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Introduction 

Commonwealth Government role 
 
The City of Port Phillip (Council) welcomes the opportunity to provide a submission to the Department of Social 
Security’s National Housing and Homelessness Plan - Issues Paper. 
 
The City of Port Phillip acknowledges the proposed broad based and integrated vision and strategies in the Issues 
Paper to increase housing supply and affordability.  It is considered positive that the Commonwealth 
Government recognises the need for diverse solutions for all components of the housing system, and has a 
commitment to engage with and involve diverse and broad sectors in Australia, including local government, in 
seeking to address the current housing crisis in Australia.   
 
The City of Port Phillip also acknowledges the significant and unprecedented financial investment of the Federal 
Government in social and affordable housing, comprising the: 
 

• Housing Australia Future Fund - $11B in a $500M per year perpetual fund, targeting 30,000 new social and 
affordable housing dwellings between 2023 - 2028.  This includes the $500M Housing Support Program for 
state and local governments to kick-start new housing in well located areas.  

 

• National Housing Accord - $3B in performance-based funding targeting 10,000 affordable housing dwellings 
between 2024 - 2029. 

 

• Social Housing Accelerator - $2M additional funding to States targeting new social housing units ($496M for 
Victoria, estimated to deliver 769 dwellings in Victoria) between June 2023 - June 2025. 

 
The City of Port Phillip believes the following will be required to address the scale and breadth of the housing 
supply and affordability problem: 
 

• The combined roles, efforts and investment of all sectors in Australia - the three levels of government, and 
the community housing, charitable, philanthropic and private sectors to tackle the extent of the housing 
supply and affordability crisis facing Australia. 

 

• Housing options which address the continuum of housing need - from persons with no income or are 
homeless (rough sleeping), to very low and low income, and to moderate income up to the 7th income decile 
(the lower 70% of the income range).   

 

• Solutions across the full spectrum of affordable housing products - from supported social housing for 
persons experiencing homelessness (rough sleeping) to affordable private rental and home ownership. 

 
The continuum of housing need and the spectrum of housing products across the housing system is provided in 
Diagram 1 on page 4.  This illustrates how the depth of subsidy from government decreases along the spectrum, 
from products targeting homelessness and social housing, to products targeting private affordable housing for 
moderate income households. 
 
It is important that government continue to invest in housing types and products addressing households with 
the greatest need: from homelessness, via supported social housing (e.g. the Common Ground model), to very 
low and low-income cohorts, such as via social (public and community) housing.  This is due to the necessity  
of government funding and subsidy for housing that targets persons in the greatest need, which the private 
sector generally will not invest in.   
 
As investors and developers are not interested in products requiring a deep subsidy, this provides a rationale for 
the benefits of encouraging and facilitating expansion of the nascent private affordable housing sector in 
Australia, in parallel with increasing the size of the social housing sector.   
 
However, where private developers invest in affordable housing targeting very low or low-income households, 
and provide suitable safeguards for maintaining affordability over a long period, they should not be excluded 
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Sections of the Issues Paper this submission responds to: 

This submission responds to all the following seven focus areas in the Issues Paper, and the 55 questions under 

the focus areas (shown in blue text): 

3.1 Homelessness 
 
3.2 Homelessness services 
 
3.3 Aboriginal and Torres Strait Islander housing 
 
3.4 Social housing 
 
3.5 Housing costs, home ownership and the rental market in Australia 
 
3.6 Planning, zoning and development 
 
3.7 The Impact of Climate change and Disasters on Housing Security, Sustainability 
and Health 

 

3.1 Homelessness 
 
City of Port Phillip warmly welcomes the Australian Government’s Housing and Homelessness Plan - Issues 

Paper, as it presents a great opportunity to highlight the high levels of housing stress and increasing numbers of 

vulnerable groups at risk of homelessness and the lack of affordable housing which heavily impacts upon 

individuals and communities served by this council. The City of Port Phillip has a key role to strongly advocate on 

behalf of our community. Homelessness is everybody’s responsibility and can happen to anybody. 

 

The submission is based on positions articulated in a number of relevant Council policies:  

• City of Port Phillip’s Council Plan 2021-2031 

• City of Port Phillip Housing Strategy In Our Backyard 2015-2025 which provides a clear overview and 

assessment of the housing situation in the City of Port Phillip, highlighting key areas of concern and 

Council’s response to these concerns, and 

• City of Port Phillip’s Homelessness Action Strategy Think & Act 2015-2021. 

