living quality improved with 
larger balconies, better insulation, and stairwell upgrades. Open communication with 
residents ensured minimal disruption, and most rental contracts remained unchanged, 
reflecting the success of this careful and socially considerate renovation. 

Wilmcote House, Portsmouth, England - ECD Architects 

  
Over cladding to the existing estate building have drastically increased the thermal performance, allowed for 
structural maintenance and reinvested the identity of the building for the residents. Photos by OFFICE.  

 
Constructed in 1968, the block was built using the large Bison REEMA concrete panel 
design and would have been unlikely to last another 30 years without intervention. The 
windows and roof needed replacement, and the block’s outdated electric heating system 



 

31 

was costly for residents to operate, contributing to condensation issues and making the 
block expensive to maintain. Additionally, the lift lobbies in both stair towers experienced 
sporadic water ingress, damaging plaster and decorations. 
 
Demolition was considered as an option due to ongoing maintenance issues, but the 
council ultimately rejected it for several reasons. The process of decanting residents, 
demolishing the buildings, and rebuilding would have taken a long time, requiring 
families to be temporarily relocated, and there was a shortage of available three-
bedroom family units. Based on past experiences with decanting blocks like Horatia 
House and analysing the number of three-bedroom properties let in the last two years, it 
is expected that decanting could take 18-24 months, followed by at least another year 
for demolition before new dwellings could be constructed on the site. This lengthy 
process would not only adversely affect the local area but also strain the housing options 
waiting list, where demand for three-bedroom properties is particularly high. 
 
A feasibility report for the cladding and refurbishment of Wilmcote House, prepared by 
external consultants ECD Architects Ltd, outlined a comprehensive plan to insulate the 
building's entire external envelope using a combination of cladding and render finishes, 
along with an inverted flat roof finish. The proposal included replacing the existing 
windows with high-performance triple-glazed units, with the goal of dramatically reducing 
the building's energy demand and, in turn, lowering residents' energy costs. The scheme 
also encompasses structural repairs, external and communal area redecoration, and the 
conversion of the redundant housing office into two new ground-floor three-bedroom 
flats. Additional improvements address fire safety, communal lighting, restricted access 
to communal areas, efficient electric heating and hot water systems, and the installation 
of over bath showers. 

The success of this project has been evaluated by both Southampton University and the 
London School of Economics (LSE). Southampton University monitored the building’s 
thermal performance before and after the project, while the LSE surveyed residents at 
various stages—before, during, and after the works—to understand the challenges and 
benefits of keeping residents in place and the overall impact on their lives. 

After the project’s completion, Southampton's findings indicated a significant increase in 
thermal comfort and reduced energy use in the flats. Meanwhile, the LSE report 
highlighted residents’ positive satisfaction. As a crucial advancement for affordable 
housing, Wilmcote House has garnered attention in the press and received multiple 
awards for its improvements. 
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Gueterstrasse 30, Pforzheim, Germany - Freivogel Architekten 

   
The new façade and cladding has not only increased resident comfort, but also the building’s appearance. 
Photo by OFFICE.  

Located near Pforzheim train station, the nine-story residential block built in the 1970s 
was recently refurbished to meet contemporary standards and achieve nearly zero 
carbon emissions. The existing building had issues such as leaks, outdated bathrooms, 
and high energy costs. The retrofit aimed to improve the buildings energy performance, 
add decentralised ventilation, and create larger private outdoor spaces. New balconies 
and an additional level were added, increasing unit numbers and enhancing the 
building's appearance.  

The works were undertaken while the residents still occupied the building. Due to this 
the interventions within the apartments were kept to a minimum with onsite work 
reduced through extensive prefabrication. The entire new facade is reclad in precast 
stone panelling with the prefabricated concrete balconies and structure assembled 
onsite.  

The old electric systems were replaced with a new integrated HVAC system using 
capillary absorbers, a heat pump, and an ice storage tank for energy storage. 
Renewable energy systems, including photovoltaic panels and a wind turbine, provide 
sufficient electricity, with surplus fed into the public grid.  
 
The energy consumption of the new proposal is significantly lower than previously. Due 
to lower energy costs the increase in rent was offset for the residents will drastically 
increase their comfort and well-being. The carbon emissions of the new retrofit are 95% 
lower than prior to the works.  
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5.0 Flemington Estate 
 
Overview of the Estate  
The Flemington public housing Estate is home to a vibrant, multicultural community, with 
nearly 1,500 people living across its 716 properties in four high-rise towers. The 
community is notably diverse, with almost 60% of residents coming from culturally varied 
backgrounds, including Ethiopia, Somalia, and Vietnam, in addition to Australia.54 The 
Estate is home to both the young and the elderly, with around 33% of households 
including children or young people, and approximately 15% having at least one person 
over the age of 65. Many residents have formed deep roots in Flemington, with over half 
(57%) having lived there for six or more years.55 
 

 

  
 
 
 
 
 
 
 
1- 12 Holland Court High-rise tower 
2 - 120 Racecourse Rd High-rise tower 
3 - 130 Racecourse Rd High-rise tower 
4 - 126 Racecourse Rd High-rise tower 
 
A - Racecourse Rd 
B - M2 Freeway 
C - Community Garden 
D - Playground and BBQs 
E - Phase 2 GLM (in construction) 
F - Phase 1 GLM complete 
G - Djerring Community Hub 
H - Debneys Park 

  

Flemington Estate is located in Melbourne’s inner north-west, approximately 3km from 
the CBD. The 1960s Estate sits within the City of Moonee Valley, and contains four high 
rise towers of 21 storeys each, as well as the recently demolished three and four storey 
walk-up unit blocks. The Estate also provides car parking, playgrounds and communal 
open spaces.  

 
54 DHHS, Local action plan 2022-2023: Paving the Way Forward Flemington, p.8.  
55 Ibid, p. 8.  

Existing site plan of Flemington Estate from early 
2024.  
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Over the past nine years, the site has been earmarked for renovations and upgrades, 
focused on the walk-up units. Holland Court, within the Estate, was originally one of the 
11 walk-up sites slated for demolition under the Public Housing Renewal Program in 
2017. It was subsequently developed under the GLM2 as part of the Big Housing Build, 
as detailed below.  
 

 
 (Left) This masterplan is from the Debney Precinct Structure Plan completed in 2017 by Message Planning 
and Urban Design. (Right) This masterplan commissioned by DHHS from Hayball Architects was part of the 
Design Framework in support of the 2017 planning amendment. Both show infill development around the 
retained towers.5657 

 
 

 
Flemington Estate tower. Photo by Ben Hosking.   

 
56 Hayball, Design Framework, Public Housing Renewal Project: Flemington Estate, June 2017. 
57 Message Consultants, Debney’s Precinct Structure Plan, June 2017. 
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The timeline below details the process of amending the planning scheme which 
facilitated both the Holland Court walk-up demolition, as well as creating the conditions 
for larger scale estate renewal through zoning and other planning controls and 
governance. (For further details, See Appendix 1).  
 

 
 

Figure 5: Timeline of key changes to the planning scheme and subsequent activities at Flemington Estate.  
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In addition to Homes Victoria announcing the demolition of the towers in 2023 
after confirming they had no intended to replace them due to recent upgrade in 
2017 - this timeline also highlights that Homes Victoria has not upheld the 
recommendations that it ‘continue to engage in meaningful consultation with both 
Council and the community in relation to any Development Plans for future proposals to 
redevelop the towers.’58 The announcement in 2023 was a surprise to residents, who 
found out about the plans at the same time as the broader Victorian public.  
 
Holland Court 
Following the 2019 relocation of residents and demolition of Holland Court walk-ups, 
Phase 1 of the redevelopment was announced (then under the PHRP). The 198 
previous dwellings were replaced by 218 new community homes, and 126 affordable 
dwellings, delivered by the Building Communities Consortium through the GLM2. 
 
 

 
Visualisation showing the proposed Holland Court redevelopment by 6 Degrees Architects. Image from 
Homes Victoria.  

