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1. Executive Summary 
This report has been prepared in relation to the proposed development of Parcel A 111 Queens Parade and 433 
Smith Street, Fitzroy North (former Fitzroy Gasworks) (‘the Site’).  

The purpose of this report is to satisfy the requirement set out in the Fitzroy Gasworks Development Plan that: 
“Any future planning permit application is to be supported by a report that sets out how the development response 
aligns with the requirements of section 7.2 (of the DP), and at a minimum specify … how the development will respond 
to the following requirements:  

 Affordable Housing response including percentage of total dwellings, number and proportion of studio, 1 
bedroom, 2 bedroom and 3+ bedroom dwellings and alignment with assessed housing need.  

 The indicative location within the development and individual buildings, including confirmation that the 
dwellings will be externally indistinguishable from other dwellings, and the proposed maximum number of 
Affordable Housing units for any single floor.  

 Evidence establishing that the arrangement is expected to result in an appropriate affordability outcome for 
an Eligible Household, defined in accordance with the Planning and Environment Act 1987 (The Act).  

 Demonstrate how the proposed ownership, management and/or legal agreements supports the delivery of 
Affordable Housing.  

 Status of Affordable Housing delivery across the Fitzroy Gasworks Precinct.” 

This report includes a summary of the Affordable Housing proposal for Parcel A and demonstrates how the proposed 

Affordable Housing will be: 

 Appropriate in terms of dwelling size, amenity, and location within the Precinct 
 Affordable in terms of rent and tenure blind for the Build to Rent (BTR) product 
 Allocated to Eligible Households 
 Managed as Affordable Housing for an appropriate term. 

Fitzroy Gasworks Parcel A Affordable Housing Proposal 

Fitzroy Gasworks Parcel A is proposed to comprise two buildings that deliver two different Affordable Housing 
approaches: 

Affordable Housing 
approach 

Forecast Total Dwellings Affordable Housing 
Dwellings 

Forecast date of 
occupancy  

Building L 

Social Housing as 
defined by the Housing 
Act 1983  

120 apartments 120 dwellings  

(10% of total precinct 
dwelling yield) 

Mid 2025 

Building M 

BTR 

(30% to be made 
available as Affordable 
Tenancies to moderate 
income households) 

~238 apartments ~71 dwellings  

(6% of total precinct 
dwelling yield) 

Mid 2025 

Parcel A Total ~358  ~191  Mid 2025 

  (~16% of total precinct dwelling yield. Final percentage is 
dependent on final yield delivered in Parcels B and C.  On 
current projections of Precinct yield, Parcel A delivers over 
three quarters of the 20% affordable housing requirement). 

Table 1 Summary of Parcel A Affordable Housing Proposal  
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The Minister for Planning has set out a range of ‘matters’ that must be considered when assessing that an 
arrangement is expected to result in an appropriate affordable housing outcome (see Figure 1).  Table 2 summarises 
how these matters have been addressed within the two buildings in Parcel A.  

Further detail on all these matters, as well as how this proposal responds to the assessed Affordable Housing need, 
is contained in the following sections of this report. 
 

Government listed 
matter 

Building L 

Social Housing 

Building M 

BTR 

Allocation 
100% of the dwellings will be allocated 
to eligible households on the Victorian 

Housing Register 

30% of affordable dwellings will be allocated to 
eligible households via a system to annually validate 

that households earn within the designated 
Affordable Housing moderate income ranges 

Affordability 
Social housing price points are 

typically capped at 30% of household 
income 

Affordable Rental rates are determined using 
moderate income ranges prescribed within the 

Planning and Environment Act, with rents being set 
periodically using approximately 30% of household 

income bands.  If electricity or other authorities’ costs 
are included the Affordable Rental rates, then a 

reasonable allowance may be determined to cover 
cost in addition to the 30% of household income 

calculation. The process for Affordable Rent setting 
is described in detail in Appendix B. 

Longevity of benefit 

Building under the control of the 
Director of Housing and provided in 

perpetuity for Victorians on the 
Victorian Housing Register 

Provided for a period of at least 15 years, with a 
review within 10 years. 

Section 173 Agreement to set out this arrangement. 