 

It is hoped that this consultation process will result in far reaching change which sees the approach to 

responding to and preventing homelessness more integrated across all three levels of Government and all 

sectors of the community. Local Governments can have a central role to play in ensuring homelessness and the 

impact of the critical lack of housing is raised in ways that will increase community consciousness and 

understanding, and therefore build community cohesion. 

 

Council believes that a safe and secure home is essential to facilitating sustainable social connections and building 

a fully inclusive community. It also recognises that a social model of health is based on the premise that people’s 

social and economic circumstances strongly affect their health throughout their life. Homelessness is a critical 

health and wellbeing issue. 

  

Council recognises that: 

• Housing is a basic human right.  
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• Anyone can experience homelessness. 

• A range of support services and housing is needed to prevent someone becoming homeless. 

 

All three levels of government need to work together to help people move out of homelessness, sustain housing 

outcomes and increase neighbourhood connectiveness.  

 

Council’s understanding of homelessness 

The City of Port Phillip endorses a broad definition of homelessness which recognises the wide range of situations 

encompassed by the term ‘homelessness’ and the vulnerability of particular groups experiencing it. It views 

homelessness as a process in which both structural factors and individual experiences play a causal role.  

 

Every individual can experience homelessness in a unique way, but there are also recurrent themes in these 

experiences, including the over-representation of Indigenous people and older people (45+) in the local 

homelessness (rough sleeping) population; the interconnections between homelessness and health, including 

mental health; the vulnerability of older people receiving lowest levels of income support for long periods of time, 

those who are marginally housed, and those with a chronic illness or a disability, particularly an acquired brain 

injury and post- traumatic stress. Although Port Phillip comprises a high proportion of young, educated 

professionals, it is also home to older people, families and single parents, those who are unemployed, and those 

on low incomes. 

 

A key priority of Council is to responding to people experiencing homelessness or who are at risk of 

homelessness, and, consequently, has added to its well-established affordable housing strategies by developing 

specific homelessness action strategies which have also been aligned to a series of Council Plan directives and 

the Municipal Health & Wellbeing Plan.  

 

In November 2018 Council unanimously endorsed the ‘Everybody’s Home Campaign’ and its key objectives: 

 1. Support for First Home Buyers, 

 2. A National Housing Strategy,  

 3. A better deal for renters, immediate, 

 4. Relief for renters in chronic rental stress,  

 5. A plan to end homelessness by 2030. 

 

Supporting Everybody’s Home aligns closely with Council core objectives of promoting inclusion and pathways 

for people to move out of homelessness; that all community members feel included, safe and supported, 

regardless of their age, background or abilities embrace difference and people belong and that we maintain 7% 

proportion of housing stock remains social housing. The Commonwealth Government has the greatest capacity 

to improve housing affordability over the long term though its taxation and policy levers, including the National 

Housing and Homelessness Agreement and the National Housing Finance and Investment Corporation and 

taxation policy, but all three levels of government are needed to reduce homelessness and growing affordable  

housing. 

  

Council has an enduring commitment to social justice and recognises homelessness, primarily a housing 

problem, as a priority. Affordable housing is consequently an important element of the council’s strategy to help 

those experiencing housing stress at risk of homelessness and those who currently have no home from 

becoming homeless.  
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Human rights principles inform council’s approach to people experiencing homelessness (rough sleeping), and 

local government responsibilities of managing public space, working in a targeted way to ensure the rights and 

interests of vulnerable people, who are sleeping rough, are also met. The council is legally obliged as a public 

authority within the Victorian Charter of Human Rights and Responsibilities 2006 to consider human rights when 

it makes laws, develops policies and provides services. The council’s responses to homelessness are in 

accordance with this Charter. 

 

Council believes that local government is the closest level of government to the community and plays a key role 

ensuring people have access to affordable, secure housing and support required to sustain tenancies and 

develop a sense of belonging to their community in partnership with State and Federal government.  

 

Council’s approach is consistent with the aims of the Victorian Local Government Act that requires local 

government authorities: 

• Consider the diverse needs of their local community in decision making. 

• Provide leadership by establishing strategic objectives and measure achievements. 

• Advocate for the interests of their local community to other communities and 

• Governments. 

 

In 2020 and 2023 Council resolved to contribute $4.755M and a $365K valued surplus lane to a partnership with 

St Kilda Community Housing and Homes Victoria for the construction of a 26-unit Common Ground facility in 

Wellington Street, St Kilda, to house persons experiencing homelessness (rough sleeping) - for details refer to 

Section 3.4, response to Question 10. 