In 2023, Phase 2 of the Flemington Housing Estate redevelopment for 58, 60 and 62 
Holland Court was delivered by Building Communities Consortium through the Ground 
Lease Model. This project sees the site of demolished public housing walk-ups replaced 
with 50 community and 236 affordable new dwellings. The three buildings have been 
designed by Six Degrees Architects, and separate the community and affordable tenants 
across the site (one six-story community housing block, and two twelve-story affordable 
housing buildings). This approach sits in opposition to the support for the redevelopment 
provided by Victorian Public Tenants Association, who highlight that a ‘tenure blind’ 
approach that is limited to the appearance of the building does not deliver a ‘salt and 
pepper’ mix of tenants and sees social housing residents confined to their building.59 

 
58  Social Housing Renewal Standing Advisory Committee Debney’s Precinct, Flemington, Report 2 | 10 
November 2017, Page 12 
 
59 Victorian Public Tenants Association, Submission to: Public Housing Renewal Standing Advisory 
Committee - Flemington Estate Renewal. 2017, p. 9.  
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This ‘Tenure Equity’ is one of the 13 Design Principles established for the 
redevelopment of the Estate by Hayball Architects. 

The majority of the new dwellings will be one bedroom (171 units), with 108 two-
bedroom units (100) and townhouses (8). Only six units will be three bedrooms, 
suggesting limited opportunity for families with multiple children to move into this 
development. It is not currently clear how these dwellings will be split across the 50 
community and 236 affordable dwellings.   
 
Covid-19 lockdowns and class action 
Prior to the demolition of low-rise (Holland and Victoria St) and now high-rise housing on 
the Estate, Flemington residents also experienced significant stress in 2020 during the 
COVID-19 lockdowns. Thousands of residents across Flemington and North Melbourne 
public housing towers were detained in their homes by police, in an effort to minimise 
the spread of COVID-19. Private apartment blocks in high-risk areas did not experience 
this same 14-day hard lockdown. In a 2020 review the Victorian ombudsman found that 
the government had breached the human rights of residents, and the 14-day detainment 
was not consistent with the health advice at the time. The government has not 
apologised for these actions, despite the ombudsman findings and recommendations to 
do so from the state’s complaints watchdog. In May 2023, a class action was settled 
against the government, who were required to pay $5 million in compensation to 2,500 
public housing residents who filed the claim.60 

Flemington tower demolition announcement 
In September 2023, Flemington Estate was announced as one of five estates first 
tranche of towers to be demolished as part of HV’s High-Rise Redevelopment Program. 
Residents received fliers under their doors or handed leaflets by HV staff ‘along with 
chocolates and biscuits’, however, many first heard about the demolition of their homes 
on the news.61  
 
In January 2024 a resident group launched a class action against the government and 
housing minister, Harriet Shing. Residents alleged the government's decision breached 
the residents human rights, through interfering with their homes, property rights and had 
detrimental impacts on children. The lead plaintiff described,  
 

The decision has taken an emotional and physical toll on me and my community. 
The government didn't consult with us or tell us about the decision. We found out 
from the media.62 

 
 

60 David Estcourt, ‘Tower tenants win $5m in pandemic lockdown settlement, but no apology.’ The Age, 9 
May 2023.  
61 Rachel Dexter and Cara Waters, ‘Wholesale destruction of public housing’: Fears raised over tower 
knockdowns.’ The Age, 21 September 2023.  
62 Kristian Silva and Richard Willingham, ‘Residents sue the Victorian government over public housing 
demolition plans.’ ABC News, 25 January 2024.  
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In May, supreme court justice Melinda Richard’s rejected the argument that the 
government and minister should be defendants. The case is now proceedings with HV 
listed as the sole defendant.  
 
 

 
130 Racecourse Road will be demolished as part of the High-Rise Redevelopment Program. Photo by Ben 
Hosking.  

 
 
 
Commercial Modelling  
In July 2023, Ernst and Young (EY) were awarded a $150,000 contract for 
‘Commercial/Financial Support’ for the ‘regeneration of several HV’s high-density sites 
within Melbourne.’ The Estimate of Value - Project High Rise Commercial aims to 
determine the ‘highest and best use’ for the first two floors of the high-rise tower at 120 
Racecourse Road. Flemington Estate had previously been identified by EY as one of 
nine ‘high yield’ focus sites. The report recommends the combined 9302 square metres 
of gross lettable area be transformed into a combination of retail and office uses.  
 
The document suggests that due to the ‘substantial amount of commercial space being 
proposed, we recommend subdividing the lots into smaller units to attract a larger pool 
of potential tenants and purchasers.’ This inclusion of property sale is also referenced in 
EY’s Commercial and Retail Demand Study where the unlet levels of demand for 
commercial/retail assets for the sites are described as ‘either as a rental product or a 
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purchase product.’ If this approach were pursued by HV, it could result in the 
privatisation and loss of public land.  
 
Significantly, the report is informed by the Massing and Yield Study undertaken by 
Hayball Architects in July 2023. This plan, which predates the announcement of the 
tower demolition in September 2023, does not include the towers in the site master plan. 
As this is the most recent and only publicly accessible proposal for the Flemington site, 
the RRR study will be assessed against this Hayball plan. Refer to Appendix 15. 
 
 

 
Excerpts from the Ernst and Young financial report clearly showing the Hayball Architects yield study for 
commercial tenancies along Racecourse Road. 
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Community Consultation  
In 2021 the Department of Families, Fairness and Housing set up Paving the Way 
Forward (PTWF). This initiative was established to find better ways that the DFFH and 
residents of North Melbourne and Flemington Estates could work together. This program 
went on to inform the Flemington Local Action plan 2022-23 with the intention to; 

● develop a new way of working with residents at the Flemington and North 
Melbourne public housing Estates 

● solve local issues 
● build on local strengths.63 

 
The action plan identified ‘communication and participation’ as a key focus area, in 
response to resident needs for ‘more opportunities to express what we want and need 
and participate in decision making.’64 Residents reported communication barriers with 
DHHS through a lack of ‘respect and understanding’ as well as a lack of ‘transparency 
and trust.’65 
 
In March 2022, the Flemington Resident Action Group was formed as part of the 
program. Made up of 30 residents it is stated in the action plan that the group will meet 
monthly up to June 2023.66 In September 2023 the tower demolition was announced to 
the public, with no prior communication from DHHS or ‘input on decision making’ from 
tower residents.  
 
 
Relocation process   
In May 2024, Homes Victoria reported that  

● 98% of Flemington and North Melbourne residents had met with the relocations 
team  

● 94% had submitted an application form to work with the relocations team to ‘find 
a home that is right for them and their needs’ 

HV has allocated $10.4 million for the relocation process for the Flemington and North 
Melbourne tower residents, and in September 2024, Homes Victoria interim CEO Dannii 
de Krester announced that “over half of residents have either relocated to, or are 
matched to, a new home that suits their needs.”67 However residents have reported 

 
63 DHHS, Flemington Local Action Plan, 2022-23, p.3.  
64 Ibid. 
65 Ibid.  
66 Ibid, p.8.  
67 Homes Victoria, ‘Big Housing Build’s next big step to provide more and better homes’, Homes Victoria 
website, September 2024.  
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feeling pressured to move out of their homes, and ‘made to feel there was no other 
option.’68  

A resident’s group from the Flemington and North Melbourne towers wrote to Homes 
Victoria and Minister Shing to report the inadequacy of the Victoria Street option for 
many residents. The letter explains ‘These units do not meet our needs - they are 
cramped, lack space for our families and cultural practices, and fail to provide essential 
privacy and amenities.’69 In order to move into the smaller units, public housing residents 
were told to ‘place our kitchen tables on the balcony, downsize to a small fridge, and sell 
our vehicles.’  

The letter also identified the key issue of the limited housing available at Victoria 
Street—which has also been touted as available to returning residents from the 
demolished walk up, along with displaced residents from the Flemington and North 
Melbourne towers. The Victoria Street site redevelopment has 240 community homes, 
which is less than a quarter of the homes required for all 120 Racecourse Road 
Flemington, North Melbourne and returning Victoria St residents.  

In the survey’s OFFICE conducted with residents as part of the RRR process, residents 
also expressed frustration over the relocation process.  

 
Staff are coming to front doors to speak about moving - not giving full details on property 

offers (Flemington resident survey feedback) 

The ‘right to return’ 

The question of the ‘right to return’ has also been queried by residents, who have been 
assured by HV they can return to their homes once the demolition and rebuild is 
complete. However, despite a guaranteed 10% increase in community housing, based 
on previous BHB and PHRP delivery, there are likely to be fewer overall rooms in the 
newly developed towers. Rather than provide a guarantee to residents that they will be 
guaranteed a return to Flemington Estate, HV have stated that  

Renters will be given the opportunity to return to their new neighbourhood following 
the redevelopment based on their ongoing eligibility and needs, and the 
suitability of the new homes.70 

 
Request for further clarification from HV or assurances that they will develop homes that 
are suitable for the current residents to return to have not received a response.  