Tenure  Rental product 
Rental product. Tenants will be offered leases up to 

3 or 5 years.   

Type (Built Form) 

The following proposed dwelling 
mix is consistent with the 

Affordable housing dwelling mix 
outlined in the Development Plan: 

 

40% 1-bedroom apartments 
50% 2-bedroom apartments 

10% 3-bedroom apartments 

The following proposed overall dwelling mix is 
consistent with the Affordable Housing dwelling mix 

outlined in the Development Plan: 
 

53% 1-bedroom and studio apartments 
40% 2-bedroom apartments 

7% 3-bedroom apartments 
 

Should the profile of demand for Affordable Housing 
change over the term of operation, the Affordable 

Housing mix is flexible to change to respond to this 
demand, while maintaining the overall allocation of 

30 per cent to Affordable Housing tenants. 

Location 
A single building that will border 

Alexandra Parade on the south, and 
an internal roadway to the east 

Apartments assigned to Affordable and market 
tenancies will be indistinguishable from one another. 
There will be no maximum number of apartments on 
each floor allocated to Affordable Tenants, to allow 
the Operator to respond to the demand profile of 
eligible households and the available apartments 

within the building at a point in time. 

Integration 

A building of high design quality 
integrated within the wider Precinct 

and supported by high-quality amenity 
including community spaces (garden, 
community facility, pedestrian links to 

public transport)   

A building of high design quality integrated within the 
wider Precinct.  Apartments within the BTR buildings 

assigned to Affordable and market tenants will be 
indistinguishable from one another.  Allocation over 
the long term will be determined on “next available 

appropriate apartment”. 

Table 2 Summary of how the Ministers Matters will be addressed within the two buildings in Parcel A 
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2. Introduction 

This FGW Parcel A Affordable Housing Report has been prepared in relation to the proposed development of Parcel 
A 111 Queens Parade and 433 Smith Street, Fitzroy North (former Fitzroy Gasworks) (‘the Site’).  

This report has been prepared to accompany the Parcel A Planning Application and in accordance with the 
Development Plan requirement that: 

“Any future planning permit application is to be supported by a report that sets out how the development response 
aligns with the requirements of section 7.2 (of the DP), and at a minimum specify … how the development will respond 
to the following requirements:  

 Affordable Housing response including percentage of total dwellings, number and proportion of studio, 1 
bedroom, 2 bedroom and 3+ bedroom dwellings and alignment with assessed housing need.  

 The indicative location within the development and individual buildings, including confirmation that the 
dwellings will be externally indistinguishable from other dwellings, and the proposed maximum number of 
Affordable Housing units for any single floor.  

 Evidence establishing that the arrangement is expected to result in an appropriate affordability outcome for 
an Eligible Household, defined in accordance with the Planning and Environment Act 1987 (The Act).  

 Demonstrate how the proposed ownership, management and/or legal agreements supports the delivery of 
Affordable Housing.  

 Status of Affordable Housing delivery across the Fitzroy Gasworks Precinct.” 

The purpose of this FGW Parcel A Affordable Housing Report is to satisfy this requirement and to demonstrate how 

the proposed Affordable Housing will be: 

 Appropriate in terms of dwelling size, amenity, and location within the Precinct 
 Affordable in terms of rent and tenure blind for the BTR product 
 Allocated to Eligible Households 
 Managed as Affordable Housing for an appropriate term. 

This report builds upon a Dwelling Diversity and Affordable Housing (DDAH) Report endorsed as a background report 

to the then draft Development Plan in March 2021 (Appendix A). The DDAH report is a requirement of Yarra Planning 
Scheme Schedule 16 to Clause 43.04 Development Plan Overlay (Fitzroy Gas Works), which requires that: 

“Prior to the preparation of a development plan the following must be prepared to the satisfaction of the responsible 
authority…. A dwelling diversity and affordable housing report which includes: 

 A demographic analysis of the types of people and households anticipated to live within the development. 
 How the development will support the existing and future populations of the area. 
 Proposed dwelling typologies for the development. 
 How the development proposes to provide affordable housing and family friendly housing.” 