 

1. What are the different challenges for people experiencing homelessness in urban, 
regional, and rural areas? 
 
Australia is one of the few countries that counts homelessness in its national census. In addition, the Australian 

Institute of Health and Welfare (AIHW) collects detailed data on people who use government funded 

homelessness support services. The greatest increase in homelessness has been in inner city areas of capital 

cities. The Australian Homelessness Monitor Australian Homelessness Monitor 2022 (launchhousing.org.au) 

reports that the Australian Bureau of Statistics (ABS) shows that homelessness has increased the most in capital 

cities and that generally rates of increases have been highest in the inner-city areas.  

    

The Monitor also reports that rough sleeping is increasing at a faster rate than other forms of homelessness. The 

ABS show that nationally, rough sleeping grew by 20% between 2011 and 2016 but decreased by 6.9% between 

2016 and 2021.  There is a high degree of diversity between states: rough sleeping increased in Western 

Australia by 113.8% and decreased in New South Wales by 62.8%. There was also the impact of the COVID-19 

Pandemic period’s Homeless to a Home H2H program in Victoria. This was especially true in the City of 

Melbourne which recorded a 200% increase in rough sleeping. Our key rough sleeping program, Port Phillip Zero 

(and the 2021 Census) has indicated that rough sleeping decreased in CoPP from the 2016 Census (107 persons) 

to 2021 Census (33 persons). 

  

Older people represent the fastest growing cohort of people experiencing homelessness.  Older people in the 

55-74 age group, in particular single women, were the fastest growing group experiencing homelessness in the 

2016 Census. In the decade to 2016, this group grew by 55%. This is also reflected in the AIHW data on service 

use. This service issue showed a 26% increase over the past three years where old age was identified as a 

presenting service issue. 

 

Our data suggests people who are rough sleeping have likely experienced other forms of homelessness (crisis 

accommodation services, couch surfing, marginal or extreme over- crowded housing) prior to sleeping rough. 
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3.2 Homelessness services 
 

1. What are the main challenges in addressing chronic and repeat homelessness? 
 
In Port Phillip, the main challenges have been typical of most municipalities in Australia: 

 

• A lack of affordable private rental housing, with less than 1% (0.6%) being affordable. 

• Inadequate and ageing social housing (6.5% of total dwellings or 4,203 units), with long waiting lists 

 

Over the past eight years of Council’s Homelessness Action Strategy - Think and Act, the CoPP’s Housing and 

Homelessness Service has worked with over a 12,00 people aged over 50 to assist them to apply for a range of 

housing and support, many experiencing homelessness for the first time in older age. 

 

The CoPP has also directly assisted over 400 people aged 50 or more to move into social housing locally, most 

through the CoPP’s nomination rights to 437 units in five public housing estates with older persons’ units.  These 

estates had cash or land contributions from the former Cities of Port Melbourne, South Melbourne and St Kilda 

in the 1960s and 1970s). Over 50 % of these people were long term residents on low incomes, mainly receiving 

Centrelink Jobseeker benefits for multiple years due to changes in being able to access to a Disability Support 

payment or an Age Pension. Nearly all were losing their private rental housing.  

 

2. What housing or dwelling models may need to be considered to provide appropriate 
options for people experiencing chronic and repeat homelessness? 
 
The City of Port Phillip recommends widespread delivery of supported social housing using the Common 

Ground housing model.  Using a Housing First approach, this model has already proven successful in Australia 

and overseas, and features on-site support and services for those who have experienced homelessness (rough 

sleeping) with needs ranging from health and allied health issues to counselling, social skills, and income and 

employment support.   

 

In Port Phillip, Council is supporting the delivery of a 26-unit Common Ground facility based on Housing First 

principles on Homes Victoria owned land in Wellington St, St Kilda, which had existing social housing that is no 

longer fit for purpose. This facility will provide supported social housing with on-site ‘wrap around’ support 

services provided in on-site facilities, under a partnership with Homes Victoria, and St Kilda Community Housing 

Ltd which will deliver the facility.  Construction will commence in late 2023 and be completed in July 2025 (refer 

to details in Section 3.4, response to Question 10). 

 

Delivery of the project will help address the level of rough sleeping in the City, which had increased post-COVID. 

This project will support Council’s role in a coordinated service delivery response to rough sleeping, through   

allocation of dwellings to persons on the Port Phillip Zero program’s By-Name List (refer to case study in Section 

3.1, response to Question 1). 

 

3. What are the medium and longer-term steps that can be taken to ensure we have 
a more consistent and coordinated service system to support people who are 
experiencing or at risk of homelessness? 
 