 
68 Benita Kolovos, ‘Melbourne public housing towers demolition to go ahead despite residents’ class action’, 
The Guardian, 18 July 2024.  
69 Residents Letter, sent to Homes Victoria, 15 July 2024.    
70 Homes Victoria, ‘Big Housing Build’s next big step to provide more and better homes’, Homes Victoria 
website, September 2024.  
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6.0 Retain, Repair, Reinvest: Flemington 
This report examines the feasibility of applying the Retain, Repair, Reinvest strategy to 
the Flemington Estate.  
 
In the Homes Victoria plan, the entire Flemington Estate will be redeveloped, with all 
towers slated for demolition. Low and medium density public housing at Holland Court 
and Victoria Street has already been demolished and replaced with community housing. 
The broad rationale for the high-rise demolition which has been applied to all 44 towers 
across Melbourne is that they are coming to the end of their operational life and no 
longer meet current building codes and contemporary living standards. It has been 
deemed ‘not feasible to upgrade them to modern design liveability and accessibility 
standards.’71 
 
While there is no clear reasoning why specifically the Flemington towers are being 
demolished, we have assumed that the issues outlined in Simon Newport’s Inquiry 
comments and also listed on the HV site to being the reasons: 
 

● Ceiling heights that do not permit services to run between floors 
● Faults and breakdowns with electrical, plumbing and lifts  
● No heating or cooling, and poor thermal comfort for residents across the seasons  
● No verandahs and difficulty cleaning windows 

 
 
There has been no publicly available feasibility study to determine if retrofitting the 
towers is possible. Section 8.2 identifies how the Retain, Repair, Reinvest model can 
deliver against all of the above objectives, while also providing improved economic, 
social, and environmental outcomes. 
 
 
Environmental Sustainability  
Globally, the building and construction industry is accountable for 39% of the world’s 
carbon emissions. 28% of this relates to the operation of the buildings and the remaining 
11% resulting from the manufacturing of new materials such as steel, cement and 
glass.72 
 
There are increasing shifts internationally towards retrofitting and refurbishment as an 
alternative to demolition. This approach has been identified internationally in the Greater 
London Authority’s draft London Plan, which sets out design principles that will prioritise 

 
71 Homes Victoria, ‘High-Rise Redevelopment - Frequently Asked Questions’ 2024.  
72 United Nations Environmental Program, Global Status Report for Buildings and Construction Sector, 2019 
Global Status Report for Buildings and Construction Sector | UNEP - UN Environment Programme 
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the retention and refurbishment of existing buildings.73 In March 2024, the British Royal 
Institute of Chartered Surveyors (RICS) launched a new Residential Retrofit Standard, in 
response to increasingly high energy prices and government net-zero targets.74 
 
Victoria has its own target to reach net-zero by 2050, as outlined in the Victorian Climate 
Change Act 2017. ³ To meet these ambitious net zero emission targets, it will be 
essential that construction practices change and buildings reduce their embodied carbon 
emissions.75  
 
Social and wellbeing impacts of relocation 
There has been no publicly available social impact analysis conducted to measure the 
potential impact of the demolition, relocation and rebuild of Flemington Estate. However, 
we can draw upon evidence from comparable renewal programs, and economic data on 
the health and education impacts of temporary displacement and interruption to 
community networks and connections to indicate some of the costs associated with the 
planned HV model at Flemington. 
 
Evidence from previous Estate renewals include the findings from the Kensington 
Estate, which saw only 20% of residents return to the newly built dwellings. While there 
were a number of reasons for this — including residents being happy with their 
alternative accommodation — research also highlights that others did not return out of a 
‘desire to avoid the disruption of a second relocation, the time taken for new units to 
become available, and the reconfiguration of dwelling styles on the redeveloped Estate 
which meant not all households were able to be re-accommodated.’76 For further 
discussion of the impact of relocation during estate renewal, see the RRR: Ascot Vale, 
and RRR: Flemington Estate report. 
 
Internationally, there is evidence to suggest that the relocation of residents as part of 
urban renewal schemes comes at a cost with detrimental impacts on physical and 
mental health, as well as impacts of ‘families, friends and communities’ who are ‘all 
impacted as the social, economic and health effects of those displaced ripple out.’77   

 
Reports show documented evidence of death, suicide and self-harm as a direct result of 
displacement from urban renewal.78 One researcher in the UK found that 1 in every 

 
73 As cited in. Cheshire, D. and Burton, M. The carbon business case for choosing refurbishment over new 
build, AECOM. https:// aecom.com/without-limits/article/refurbishment-vs-new-build-the-carbon-and-
business-case/ 
74 RICS, RICS Launch Pioneering New Standard to Revolutionise Retrofitting Practices across the UK, 
March 2024.  
75 For a full list of the Victorian Government’s action on climate change, see the policies outlined at 
https://www.climatechange.vic.gov.au/victorian-government-action-on-climate-change 
76 Shaw, K. et al. Evaluation of the Kensington redevelopment and place management models Final Report. 
(Victoria, Department of Human Services, 2013). 

77 Understanding the assumptions and impacts of the Victorian Public Housing Renewal Program, p.27. 

78 See Appendix 2, Demographic Analysis: racial composition.   
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OFFICE presenting at a community event in Flemington Estate in 2024. Photo by Ruby Yao.  

 
13/19 participating residents highlighted the importance of community and connection as 
a key value of living in the Estate. The central location was also highlighted by 12/19 
residents, who cited the connection to family, key services, and public transport as very 
important to them.  
 

‘The community and the togetherness. It is close to my family, the hospital and the city.’ (Flemington 
resident survey feedback) 

 
Residents mentioned the liveability and friendly neighbourhood of Flemington, and a 
sense of safety in the community. The playground and community hub were also valued 
by residents.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 6: Resident responses to a survey question 
asking what they liked most about living on the Estate.  
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The most cited improvement for the Estate was the need for increased maintenance and 
cleaning. This included a need for the installation of air conditioning, and dealing with 
mould. Other Estate concerns included safety, creating more secure car parking for 
residents as well as playgrounds and sports fields.   
 
 
Other comments from residents about their upcoming relocation for the demolition of the 
towers highlighted concerns about leaving their community, the size of the new 
apartments, and frustrations over engagements with the relocations team.  
 
Two residents reported a sense of loss of community and ‘disruption’ to their lives.  
 

Please don't demolish our homes. It's a sense of belonging for us, lots of different ethnicities and cultures 
live here and we will be devastated. (Flemington resident survey feedback) 

 
 
 
 

 
Figure 7: Resident responses to survey question about what needed improvement at the Estate.  
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Demographic Analysis  
Research by RMIT academics has analysed the current racial composition of the 
Flemington and North Melbourne towers, compared with the broader Moonee Valley and 
City of Melbourne LGAs. The demographic profiles of the tower residents, based on 
2016-2021 Census data demonstrate that towers are home to residents where at least 
69% identified as having overseas ancestry.  
 
Compared to their surrounding suburbs, the Estates have high concentrations of people 
from Sub-Saharan ancestral groupings. As demonstrated in Map 1, the declared 
ancestry groups of tower residents are significantly more diverse than the predominantly 
‘Australian’ declared ancestry of Flemington or North Melbourne.  

 
Figure 8: Distribution of residents by country of birth. Map by RMIT.  

Flemington has a particular concentration of tenants born in both North and Sub-
Saharan Africa, compared with broader LGA demographics. This mapping highlights 
both the potential loss of community resilience and strength that would occur through 
relocating residents, as well as the loss of diversity within the wider LGA if these 
residents do not return to Flemington in 2031 when the new development is complete. 
Given the 15/20% return rate at Kensington and Carlton, it is likely that Flemington as a 
suburb could lose up to: 
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● 81% of people born in Sub Saharan African and 80% of Sub-Saharan ancestry 
● 38% of people born in North Africa and 48% of North African ancestry  
● 38% of people of North African and Middle Eastern ancestry  

See Appendix 2 for the full demographic analysis and methodology for this study.  