This report is based on assumptions and data at the time of production. From time to time, the market may shift, and 
more current research may require this report to be amended or replaced with a new report, which must be prepared 
to the satisfaction of the Minister for Planning. 

Key Terms 

Affordable Housing is defined in the Planning and Environment Act 1987 as ‘housing including social housing, that 
is appropriate for the housing needs of very low income, low income or moderate-income households’. Income bands 
updated annually by the Minister for Planning and gazetted each year by Governor in Council Order on July 1 provide 
clear benchmarks for the incomes of households that may require affordable housing. 
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Social Housing is an umbrella term that includes both public housing and housing owned, controlled or managed by 
a participating registered housing agency (community housing). Its provision usually involves some degree of 
government subsidy.    

Affordable Rental tenant: In the BTR development (Building M), tenants that will benefit from the Affordable 
Housing, being eligible moderate-income households that will pay a rental calculated using approximately 30 per 
cent of the Planning and Environment Act 1987 income bands. Affordable Rental tenants will also benefit from 
other favourable lease conditions under their affordable tenancy agreements, such as lower rental increases than 
market tenancy agreements.  

Affordable Rental Rates: In the BTR development (Building M), rental rates are determined using moderate income 
ranges prescribed within the Planning and Environment Act 1987, with rents being set periodically using 
approximately 30 per cent of household income bands.  If electricity or other authorities’ costs are included the 
Affordable Rental Rates, then a reasonable allowance may be determined to cover cost in addition to the 30 per cent 
of household income calculation.  Development Victoria’s process for annually determining Affordable Rental Rates 
is outlined in Appendix B.  
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3. Background Context 

3.1 Dwelling Diversity and Affordable Housing (DDAH) Report 

In February 2022, Development Victoria submitted the FGW Development Plan to the Department of Environment, 
Land, Water and Planning (DELWP) for 111 Queens Parade and 433 Smith Street, Fitzroy North (former Fitzroy 
Gasworks). One of the Background reports to this draft Development Plan was a Dwelling Diversity and Affordable 
Housing (DDAH) Report. The DDAH Report, prepared in March 2021 and endorsed In October 2021, is attached at 
Appendix A.   

The purpose of the DDAH Report was to provide detailed research and analysis to demonstrate how the 
development of the Site could: 

 Provide affordable, diverse and family friendly housing that meets the needs of households on very low, low 
and moderate incomes (collectively ‘lower income earners’) as defined under the Planning and Environment 
Act 1987, and 

 Deliver 20 per cent of dwellings as Affordable Housing, meeting the target of up to 20 per cent affordable 
housing required in the Development Plan Overlay (DPO) Schedule 16 for the Site 

The DDAH Report provided the following: 

 A summary of State and local government planning and housing policy relevant to the Site 
 Analysis of the demographics and likely demand for lower income earners that could live at the Site  
 Indicative dwelling types and mixes to meet the needs of target cohorts for affordable housing taking into 

account the respective financial capacities of very low, low and moderate-income earning households 
 Discussion of how the development can address the DPO requirement to provide family friendly housing at 

the Site 
 An outline of the intended delivery strategies for affordable and diverse housing. 

The DDAH Report also outlined how the affordable housing strategy responds to the ‘Specified Matters under 

S3AA(2) that must be considered when assessing appropriateness of a proposed built form as affordable housing’ 
as summarised in Error! Reference source not found.1. 

 

Figure 1 Matters to be considered when determining appropriateness of affordable housing 
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3.2 Demand for affordable Housing in the City of Yarra 
 

Research undertaken by Development Victoria to inform the DDAH Report found that the City of Yarra has 
comparatively high proportions of: 

 High income earners as home-owners and renters  
 Very low-income earners or welfare recipients in government-subsidised housing  
 People living in group households. 

The proportion of lower income earners present in the City of Yarra has been in decline over the past 30 years and 
they are now present in significantly lower percentages than the metropolitan average. Lower income earners are 
finding it hard to find affordable housing that suits their needs in the local market, with median purchase and rental 
prices mostly beyond their reach in Yarra. 