 
Refer to the four recommended roles for government (Section 3.1, response to Question 3 b above). 

 
4. What are the best specific early intervention approaches to prevent someone 
becoming homeless? 
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A holistic approach, across different sectors and all levels of Government, is required to address the scale of the 

affordable housing challenge; incorporating policy, funding/financing, innovative delivery models and supporting 

governance arrangements. In addition to the social housing system the planning system is an essential part of 

the solution and needs to be further strengthened to ensure more affordable housing is delivered on the ground.  

To this end: 

 

• Affordable housing must be regarded as essential infrastructure - a point already recognised by 

Infrastructure Victoria with affordable housing listed as one of the State’s three top priorities. 

 

• It is vital that there are planning mechanisms that offer certainty for delivering new affordable housing. 

 

• Bold intervention is required by the Federal Government in co-operation with State Governments. Current 

policy and mechanisms in Australia are not responding to the scale of the housing affordability crisis and this 

needs to be redressed without delay. 

 

• There is an urgent need for the introduction of a mandatory state-wide planning mechanism, in addition to 

improving use of voluntary housing agreements (City of Port Phillip - Final Submission - Ministerial Advisory 

Committee on Planning Mechanisms for Affordable Housing Nov. 2019). 
https://www.portphillip.vic.gov.au/media/gswomiab/copp submission to mac final 20-nov 2019.pdf 

 

• To address the decline in social housing and overall housing affordability, it is 

        recommended that: 

 

− Develop and advocate for a holistic approach, across different sectors and all levels of Government, to 

address the scale of the affordable housing challenge; incorporating policy, funding/financing, 

innovative delivery models and supporting governance arrangements. 

 

− Commonwealth and State and Territory Governments continue to establish a dedicated funding 

streams to ensure a continual program of new social housing stock, upgrades and renewal of existing 

social housing stock, such as the Commonwealth’s Housing Australia Future Fund, National Housing 

Accord and Social Housing Accelerator, and the Victorian Government’s Homes for Victorians and Big 

Housing Build. 

 

− The level of investment provided through this funding stream, combined with other measures (e.g. 

changes to planning), would be sufficient to maintain social (public and community) housing levels in 

Victoria at 3.5% of total dwellings (refer to projected social housing shortfall in section 3.4, introductory 

response).  

 

− The Federal Government reach agreement with the State Governments for the capacity to use State 

planning systems in a consistent manner to deliver significant new social and affordable housing 

through a combination of: 

− Enhanced ‘value sharing’ mechanisms - where additional development yield above the 

nominated level is ‘paid for’ through the delivery of social and affordable housing, e.g. density 

bonus systems.  For example, in Victoria these ‘opt-in ‘models are available under the current 

system of Voluntary Planning Agreements. 

− Inclusionary mechanisms - mandated requirements for inclusion of a specified proportion of 

social and affordable housing within a development, or payment of a cash-in-lieu contribution 

to enable housing to be delivered elsewhere in the area. 
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5. In what areas of the homelessness service response are people who are 
experiencing or at risk of homelessness not getting the support they need? 
 
People are not getting the support they need right across the system. People are ‘turned away’ from entry 
points, wait for months to access supported crisis accommodation, and wait for many years to access public or 
community housing. 
 
6. How can the availability of accessible (particularly in relation to the physical 
environment) crisis and/or transitional accommodation be increased in the short 
to medium-term? 
 
The City of Port Phillip does not have a response to this question. 

 

7. What strategies can be used to build awareness of available services and supports 
for people who are at risk of homelessness or experiencing homelessness? 

The City of Port Phillip does not have a response to this question. 
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3.3 Aboriginal and Torres Strait Islander housing 
 
1. What are the main cultural, social and economic factors that must be considered by 
governments and providers (including ATSICCHOs) when considering how to 
improve housing outcomes for Aboriginal and Torres Strait Islander people? How can 
governments best work with communities and the Aboriginal community controlled 
housing sector to support better housing outcomes for Aboriginal and Torres Strait 
Islander people, including embedding the Priority Reforms of the National Agreement 
on Closing the Gap and promoting self-determination? 
 
There are five approaches which may be considered to improve housing outcomes for Aboriginal and Torres 
Strait Islander communities: 
 
1. Apply culturally sensitive approaches:  
 

• Ensure that housing designs and locations respect the cultural traditions of Aboriginal and Torres Strait 
Islander people. 