 
Figure 9: Distribution of Sub Saharan and North African residents in Flemington, Kensington and North 
Melbourne. Map by RMIT.  
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7. High-Rise Redevelopment Project: Homes Victoria 
Flemington Design Proposal  

7.1 Design context: Hayball Flemington Estate Redevelopment Proposal 
In July 2023, two months prior to the announcement by then Premier Daniel Andrews 
that all 44 towers would be demolished, business consultants Ernst and Young received 
a Massing and Yield summary prepared by Hayball for Flemington Estate (refer to 
Appendix 15). Pages from this summary were obtained through a FOI request and show 
the demolition of all four high rise towers with a new commercial and residential 
development.82 These plans include five new 4-20 storey developments with integrated 
car park podiums. The development strategy favours a commercial objective with 
9,302m2 of tenancies occupying ground and first floors along Racecourse Road. The 
plan details 1,297 dwellings, with a mixture of one, two and three-bedroom units. As this 
is the only proposal for the site publicly available, OFFICE will use this to assess against 
a RRR proposal.  

   
Figure 10: (Left) Model showing the current condition of the Flemington Estate. (Right) The HRRP proposal 
for new buildings and the demolition of all four towers. Images by OFFICE.  

HRRP Flemington Proposed Dwelling Numbers 
The HRRP proposal for Flemington Estate includes 1297 dwellings, this is an increase 
of 557 units. With the stated uplift of 10% social housing, this will result in an overall of 
72 new community housing units. As has been observed in renewal proposals as part of 
the PHRP and BHB, while there is an increase in unit numbers due to the large numbers 
of one-bedroom flats replacing two or three-bedroom flats there is frequently an overall 
decrease in occupants. This loss of overall bedrooms means that the ‘right to return’ will 
not be possible for all temporarily relocated public housing residents to return to the 
newly developed social housing.83 
 

 
82 Ernst and Young, Estimates of Value (Commercial) – Project High Rise, September 2023. 
83 Kelly, D., et al., ‘Shh! Don’t mention the public housing shortage. But no serious action on homelessness 
can ignore it’, The Conversation, 2019.  
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8.0 RRR: Flemington Estate  

8.1 Design Limitations and Approach 
Due to the lack of access to documentation and assessment reports of the towers, 
OFFICE has made use of the available data in preparing this alternative design proposal 
for 120 Racecourse Road. The following assessments and design proposal is based on 
the 1963 structural drawings of the S-Type tower at Atherton Towers produced by the 
structural engineers W.P.Brown and Associates. Due to the similar layout and 
construction system it has been assumed that these findings can be applied to the S-
type towers at Flemington Estate at a concept design level. It is noted that further 
investigations on the current condition of each tower would need to be conducted as a 
site-specific investigation is required.   
 
 

 
Aerial photos of Atherton Gardens Estate in Fitzroy (Left) and Flemington Estate (Right). Both contain four 
20-storey S-type towers with minor differences to the layouts of north and south facing apartments.  
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8.2 Proposal for Flemington Estate 
A feasibility study has been conducted into the refurbishment of all existing four 
towers at Flemington Estate with proposed infill housing on the site. 
  
The feasibility study contains: 

● Architectural Drawing Set 
● Site Masterplan 
● Structural Engineer Report 
● Sustainability Assessment Report (existing buildings) 
● Cost Plan Report 

 

 
View of the RRR proposal shows a new cream brick entry and SDA units on the ground floor. Above are the 
new prefabricated concreate balconies with glass louvers for passive heat and cooling, as well as safety. 
Image by OFFICE.  

 

8.3 Existing Buildings at Flemington Estate 
The Flemington Public Housing Estate consists of four 20 storey towers with 720 units in 
total. Designed and built in the 1960s the towers are constructed using a prefabricated 
large panel system which was popular in Europe, and North and South America at the 
time.  
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The towers are all orientated north with units facing east and west. Serviced by a central 
lift core the units are accessed via two rear walkways which allows for cross ventilation 
and good access to daylight for all apartments. Three apartment types are replicated on 
each floor and are a mixture of two and three-bedroom. All rooms have windows and 
access to fresh air.  
 
The towers are located on a large plot of land dominated by carparks and through roads. 
To the east of the site is a large community garden, play courts and BBQs. To the north 
is the Debneys Park sports field and the Djerring Flemington Hub. 
 

 
 
The existing layout of each floor is identical, with all flats having a window to each room and cross 
ventilation. In total there are 180 units per tower. Image by OFFICE.  

 
Infill - Alternative proposal 

 
In June 2017, DHHS commissioned Hayball Architects and Message Planning Urban 
design consultants to undertake a design framework masterplan for Flemington Estate, 
specifically the walk-up development as part of the PHRP. While the study focuses on 
the redevelopment of the walk-up flats along Holland Court and Victoria Street, a 
masterplan for the future development of the whole Estate was proposed with the 
retention of all four high-rise towers and infill within the open space. 
 
As demonstrated in the 2017 Design Framework masterplan, it is possible to retain the 
existing towers while reserving parts of the site for future development. OFFICE has 
incorporated this framework into the RRR Flemington Proposal, locating future infill sites 
on the existing carparks. Instead of developing the design for the new building 
envelopes, the team has focused on refurbishing the existing towers. 

 
 
 
 

 

The 2017 master plan design response by Hayball, which shows 
the retention of the towers and new development throughout the 
Estate.  
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9.0 RRR: Design Proposal 
The design team's approach to the feasibility study is to Retain, Repair and Reinvest. 
  

● Retain existing communities by not relocating residents, 
● Repair existing buildings to reduce environmental impact, 
● Reinvest savings to improve comfort and upgrade public housing. 

  
The Retain Repair Reinvest design proposal is to bring the existing high-rise towers up 
to contemporary standards of living while retaining the residents. This is achieved 
through the staging of new infill works with the refurbishment of the existing buildings. 
 
The design has been informed by; 

● Existing Flemington Estate resident feedback 
● Architectural and landscape architectural input 
● Structural Engineering input 
● Environmental and sustainability design solutions 
● Energy performance targets 
● Quantity surveyor costings 

  

 
Render of the retrofitted towers and surrounding infill. Image by OFFICE.  

Table 8 provides an overview of how the RRR: Flemington Estate proposal meets all the 
environmental, liveability and access objectives of Homes Victoria. 
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9.1 Community Design Consultation  
In addition to understanding what residents valued about living on the Estate, OFFICE 
also asked for feedback, insights and suggestions about the design, layout and 
functionality of their existing homes.  
 
 

 
Figure 11: Resident response to survey question asking what worked well about the design of their flats.  

 
 
Across two sessions, 19 residents provided feedback on their units. Residents reflected 
on their individual homes, which were largely viewed as having a good room size and 
layout. For larger families, the overall space was limited; however, residents reported 
generous storage.  
 
I love the open and beautiful design (Flemington resident survey feedback)  
 
I'm happy in my Estate. There is enough space for my belongings and my family. It is clean. I love 
everything about it. (Flemington resident survey feedback)  
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The key improvement to flats for 13/19 residents was a need for air conditioning to be 
installed (for both heating and cooling). Other key issues were mould and ventilation, 
where four residents reflected that the lack of ventilation was resulting in mould, which 
was not dealt with by Homes Victoria for over a year. Other improvements included 
updating the laundry (painting the space, and maintaining the machines so they don’t 
break down), adding balconies and improved water pressure. The need for pre-emptive 
maintenance, through improved cleaning schedules and addressing issues like blocked 
drains, was cited by three residents.  

 

Figure 12: Resident responses to survey question asking what about their homes needed improvement  

 
This feedback was incorporated into the proposed retrofit design through a number of 
design solutions: 
 

● New kitchen and bathroom joinery, fixtures and fittings throughout. 
● New double-glazed operable windows and doors. 
● A balcony addition to the east and west facades, creating additional living space 

and providing sun shading to bedrooms and living areas. 
● AC split system to each unit for heating and cooling. 
● Allowance for upgrades to plumbing systems. 
● New SDA apartments on ground floor, widening of corridors and doorways 

throughout to increase accessibility. 
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9.2 Structural Assessment 
 
A structural assessment was undertaken by Sheer Force Engineering, a Victorian 
structural engineering company who has expertise in adaptive reuse and heritage 
buildings. The assessment was undertaken on the construction drawing set of the S-
Type tower at Atherton Gardens drawn by W. P. Brown & Associates and generally 
dated 1963.  
 