• Promote self-determination and foster a more inclusive culturally safe environment for community 
interaction, such as cultural gathering spaces, to accommodate extended family members and offer 
supporting services (housing, employment, healthcare) that can connect with families in culturally safe 
environments. 

• Encourage housing services to collaborate with Traditional Owners and community members to incorporate 
cultural practices in housing design and construction, strengthening community trust. 

• Governments and housing providers should invest in cultural competency training for their staff to increase 
their understanding of Indigenous cultures and histories. 

• Establish cultural advisory groups consisting of Aboriginal and Torres Strait Islander community members 
and leaders to provide guidance on housing initiatives. 

 
2. Use social co-design: 
 

• Directly engage with local Aboriginal and Torres Strait Islander communities through cultural gatherings and 
working groups. Seek advice and input to ensure that housing solutions meet their cultural needs and 
aspirations. This will encourage and empower communities to make decisions about their housing solutions, 
ensuring they have the final say in designs, locations, and programs. 

• Recognise the importance of family and community structures in Aboriginal and Torres Strait Islander 
communities. Housing should accommodate these structures and promote community cohesion. 

• Consider education and employment pathways to enable social and economic participation. Having a 
cultural gathering space in or near the facility will provide a safe space for members to engage with services, 
offering opportunities for community members to learn skills in housing maintenance, construction, and 
management. 

 
3. Improve economic impacts and develop employment opportunities: 
 

• Ensure that housing solutions are affordable for Aboriginal and Torres Strait Islander households. 

• Offer a mix of public housing, rent subsidies, and homeownership programs to accommodate the diverse 
economic circumstances of Indigenous households. 

• Promote financial empowerment through skill development, job creation, and self-determination within 
communities to improve financial independence. This can be achieved by collaborating with Aboriginal and 
Torres Strait Islander organisations. 

• Provide resources for community members to learn skills in housing maintenance, construction, and 
management. 

• Create pathways for the employment of additional Aboriginal and Torres Strait Islander people in roles 

dedicated to community liaison. 

• Stable, long-term funding for housing initiatives to provide continuity and certainty for communities and 

organisations. 
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people, including increasing the capacity and capability of ATSICCHOs? 

 

The City of Port Phillip does not have a response to this question. 
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3.4 Social housing 
 

Research from early 2000 has shown that the housing market in Port Phillip is buoyant with demand for all types 

of housing outstripping supply, which has led to some of the most expensive prices in the country and 

affordability problems for households earning less than $100,000 per annum.  

 

As a result, Port Phillip has experienced decades of high housing stress; issues associated with housing in Port 

Phillip include changing demographics, community concern over the impact of residential development on 

neighbourhood character, and continuing unmet demand for crisis accommodation evident in the high daily turn 

away from existing services, the dramatic loss of local affordable private rental stock including private rooming 

houses, the under supply of transitional housing and the lengthy wait and for most on indefinite wait for social 

(public and community) housing. 

 

Swinburne University estimates that to meet current and projected demand for social housing, Victoria requires 

the delivery of 30,800 new social housing dwellings by 2031 and 60,200 new social housing by 2051 would be 

required. To achieve this, an average of 3,000 new dwellings per year until 2031, and over 1,800 dwellings per 

year between 2031 and 2051 will need to be delivered (Burke, T, Quantifying the Shortfall of Social and 

Affordable Housing, T. Burke, Swinburne University of Technology, 2016 Paper to Inner Melbourne Action Plan 

Forum 31 August 2018). 

 

1. What is the role of social housing for low-income Australians? 
 
Social housing provides an essential safety net for very low and low-income households unable to have their 

needs met in the private rental market, because rents are unaffordable, or housing is not suitable, e.g. diverse in 

size or accessible to persons with a disability. 

 

Over the last 10 - 20 years the housing affordability problem has deepened and broadened from affecting the 

lower 50 - 60% of the income range of residents in 1995, to affecting the lower 70% of the income range by 

2015.  This has impacted the ability for local businesses, agencies, and government to recruit: 

• Low-income wage earners - such as cleaners, café workers, childcare workers, home and community care 

workers, and aged care workers.  

• Moderate-income households - including key workers such as nurses, teachers and police.      

 

The City of Port Phillip has experienced two decades of private rental affordability no longer existing anywhere in 

our municipality - an extremely significant issue for our long-term low- income households.  This has resulted in 

low and very low-income households, and increasingly moderate-income households either becoming homeless, 

living in substandard housing, or attempting to relocate to outer suburban locations where: 

• Locational accessibility is poor - limited social connections, and access to public transport, support services 

and employment opportunities. 

• Housing variety is limited to non-existent - poor variety of housing diversity to cater for differing household 

types and sizes.  

 

As social housing levels are inadequate for very low and low-income households, and moderate-income 

households are largely ineligible for social housing, this highlights the importance to both increase the levels of  

 

 

social housing in Australia, and to develop a viable private affordable housing sector, to provide greater housing 

choice and lessen the reliance on government funding for social housing.  
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The capacity of Local Government to form partnerships and / or make cash or land contributions to increase the 

supply of social housing would vary across Australia, from municipalities which do nothing, to organisations 
which have established policy and programs. 
 
The City of Port Phillip has been actively involved in many partnerships with the State Government and 
community housing organisations over a 38-year period. This exemplifies the capacity of local government to be 
a serious partner and participant in addressing the housing crisis in Australia at the local level. 
 
Some of the achievements of this role are summarised below: 
 

• A policy framework supporting Councils affordable housing roles - comprising the Council Plan, a municipal 
Housing Strategy (currently being renewed), a homelessness strategy, Think & Act - Homelessness Action 
Strategy 2015 - 2020 (currently extended in use) and an affordable housing strategy, In Our Backyard - 
Growing Affordable Housing in Port Phillip 20015 - 2025.  
 

• Delivery of 806 units of community housing - through various roles over a 38-year period (1985 - 2023): 
direct provision when Council was a developer of community housing between 1985 - 2006, direct cash and 
land contributions to the Port Phillip Housing Trust and other partners between 2005 - 2023, use of 
negotiated planning agreements in the Fishermans Bend Urban Renewal Area, and project facilitation and 
brokerage. 

 

• Contribution of $60.5M in cash, land and transferred Council housing project value - to the Port Phillip 
Housing Trust between 2005 and 2023, which Council established in 2005 - 2007 to grow local community 
housing (refer to the Kyme Place and Marlborough Street project examples below). 

 

• Contributing to a Common Ground supported social housing project - a recent contribution of $4.755M 
and a surplus lane to a project to house persons who were homeless (rough sleeping) being delivered by St 
Kilda Community Housing (refer to the Wellington St project outline below). 

 

• Supporting public housing renewal projects - Homes Victoria’s redevelopment of two public housing 
estates in Port Phillip, including a $30,000 contribution to a masterplan for the redevelopment of the 
Emerald Hill Court Estate in South Melbourne (refer to outline below). 

 
Some recent project examples comprise: 
 

• Contribution of land / air space for the development of community housing - such as contribution of air 
space over replacement public car parks, which is a housing model pioneered by the City of Port Phillip with 
the ‘Woodstock’ project in Balaclava developed by the City of Port Phillip, e.g: 
 

− Kyme Place, Port Melbourne - Council contribution of air space ($2.45M value) to a project developed 
by HousingFirst under the Port Phillip Housing Trust in 2012, comprising a 27-unit community housing 
project and replacement public car park, targeting single persons.  This partnership included the 
former Department of Housing & Human Services (refer to photo below).  

 

− Marlborough St, Balaclava - Council contribution of a 1,800 m2 car park ($5M net value) to a project 
developed by HousingFirst in 2023, comprising a 46 unit community housing development and 
replacement basement public car park, targeting families, older persons and persons with a disability. 
This partnership included Homes Victoria (refer to photo below). 
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Kyme Place community housing,                 Marlborough Street community housing, Balaclava (Source: HousingFirst) 
Port Melbourne (Source: City of Port Phillip) 

 
 
• Wellington St, St Kilda - Council initiation of this project, and contribution of $4.755M cash and a surplus 

lane ($365K value) to the delivery of a 26-unit Common Ground facility (supported social housing) on Homes 
Victoria land, targeting persons experiencing homelessness (rough sleeping). This is being delivered by St 
Kilda Community Housing in partnership with Homes Victoria - commencing construction late 2023. 

 
 
 

                             
 
                                      Wellington Street Common Ground project, St Kilda (Source: St Kilda Community Housing / Shaw Architecture) 
 
 

• Emerald Hill Housing & Health Precinct Masterplan - Council contribution of $30,000 towards preparation 
of this masterplan for the redevelopment of the Emerald Hill Court public housing estate, South Melbourne, 
in partnership with Homes Victoria.  The masterplan is in the process of being developed. 
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assisting the development of a proposed ‘Affordable Housing Register’, which was initiated by Housing All 
Australians, and being created by PEXA with involvement of Homes Victoria and other parties.  This aims to 
provide a publicly accessible data base on affordable housing voluntary planning agreements with the private 
sector, capable of measuring the quantum of private affordable housing in Victoria.  Subject to its effectiveness, 
this may extend to being a tool available to be used across Australia. 