As part of the structural assessment, three different scenarios were explored: 

● Assessment of the building under earthquake loading equivalent to that of 33% 
of current design standards 

● Assessment of the building under earthquake loading requirements as outlined in 
current design standards (100% of design seismic load) 

● Assessment of the building under earthquake loading requirements as outlined in 
current design standards however with the north and south façade concrete 
precast panels removed to allow installation of an apartment “extension” to 
facilitate increase in floor area per apartment. 

 
The structural assessment identified both non-compliance within the existing building to 
current code as well as strength deficiencies in the event of an earthquake. While these 
factors deem the existing building to be non-compliant through the retrofitting of bolted 
steel plates the building can be made to comply.  
 
General Non-Compliances with Current Code 
A number of construction elements within the existing building were deemed to be non-
compliant when assessed against current codes (refer to Appendix 12 for further detail) 
The scope of this assessed the S-Type building against current code requirements 
which include: 
 
• NCC 2022 Volume 1 (for structural related elements) 
• AS1170.0 :2002 – Structural Design Actions – General Principles 
• AS1170.1 :2002 – Structural Design Actions –Permanent, Imposed and other Actions 
• AS1170.2 :2021 – Structural Design Actions – Wind 
• AS1170.4 :2007 – Earthquake Actions in Australia 
• AS3600 :2018 – Concrete Structures 
• AS3826 :1998 – Strengthening Existing Buildings for Earthquake 84 
 
 
 
 

 
84 *AS3826 is not referenced in the NCC as it is not applicable to new buildings, but is a good basis for an 
assessment procedure which specifically deals with earthquake actions with respect to existing 
buildings. 
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Existing building non-compliances with current code: 
 

1. Wall Reinforcement Spacing - the maximum allowable spacing of vertical and 
horizontal reinforcement within structural walls. A number of existing walls are non-
compliant as the vertical and horizontal reinforcement exceed the maximum distance.  
 

2. Minimum Wall Reinforcement Requirements - the minimum quantity of 
reinforcement required within structural walls. While the majority of existing walls 
meet the minimum quantity of structural reinforcement, a few do not. It is worth 
noting that the few that are non-compliant are also the lesser load-bearing walls 
as opposed to the principle load-bearing walls of which all pass.  
 

3. Minimum Dowel Bar Requirements - the minimum requirements for dowel 
connection of prefabricated structural walls. The base connection for the majority 
of the pre-cast panels (both the principal load-bearing panels and the secondary 
load-bearing panels) relies on a half inch embedment (12.7mm) of the base of 
the panel into the wet-stich grout connection of the prefabricated wall panels, 
without the inclusion of reinforcement ties/dowels. This detail does not satisfy 
code compliance.  

 
Existing building Strength Compliance: 
 
1. Typical Slab Assessment: The typical slab structure has been assessed given the 
required design loading and proportions which have been provided within the structural 
documentation and summarised within this report. The typical slab/floor arrangement 
was generally found to be adequate and code compliant with current design standards. 
This includes the assessment for removal of the north and south façade pre-cast panels 
and 
installation of the apartment extension. 
 
2. Wind Assessment: Our assessment indicates that the building is structurally 
adequate under wind loading conditions when assessed based on current code 
requirements. 
 
 
Existing building Strength Deficiencies: 
 

1. Seismic Loading: Design deficiencies were observed with wall strength in both 
tension and shear action for seismic loading conditions. This was the case for 
both the 30% load application and 100% load application. 
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Figure 13: Elevation of the westmost primary load-bearing wall (Left) and the 
next internal wall immediately to the east (Right) indicating locations where the 
walls are overstressed based don seismic loading conditions (blue shaded 
area). Image by Sheer Force Engineering.  

 
Rectification 
These identified deficiencies can be rectified through installation of steel plate reinforcing 
retrofitted to the faces of the concrete shear walls. Through the introduction of these 
plates the design proposal is able to achieve 100% compliance with current building 
code. 
 
In order to achieve the minimum connection requirements from wall to wall, it is 
proposed that a short length of steel plate be provided either side of the pre-cast panel 
which are connected to the panel via through-bolts. The steel plates are to continue from 
the top of one panel through the slab immediately above and connect to the base of the 
panel above. 
 
There are also a number of locations where horizontal plate strengthening and 
continuous vertical plates are required due to insufficient shear capacity of the walls 
themselves. 
 

 
Figure 14: Proposed structural connection detail to make the building compliant to seismic requirements. 
Image by Sheer Force Engineering.  
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Carbon Fibre Strengthening  
In addition to steel plate insulation, carbon fibre reinforcement offers an alternative 
solution. Carbon fibre strengthening has gained popularity over recent decades, often 
matching or exceeding the performance of traditional steel plate strengthening. While 
the placement of the reinforcement remains similar, installation time may decrease since 
bolting to concrete walls is not necessary. Carbon fibre strands are arranged in both 
directions to provide vertical tension and horizontal shear capacity. Due to the 
specialised nature of these systems, qualified operators experienced in carbon fibre 
strengthening for concrete shear walls should be involved in the design and installation. 
 

 
Figure 15: Example image of a concrete shear wall strengthened through the introduction of carbon fibre 
reinforcing in both vertical and horizonal directions. Image by Sheer Force Engineering.  

.  

Concrete Cancer 
Concrete cancer occurs when the steel reinforcement within a concrete slab starts to 
rust. As the steel corrodes, it expands, pushing against the surrounding concrete. This 
leads to the concrete becoming brittle and cracking, which worsens the problem. Due to 
the efficiency in material usage the external walls of the high-rise towers range from 
(Level 1-5 178mm, Level 6 + 150mm85) this leaves the steel reinforcement susceptible to 
moisture and rusting. While there are no publicly available reports detailing concrete 
cancer as an issue or justification for demolition, engineer consultants identified this as a 
potential issue. This can be addressed by rectification works undertaken on the affected 
panels, with over cladding becoming an option to panels which require further weather 
protection. 
 
 
 
 
 
 

 
85  Industrialised precast load bearing wall construction, W.P.Brown, p. 19.  
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Building Lifespan 
The Redbrick Towers-Feasibility Study and Option Testing Revision 2 by Hayball 
January 2022 commissioned by Homes Victoria referenced structural report findings - 
that the towers would remain structurally sound for another 50 years.86 While 
acknowledging the red brick and Flemington towers are a different structural system and 
built earlier, it is feasible that a similar lifespan for the concrete towers is possible.  
 
Once the theoretical design-life of a building has been reached it is advised that routine 
inspection and maintenance is undertaken. This level of inspection and maintenance is 
highly dependent on a number of factors including the quality of original construction, 
maintenance undertaken throughout its theoretical service life and if water has 
successfully been prevented from entering any structural elements. If any issues are 
identified improvements and strengthening can be retrofitted to the existing structure as 
required. While the structural upgrades proposed as part of the RRR study are solely for 
compliance with seismic ratings —the invasive nature of the works would mean that 
each wall panel could be inspected and assessed with structural strengthening to concur 
as required.  
  

 
86 Hayball, Redbrick Towers -Feasibility Study and Option Testing Revision 2, January 2022, p. 9.  
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Access for people with disabilities to and 
within the building in accordance with BCA 
Part D3 and AS1428.1 

Building serviced by lift and entry at ground 
floor compliant with standards. Signage to be 
installed.  

Evidence of incomplete fire stopping at 
service penetrations particularly in the waste 
chutes and sewer stacks. 

Allowance to inspect and instate fire stopping 
to services penetrations. 

Absence of fire doors to SOU entries and fire 
stair entries. 

All doors to SOUs are to be replaced with fire 
doors. 

Non-compliant door hardware on SOU entry 
doors. 

All door hardware to SOUs are to be replaced 
with compliant fittings. 

Evidence of extensive corrosion of concrete 
reinforcement. 

Inspections to be undertaken on each 
building independently. The new facade will 
protect 65 % of the existing exposed panels. 
Overcladding of affected panels on the north 
and south facades can be incorporated 
depending on the specific building's condition. 

Non-compliant ceiling heights in common 
corridors. 

All ceilings are compliant. 

The building lacked substantive energy 
efficiency measures with windows and 
external doors lacking weather seals, low 
performance glass, absence of thermal 
insulation to floors, walls, and roof and lack of 
energy efficient lighting, power and 
mechanical services. 