 

Affordable housing 
 
1. How can governments encourage delivery and availability of affordable housing in the short, 

medium and long-term? How can governments partner with institutional investors to support 
more housing development (particularly affordable housing)? 

 
Refer to the response to question 3. 

 
2. How can governments work with institutional investors to support more housing 

development (particularly affordable housing)? 
 
Local government has no role in working with institutional investors in increasing the supply of affordable 
housing, as it is a role beyond the capacity of local government, unless it has large land holdings in high land 
value areas able to be developed with institutional funding.   

 
3. How can all levels of government incentivise affordable, resilient housing options in new 

builds, and affordable retrofitting for existing housing? 

As outlined in the Introduction to this submission, new private affordable housing products are required to 

provide greater housing choice, to address the deepening and broadening of the housing affordability crisis, in 

particular to moderate income households who are ineligible for social housing, and introduce new investors 

into the housing supply system to reduce demand for and reliance on government funding of social housing.  

The private sector is particularly interested in delivering ‘build to rent’ housing.  However, almost all build to rent 

housing is unaffordable, as it rents for a premium to attract permanent renters looking for an alternative to 

home ownership by providing more extensive facilities and services.  

To encourage genuinely affordable build to rent housing, incentives will be required to subsidise discounted rent 

targeted at low and moderate-income households. Any incentive will be lower than government subsidies for 

social housing, as private affordable housing primarily targets moderate income households, as illustrated by 

diagram 1.  

Commonwealth Government 

The Commonwealth Government should consider introduction of a taxation incentive (credit) targeting private 

developers or their investors who provide affordable rental housing to low-income households.  

In contrast to tax reform associated with negative gearing or capital gains tax, which is politically sensitive, such 

a credit incentivises private sector delivery of affordable build to rent housing.  In the USA, this has been 

successfully achieved over the last 50 years under the 1986 Tax Reform Act, by the Low-Income Housing Tax  

Credit (LIHTC), which has been the largest contributor of affordable rental housing in the USA, and has received 

bi-partisan support over this period (refer to details in the box below).  Introduction of such a tax incentive could 

potentially be attractive to institutional investors, such as superannuation funds, which typically finance build to 

rent development. 
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3.5 Housing costs, home ownership and the rental market in 

Australia 

1. What should the most important (long-term) and/or immediate (short-term) housing 
market policy focus be, across all levels of government, over the next 10 years? 
 
The now permanent lack of home ownership affordability is having a significant flow on effect across other 
housing sectors: purchasers unable to afford their mortgages, or unable to enter into home ownership, are being 
forced to permanently rent in the private market. 
 
This is placing upward pressures on an already unaffordable private rental market with low vacancy rates, 
forcing renters into greater housing stress. This in turn is increasing demand for social housing, which the social 
housing sector is unable to meet.   
 
Ultimately this ‘chain reaction’ is increasing homelessness. 
 
There are no simple panaceas to this profound housing system problem. Many different solutions and 
interventions are required to reduce this housing problem, without reliance on home ownership grants, which 
have an inflationary effect on housing prices, or housing supply strategies, which will take decades to address 
and will not directly provide models for affordable home ownership.   
 
Australia also needs new housing tenure models, as the traditional housing and land package is no longer 
affordable for a large proportion of Australians.  One new tenure model is to promote the potential of 
Community Land Trusts (refer to case study below).  
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6. What role can housing by design play in improving housing supply and affordability? 
 

The City of Port Phillip does not have a response to this question.  

 
Rental Properties 
 
7. How can flexibility, accessibility (particularly in the physical environment), affordability 
and security be improved in the rental private market, particularly for low-income 
earners? 
 
The inability for a large proportion of aspiring homeowners to now afford home ownership, and the growing 
proportion of Australians forced or choosing to permanently rent, requires a range of solutions to creating 
access to affordable and appropriate private rental housing: 
  

• Incentivising the private sector to provide genuinely affordable build to rent housing targeting low and 
moderate-income households, via establishment of a tax credit program similar to the highly successful and 
long-lasting US Low Income Housing Tax Credit.  (for details refer to Section 3.4, Affordable housing, 
response to question 3 above). 
 

• Incentivising long-term private rental housing leases of 5 - 10 or more years, e.g. through tax deductions. 
 

• Introducing uniform, strengthened tenant rights under rental leases, similar to as is being introduced in 
Victoria under its Housing Statement, September 2023. 