All windows to be replaced with double 
glazed units. R2.0 insulation plasterboard 
panels fixed internally to all external walls. All 
lighting replaced with LED fixtures, plumbing 
futures replaced with water saving measures. 
Ac units to all living areas. PV cells to roof top 
with water retention and grey water usage 
integrated. 

 
A number of addition considerations have been identified through discussions with 
Nicholas Building Surveyors: 
 

Sprinklers are required to all balconies. 
 

Existing fire sprinklers are retained with 
extension to new balconies. 

Stairs are required to be in a fire-enclosed 
stairway achieving 90min FRL with -/60/30 
fire doors. 

New fire doors and wall proposed to stairs. 

The concrete floor slab is approximately 
150mm thick. A 200mm thick slab, acoustic 
underlay to floor finishes and/or acoustic 
insulation within the ceiling space are needed 
to provide the required acoustic and fire rating 
between floors. 

New ceiling lining and insulation foam fixed to 
soffit with carpet and acoustic underlay to 
floors to achieve required acoustic and fire 
rating. 
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The structure needs to comply with the 
current earthquake code.  

Structural seismic upgrades proposed. (Refer 
to the structural engineer report.  

Stairs are also required to be pressurised with 
mechanical ventilation in accordance with 
AS1668. 
 

Windows have been removed making it an 
open stair and avoiding the need for 
pressurisation. Fire engineer performance 
review required. 

Public Corridors exceed 40m in length and 
are required to be separated into intervals not 
greater than 40m via smoke walls/doors. 

New smoke doors installed along corridors. 

Hydrant Coverage and location is required to 
be confirmed for compliance 
 

Existing hydrants assumed to be compliant as 
buildings were recently upgraded with 
sprinklers. 

Travel distance from SOU’s to the nearest 
stair exceeds 12m 

Performance solution required. 

Provision of laundry facilities to each SOU New laundry to each SOU proposed. 

NBS Comment: NCC 2022 requires the 
following for liveable housing requirements: 

● 820mm clear front entry doors 
● 1200mm x 1200mm clearance from 

front entry door 
● Internal corridors to be provided with 

1000mm clear width. 
● Minimum One closet pan shall have a 

clear space of 1200mm x 900mm 
clear space in front of the closet pan 

● Shower in the same bathroom shall be 
provided with a step free entrance 
(hobless) 

All requirements are satisfied through 
widening of corridors and doors. (Refer to 
architectural plans.) 
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9.4  Architectural Design 
The architectural design for the retrofitting of the high-rise towers has three key 
objectives: 
 

● Bring the existing building up to contemporary standards (access, energy usage, 
structural integrity) 

● Redefine the ground plane with SDA apartments, community spaces, bike 
lockers, storage facilities and landscaping.  

● Reimagine the identity of the towers with a new facade and extended living 
spaces. 
 
 

 
Figure 16: Diagram of the RRR tower proposal. Image by OFFICE 
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 Externally, the key design intervention is the inclusion of new prefabricated concrete 
balconies. Paying respect to the original construction type of the prefabricated panel 
system the new balconies follow the same structural logic and layout, redefining the 
facades and providing additional outdoor living areas. These balconies are enclosed 
with operable louvres, and also contain new service risers. Fabricated off-site these 
balconies are self-supported and tied back to the existing building increasing efficiencies 
in installation and minimising disturbance to the existing building structure.  

The ground plane is redefined as a new cream brick ‘plinth’ houses five SDA units, 
community facility, bicycle lockers, bathrooms, storage, and service rooms. Through 
occupying the ground floor, increased interactions with residents can be achieved 
adding to passive surveillance around the building and adding to the sense of 
community.  

See Appendix 8 for full architectural drawings. 

Render of the retrofitted Flemington Towers with brick base and new balconies. Image by OFFICE. 
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Ceiling Heights 
A common misconception is ceiling height of the high-rise flats not meeting the current 
standards. In Victoria the minimum ceiling heights are set by the National Construction 
Code with no mention of minimum ceiling heights within the BADS. Rather, in the BADS, 
ceiling heights set the maximum room depths: 
 
Where habitable rooms have a ceiling height of 2.4m the maximum room depth is 6m 
(2.5 x 2.4m) or 2.5 times the height of the ceiling..88 
 
As such all units within the high-rise tower meet the BADS for ceiling heights and room 
depths.  
 
Acoustics 
The BADS states that new dwellings should be designed and constructed to include 
acoustic attenuation measures to reduce noise levels from off-site noise sources.89 
Despite the acoustic barrier of the M2 Freeway, due to its close vicinity further acoustic 
impact from the motorway has been taken into account and treated through the 
provision of glazing to the enclosed balconies and solid balconies acting as a buffer from 
the noise source. Acoustic seals will be provided on all new double-glazed windows and 
sliding doors.  
 
 

 
 
  

 
88 Department of Environment, Land, Water and Planning, Apartment Design Guidelines for Victoria,  221, 
p. 118.  
89 Apartment Design Guidelines for Victoria, p. 95.  
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9.7 Environmental and Sustainability Upgrades 
  
A NatHERS thermal assessment report was prepared for the existing buildings at 
Flemington Estate by Makao Sustainability and ESD engineering. This report 
demonstrates how the refurbishment achieves an average 7.5 Star NatHERS Rating 
and a 5 Star Green Star Rating. See Appendix 9. 
  
In summary the sustainability initiatives that have been integrated into the development 
achieve: 
  
●       An average 7.5 Star NatHERS energy rating exceeding NCC minimum rating. With 
the middle units performing as high as 9.1 
●       Achieves a minimum 5 Star Green Star  
●       Transition from gas to electricity through renewable solar photovoltaic systems 
●       Onsite water harvesting and reuse 
●       Contribute to the protection of waterways by improving stormwater quality 
●       Promote indoor environment quality and comfort 
●       Provide convenient ways to manage operational waste streams. 
 
Energy strategies have been incorporated through the upgrade of double-glazed 
operable windows throughout and the inclusion of a secondary wall and insulation 
internally to all flats. Heating of the flats will be achieved through the incorporation of an 
individual AC units, and operable windows for cross ventilation.  A centralised hot water 
heat pump will be located on the roof and services each unit. 

 
Sectional study of the proposed RRR design with integrated ESD initiatives. Image by OFFICE.  
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A thermal performance assessment was conducted on the heating and cooling loads of 
the proposed design. This proposed design scored an average 7.5 NatHERS star rating 
outperforming the objectives of the HRRP.  
  
Rainwater harvesting will be captured from the roof into 20KL water tanks. This water 
will be reused in the toilets, laundries and irrigation. Additionally, this captured water can 
be used for non-potable uses such as washing cars, bikes or bins. This system will help 
conserve water use through water efficient fixtures and fittings. 
 
 

 
Large established trees are located throughout the estate. Photo by Ben Hosking.  
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9.8 Landscape Architecture 
The current ground plane at the Flemington Estate is typical of many modernist planned 
estates, in that it is dominated by cars, with 45% of the ground plan being given to 
parking and roads. This gives little quality open space for the residents, despite the high 
percentage of the ground plane being open space (44%), the site is poorly planned for 
pedestrian use and high-quality community spaces. This poor design is exacerbated by 
the ongoing lack of maintenance of community facilities including playgrounds that are 
fenced off. The site has a number of well-established mature trees, and through the 
engagement process the community regularly mentioned how much the green open 
space is used for community events, though regularly cited poor maintenance of these 
spaces.  
 
Key issues on the Estate highlighted through resident engagement undertaken by 
OFFICE and also documented in the 2022-2023 Paving the Way Forward Flemington 
report include: 

● Secure car and bike parking 
● Improved safety 
● Upgrade community facilities 
● Improve playgrounds. 
● Improve sports courts 
● Better maintenance of trees and gardens 
● Spaces for community celebrations 

 

 
Landscape architecture plan for the RRR proposal. Image by OFFICE.   
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The key design move is to build infill housing on the currently underutilised surface car 
parking, this allows increased density on the site whilst retaining the existing buildings 
and communities. New below ground car parking can be built in the infill housing, while 
some surface car parking is retained to allow for deliveries, drop off, and allow DDA 
access.  
 
The central green offers a focal point of the Estate, creating a space for large-scale 
community gatherings and celebrations. Smaller neighbourhood scale parks create 
space for smaller family gatherings and smaller moments of seating throughout the 
Estate. These spaces provide opportunity for outdoor study and passive recreation. 
Each tower has a community gathering space on the ground floor to give residents to 
gather, while acknowledging the larger scale community spaces and services provided 
at the newly built Djerring Hub. Two large playgrounds are proposed as this was a key 
need through the community engagement, along with the retention of the majority of the 
mature trees on the site. The RRR proposal retains 65% of the trees onsite while the 
HRRP retains only 25%. Retention of existing mature trees on site has effects 
sequestering carbon, reducing the urban heat island effect and providing amenity to 
residents whilst the new landscape takes time to become established. 
   

   
Figure 25:RRR proposal (left) retains 65% of existing trees onsite compared with HRRP proposal (right) 
which only retains 25% of existing trees.  

 
The planting and material selection through the landscape will create a low cost, low 
maintenance and high-quality landscape. Low ongoing maintenance and community 
buy-in is key to ensure that the landscape remains at a high-quality throughout the life of 
the buildings. By increasing native vegetation, ongoing maintenance of the landscape 
will be reduced while providing higher quality amenity and greater biodiversity. 
  
All dwellings on the ground floor have private open spaces with the edge between public 
and private being mediated by planting and low fences providing privacy whilst still 
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9.11 Staging of Refurbishments 
Staging of retrofit 
There are three options for the refurbishment of the Estate towers, all of which should be 
communicated clearly to residents and their input factored into the most appropriate 
approach. 
 
1. Stage refurbishment of inhabited tower. Refurbishment works would occur five 
floors at a time with residents of those floors relocated during the works. Once 
completed to those floors tenants would move back, and construction would continue to 
the five floors above until the tower was full refurbished. 

 
2. Stage refurbishment of uninhabited tower. Due to some tenants wanting to be 
relocated off the estate a tower could be completely decanted and refurbished. This 
could happen sequentially across the Estate with the infill occurring at the same time. 

 
3. Infill developments are completed first. The infill units are completed around the 
existing buildings and house the tower residents while the buildings are refurbished. The 
residents could then decide if they wanted to remain in the new builds or return to their 
refurbished flat. 
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10.0 Comparative BHB and RRR Financial Findings 
  
Overall, this feasibility study demonstrates the economic, social, environmental benefits 
and viability of applying a Retain, Repair, Reinvest refurbishment and infill approach to 
the Flemington Estate. 
 
 

   
Figure 26: (Left) Homes Victoria’s HRRP proposal for Flemington Estate, (Right) RRR proposal for retaining 
the existing towers with infill to achieve an equal number of dwellings. Image by OFFICE.  

 
The below tables combine all of these values in financial terms, and compare the costs 
and benefits of the HRRP and a Retain, Repair, Reinvest approach. 
 

The RRR feasibility study has found that a refurbishment of the existing public housing, combined with 
infill of new social housing dwellings can be delivered for $519,386,582, while retaining the existing 
community on site and avoiding the social impact and economic costs of relocation (see Table 15).  
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11. Future Directions 
  
Retain, Repair, Reinvest is a strategy for evaluating the refurbishment potential of 
existing public housing stock both locally and nationally. It is the intention of OFFICE 
that this strategy be undertaken on other housing estates - particularly the 43 other high-
rise towers - to accurately determine the viability of refurbishment rather than demolition 
and rebuild. 
  
As the 2017 VAGO maintenance report highlighted, public housing estates in Victoria 
require extensive refurbishment and upgrades to improve conditions for residents. While 
the government is currently following the approach of demolition, this Retain, Repair, 
Reinvest strategy offers an alternative strategy. By conducting publicly available 
feasibility studies into these sites significant social impact and environmental damage 
can be avoided - as well as financial savings made.  
  
We suggest that future renewal feasibility studies include not just a cost-benefit analysis 
through a real-estate model, but also captures: 
●       The full costs of relocation 
●       Social impact on residents 
●       Environmental impact of demolition 
●       Other site-specific elements 
  
  
Future research should establish a robust social impact assessment framework to 
capture the full extent of the cost of relocation on residents and the surrounding 
community. As well as an environmental impact assessment to determine the ecological 
footprint of the proposed development. Increased transparency in the decision-making 
process can empower residents about changes to their homes and communities, as well 
as increase public understanding of the value of public and community housing.  
  
The RRR model also provides opportunities for the savings made through a Retain, 
Repair, Reinvest approach to be re-invested in the building of new public community and 
affordable housing at other government owned sites. 
  
By making these findings public we hope that this study can be used to advocate for 
feasibility studies to be undertaken on the retrofitting of public housing, and - where 
appropriate - the retention of estates and the communities that inhabit them.  
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11.1 Project Team 
 
Design Lead 
OFFICE - a not-for-profit multidisciplinary design and research practice based in 
Melbourne. 
 
Architect - Simon Robinson 
Landscape Architect - Steve Mintern 
Research - Miriam McGarry 
Structural Engineer - Sheer Force Engineering 
ESD Engineer - Makao Group 
Quantity Surveyor - Melbourne Quantity Surveyor 
Building Surveyor - Nicolas Building Surveyors 
Photography - Ben Hosking 
 
 
 
 
 
 
OFFICE is a charitable not-for-profit design and research practice committed to using 
the tools of architecture and design for the public good. As Australia's only registered 
architectural charity and cultural organisation, OFFICE is leading the way in alternative 
ways to practice. 
 
This research has been largely undertaken pro-bono, if you are in the position to support 
financially, please follow the QR code or link below to donate. OFFICE has recently 
been endorsed as a deductible gift recipient making your donation tax deductible. Each 
donation will go towards supporting and assisting OFFICE's work as a registered cultural 
organisation. 
 
 
 

     
 
 
 
                      https://support-office.raiselysite.com/   
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Appendix 

1. Details of Amendments to planning scheme - Flemington Estate  
 

In 2015, DHHS commenced a master planning process for public housing renewal for 
the Flemington Estate, for the demolition of the walk-up unit blocks. This process 
included changes to the planning controls of the Estate, to enable the redevelopment - 
as outlined below.  

Date  Key Action  Outcomes  

June 
2017  

Message Consultants Australia on behalf of 
the Department of Health and Human 
Services and the City of Moonee 
Valley(CoMV) produced two reports; 
Debneys Precinct Structure Plan90 and a 
Town Planning Report in support of the 
Amendment C177 to Moonee Valley Planning 
Scheme.91 These two reports formed part of 
the application to the Minister of Planning 
from DHHS and CoMV to amend planning 
controls on the Flemington Estate to guide 
the future development of the site, which is 
located within Debneys Precinct. 
 
The report also includes a Design 
Framework, developed by Hayball Architects 
(March 2017). 
 
The report clearly states that the four towers 
will remain with infill development occurring 
on Holland Court.92  
 

-The rezoning of the Estate from a 
General Residential Zone to a 
Mixed Use Zone 
-Applied a new Development Plan 
Overlay DPO8 
-Introduced a new Parking Overlay  
-Changes to Clause 21.06 to 
reference the preparation of the 
Debneys Precinct Structure Plan  
-Made the Minister for Planning the 
Responsible Authority for the 
Flemington Estate under the 
Planning Scheme.  
 
The report supported changing a 
number of planning controls to 
redevelop Debney’s Precinct and 
in turn the Flemington Estate 
redevelopment.  
 
The report also provided 
justification for the use of a 
Development Overlay Plan to 

 
90 Message Consultants, Debney’s Precinct Structure Plan, June 2017.  
91  Ibid.  
92 ‘The Debneys Precinct Structure Plan provides a framework to guide any future development within the 
Precinct, managing the way land is developed and the types of developments that occur. In this report it 
clearly states that the 4 towers will remain with infill development occurring on Holland Court and later 
between the towers.’ Debney’s Precinct Structure Plan, p. 11. 
 
 



 

92 

remove decision making from the 
local community and council.93  

Nov 
2017 The submission to the Minister of Planning 

was referred Social Housing Renewal 
Standing Advisory Committee(SHRSAC) to 
conduct two public hearings and provide 
advice. Despite the Moonee Valley City 
Council being noted as jointly submitting the 
Amendment C177 94, the council later 
responded to the SHRSAC with a submission 
regarding losing their role as Responsible 
Authority for the council owned land until the 
Development Plan was prepared.  

While the Draft Amendment C117 was 
intended to facilitate the redevelopment of the 
walk-up towers, it is noted in the SHRSAC 
Report 295 that the proposed DPO should 
also include the existing high-rise towers.   