 

8. Are further wrap-around supports required to support vulnerable Australians in the 
private rental market to maintain their tenancies? Are there any examples of effective 
models that could be scaled up? 

In Victoria, the Private Rental Assistance Program (PRAP) is a preventative intervention service that provides 

holistic support to households in private rental housing who are experiencing or at risk of homelessness. 

Guidelines on running PRAP programs for service agencies are provided by the Victorian Department of Families, 

Fairness and Housing (formerly DHHS), which aims to prevent or end homelessness and housing crisis by:  

• Rapidly rehousing people capable of sustaining private rental after initial support. 

• Supporting at risk households to sustain affordable and appropriate housing in the private rental market. 

• Assisting people who currently live in crisis, transitional or social housing to become independent in the 
private rental market. 

 
Refer to https://fac.dffh.vic.gov.au/sites/default/files/2019-11/PRAP%20Guidelines%20revised%202019.pdf 
 

Examples of two agencies running effective PRAP programs are Launch Housing and St Vincent Care: 
Private Rental Support (launchhousing.org.au)  
Private Rental Assistance Program | VincentCare 
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Addressing the affordability crisis is complex and requires a cross government and cross sector approach. 
Historically, Port Phillip has made a strong and long-standing commitment to increasing the level of affordable 
housing available in the municipality. We are among the first councils in Victoria set up community housing 
reserve to direct fund social housing. 
 
However, council’s ability in applying planning tools to facilitate affordable housing is constrained by a voluntary 
planning framework here in Victoria. In Victoria, affordable housing can only be facilitated by the planning 
system through voluntary agreements. This means that we cannot impose mandatory request for affordable 
housing contribution from private development. This can create significant confusions and uncertainties for both 
council and landowners alike in terms of where, when, and how affordable housing should be required.  
 
Navigating a voluntary planning system is not only perplexing for landowners but also extremely resource-
intensive for council planners, community housing sectors, and developers. Months are often spent on 
negotiations without achieving a final outcome for affordable housing. 
 
The City of Port Phillip (CoPP) has consistently advocated to the Victorian Government for the implementation of 
Inclusionary Zoning (IZ). This is a long-term strategy for planning and zoning reform.  The City of Port Phillip 
supports Infrastructure Victoria's 30-year strategy, which recommends an immediate change and active 
application of planning rules to provide affordable rental housing for Victorians with very low incomes in areas 
earmarked for increased residential development. 
 
Rather than each local council undergoing an arduous and costly process to amend their local planning schemes, 
it is imperative for federal and state governments to take the lead in establishing a nationwide framework for 
this mandatory system. Consistency is paramount for effective planning controls. Without such uniformity based 
on a national framework, private investment may shift from one local government to another and from one 
state to another. 
 
It is important to emphasize that incentives are necessary to support this mandatory system. Achieving this 
requires a substantial increase in affordable housing funding. This increase will incentivize and support the 
private sector in developing affordable housing stock and enable the community housing sector to assume 
responsibility for the long-term management of affordable housing units. The City of Port Phillip (CoPP) has long 
advocated to the Victorian Government for the establishment of Inclusionary Zoning (IZ) and supported 
Infrastructure Victoria 30-year strategy which recommend to ‘Immediately change and actively apply planning 
rules to provide affordable rental housing for Victorians on very low incomes in places re-zoned for more 
intensive residential use’.  
 
Lastly, there is a need for a centralised, regulated system to ensure that affordable housing delivered in private 
developments remains affordable in perpetuity. This is important to facilitate innovative affordable housing 
products that are largely provided by the private sector without the public value being exploited, such as 
affordable build to rent, shared equity housing, rent to buy schemes, and key worker housing.   Currently there is 
no effective, broad based approach to monitor and enforce affordable housing voluntary planning agreements, 
such as penalties for non-compliance. The Commonwealth Government can play a role in negotiating a national 
approach through National Cabinet which standardised requirements and provides consistency and certainty for 
the private sector and local government.  
 
Delivery of affordable and social housing under voluntary planning agreements is also constrained by costly 
Owners Corporation fees under State Owners Corporation legislation, such as the Victorian Owners Corporation 
Act. This prevents setting affordable fees for community housing organisations, as this predetermines  
 
requirements for future Owners Corporations. A national approach to States and Territories enabling affordable 
fees for social and affordable housing could address this issue, and encourage greater partnerships between the 
private sector and the community housing sector under voluntary planning agreements.  
 
 
 
 
 
 













  

 

 