  

DHHS framed the inclusion of the 
towers in the extended DPO8 as a 
means  ‘to provide a planning 
framework to guide any future 
proposals that might arise, and to 
ensure that any future 
redevelopment of the towers is 
consistent with, and integrated with, 
the redevelopment that will have 
occurred on other parts of the 
site.’96 

Findings and recommendations 
from the report detailed that 

-DHHS clarified that the towers 
had recently been upgraded and 
there is no current intention to 
replace them. 

-The Development Plan Overlay 
should be extended to cover the 
existing high-rise towers on the 
site, subject to the requirement 
that a new Development Plan be 
prepared for any future proposals 
to redevelop the towers. 

- It will be important for DHHS to 
continue to engage in meaningful 
consultation with both Council 
and the community in relation to 

 
93 ‘By providing certainty for how the future of the land could be developed, the DPO removes the ability for 
third parties such as the community to be consulted on the development plan itself when it is prepared by 
the land owner. This approach is considered warranted as the consultation has been undertaken as part of 
the preparation and approval of the DPO.Debney’s Precinct Structure Plan, p. 21.  
94 Planning Panels Victoria, Social Housing Renewal Standing Advisory Committee: Debney’s Precinct, 
Flemington. Amendment C177 to the Moonee Valley Planning Scheme.  
95 Planning Panels Victoria, Social Housing Renewal Standing Advisory Committee Debney’s Precinct, 
Flemington  10 November 2017 
96 Ibid, p.12.  
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any Development Plans for future 
proposals to redevelop the 
towers.97 

March 
2018  The DPO was approved by the Minister of 

Planning 

Amended planning controls 
implemented.  

Aug 
2019 DHHS commenced relocating residents from 

low-rise buildings at Holland Court.  

Holland Court residents relocated  

Dec 
2020 Amendment VC190 was introduced into the 

Victorian Planning Scheme. Clause 52.20 
‘Victoria’s Big Housing Build’ was gazetted.   

Clause 52.20 removes the need 
for a planning permit to develop a 
housing project if funded under 
the BHB and undertaken by or on 
behalf of Homes Victoria.   
 

April 
2024 HV awarded a contract to Hayball Leonard 

Stent to do pipeline massing and yield studies 
for Flemington towers.  

 

  

 
97 Ibid.  
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2. Demographic Analysis: Racial Composition  
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3. Education and health impact costs  

The Education and Health impact costs of relocation have been calculated with the 
assistance of SGS Economics and Planning, based on their previous economic 
modelling of the identified benefits of increasing the supply of beds. This work was 
published in The Case for Investing in Last Resort Housing for the University of 
Melbourne’s Sustainable Society Institute.98 SGS Economics and Planning quantified 
the economic, social and cultural benefits of addressing the failing supply of last resort 
housing, with significant positive impacts on both government administration and the 
community. 

While this study aimed to qualitatively assess the value of a businesses case for 
reducing homelessness via a cost benefit analysis, a workshop with SGS Economics 
and Planning suggested this report take a 50% approach, through considering how 
temporary relocation would impact residents’ health and education outcomes. 

Health cost savings were calculated by SGS Economics and Planning based on The 
Cost of Youth Homelessness in Australia by MacKenzie et al.99 

 

The education figures presented by SGS reflect findings from The drivers of high health 
and justice costs among a cohort young homeless people in Australia100 and The Social 
Value of Community Housing in Australia.101 

The breakdown of costs can be seen in Figure 7, as provided by SGS Economics and 
Planning. Figure 8 shows how this model has been applied to the specific conditions of 
Barak Beacon Estate, including inflation and education impacts based on demographic 
knowledge of families having 1.6 children across the Estate. 

Figure 27:SGS Analysis of household types and benefit categories 

 

 
 

 
98 Witte, E. ‘The case for investing in last resort housing’, MSSI Issues Paper No. 10, (Melbourne, Melbourne Sustainable 
Society Institute, The University of Melbourne, 2017). 
99  MacKenzie, D, et al., The Cost of Youth Homelessness in Australia: Research Briefing (Swinburne University Institute 
for Social Research, the University of Western Australia and Charles Sturt University, 2016). 
www.swinburne.edu.au/news/ latest-news/2016/04/the-cost-of-youth-homelessness-in-australia-.php. 
100  Flatau, P., et al., (2020). ‘The drivers of high health and justice costs among a cohort young homeless people in 
Australia’. Housing Studies, (35)4, 648-678. 
101 Ravi, A., & Reinhardt, C. (2011). The Social Value of Community Housing in Australia. Melbourne: Net Balance. 
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Figure 28: SGS Analysis applied to Flemington Estate residents  
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4. Total building costs of demolition and rebuild of Flemington Estate under 
the High-rise Redevelopment Plan 

 
The total construction costs for HRRP have been calculated using area calculations from 
the Hayball Yield and Massing Study as well as a $5000/m2 construction estimates. The 
breakdown of costs can be found below in Figure 29 and 30 
 
Figure 29:. Total building costs of demolition and rebuild of HRRP Flemington Estate. 

 
 

 

 
 
Figure 30. Total building project costs of demolition and rebuild of HRRP Flemington Estate. 
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5. Resident relocation costs 

The relocation costs for the previous tenants at Flemington Estate have been calculated 
using daily rates per dwelling of $150 as provided in the Supreme Court hearing NO. 
SCI 2020 02563 by Jamin Ben Crawley government representative as well as 
managerial fees of 1.5% of the construction cost also provided in the Supreme Court 
Hearing.102 
 
Figure 31: Total relocation cost associated with the HRRP project. 

 

  

 
102 Supreme Court of Victoria, ‘Affidavit of Jamin Ben Crawly’ in Case NO. SCI 2020 02563 between 
Timothy Hames Sowden and the Director of Housing.   
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6. Liveable Housing Design Guidelines  

The Liveable Housing Guidelines have been assessed by the design team with all 
dwellings meeting all applicable areas as shown in the attachments.
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7. Better Apartment Design Standards 

The Better Apartment Design Guidelines for Victoria have been assessed by the design 
team with the proposal meeting all applicable areas as shown in the attachments except 
for minimum secondary bedroom size. 
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8. Architectural Drawings 
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9. Environmentally Sustainable Design (ESD) Statment 

The energy report was calculated by Makao Sustainability and ESD engineering and is 
provided below. This document shows the proposed design meeting the required 7 Star 
NatHers requirements achieving an average 7.5 stars. 
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10. Life Cycle Assessment 



 

126 

  
 



 

127 

12. Structural Report 
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13. Costings of refurbishment proposal for Flemington Estate  
 
The estimated cost plan for the refurbishment of Barak Beacon Estate t was calculated 
by Melbourne Quantity Surveyors. An executive summary of the cost plan can be found 
in the extract of the report below. The Cost Plan includes allowances for the following:  

● · Preliminaries 
● · Overheads and Profit 
● · Building works 
● · External works 
● · External Services 
● · Demolition 
● · Hard Landscaping 
● · Soft Landscaping 
● · GST 
● · Design contingencies 
● · Construction contingencies 
● · Cost escalation up to completion of construction April, 2027 
● · Competitive Tendering 
● · Security and intercom system 
● · Solar PV System 
● · Asbestos removal 

 
The Cost Plan excludes the following: ·  

● · Design Consultants' fees 
● · Site and services infrastructure upgrades 
● · Automation, IT, AV and communications equipment 
● · Supply authority and headworks charges 
● · FF&E including furniture, window dressings & equipment etc 
● · Cost escalation after April, 2027 
● · Project management fees 
● · Building Permit, Council and sundry fees 
● · Staging costs 
● · Disbursements 
● · Management support costs 
● · Rainwater harvesting 
● · Rock excavation 
● · Site decontamination 
● · Adverse ground conditions 
● · Out of hours works 
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14. Costings of refurbishment and infill proposal for Barak Beacon Estate  
 
 

Figure 32: RRR refurbishment and infill costings for all four towers. 
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15. Excerpt from Ernst and Young – Estimates of Value (Commercial) – Project 
High Rise 
 
The following pages, from the 15-page document, show the future plans for the 
Flemington site with floor areas and dwelling numbers captured in the table. 
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OFFICE 
www.office.org.au 

 

  

OFFICE is a charitable not-for-profit design and research practice based in Melbourne, 
Australia. It is a group of architects, landscape architects, urban designers and 
researchers who assist community groups in advocating for better outcomes within the 
built environment. 
 