Moderate income earners are the largest cohort of lower income earners in the City of Yarra, and within this cohort, 
there is need for: 

 One1 and two-bedroom dwellings for singles, younger and older couples and small families 
 Affordable group-housing with two or more bedrooms 
 Affordable rentals with security of tenure 

There is a relatively high level of provision of public and social housing in the City of Yarra compared with the 
Metropolitan Melbourne average, but there is still demand for social housing that could be provided at the Site to 
meet the needs of very low, low and some moderate income earners in the region. 

There are also cohorts of special need that require housing in the City of Yarra. This includes those people with 
disabilities, Aboriginal and Torres Strait Islander people and key workers in the local economy.  

More detail on these findings is discussed throughout this report and builds on the information contained in the 
endorsed DDAH Report at Appendix A.  

3.3 Fitzroy Gasworks Precinct Affordable Housing Strategy 
 

The revitalisation of the FGW precinct will deliver approximately 1,200 apartments over three parcels. Under the 
planning controls, up to 20 per cent of housing delivered within the precinct must be Affordable Housing as defined 
in the Planning & Environment Act.  

Drawing on the identified demand for Affordable Housing in Yarra detailed in the DDAH Report, Development Victoria 
proposed an Affordable Housing strategy targeting delivery of 20 per cent of dwellings as Affordable Housing. The 
strategy comprised two primary delivery models: 

 Social housing co-funded by the State and a Registered Housing Agency (RHA), subject to State funding. 
This is expected to deliver a significant proportion of the Site’s Affordable Housing outcomes, and 

 Affordable market housing meeting the balance of the requirement, comprising predominantly Affordable 
Rental product with flexibility for other offerings and tenures.   

At that time, Development Victoria further proposed: 

 to retain flexibility for other innovative models to deliver Affordable Housing outcomes within the Precinct.  
 to further investigate opportunities for housing targeted cohorts of special need within these delivery models. 

 

 

1 One-bedroom dwellings includes studio apartments that, with appropriate design and amenity, can provide suitable accommodation for 
smaller households at a more affordable price.  
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4. Parcel A Affordable Housing Proposal 

4.1 Location of Affordable Housing within Parcel A 

Since the DDAH report, Development Victoria has further developed its Affordable Housing Strategy for Parcel A. 
This Affordable Housing proposal relates to Fitzroy Gasworks Parcel A. Parcel A will comprise two buildings: 

 Building L will border Alexandra Parade on the south, and an internal roadway to the east. Building L is the 
location of the Social Housing development.  

 Building M is the location of the BTR development. It has boundary with George Street on the west and the 
senior campus for Wurun Senior Campus for Fitzroy High School and Collingwood College and a vertical sports 
courts facility to the north. 

To meet car parking requirements of the Development Plan Overlay (DPO), Building L and Building M will be built 
over a shared basement. It is planned for this shared basement to be designed with a clear internal partition to 
separate the social housing and BTR car parking to manage any potential interface risks. 

 

Figure 2 Fitzroy Gasworks Site Plan 
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Development Victoria proposes that Affordable Housing will be delivered as follows, noting that most of the Affordable 
Housing will be delivered in the first phase of development, via Parcel A.: 

Parcel Affordable Housing 
approach 

Forecast 
Total 
Dwellings 

Affordable Housing 
Dwellings (Final 
percentage delivered in 
each Parcel is dependent 
on final yield delivered in 
Parcels B and C) 

Forecast date of 
occupancy  

Parcel A 

To be delivered by 
Development Victoria 

Building L 

Social Housing as 
defined by the 
Housing Act 1983 

120 
apartments 

120 dwellings  

 
(~10% of total precinct 
dwelling yield) 

Mid 2025 

Building M 

BTR 

(30% to be made 
available as 
Affordable Tenancies 
to moderate income 
households) 

~238 
apartments 

~71 dwellings  

 

(~6% of total precinct 
dwelling yield) 

Mid 2025 

Parcels B  

and C 

 

To be delivered by 
private sector 
developer in 
accordance with a 
Development 
Agreement 

Affordable Housing as 
defined by the Act 

(~6% of total housing 
to be sold in Parcels B 
and C) 

~842 
dwellings 

~49 dwellings  

 
(~4% of total precinct 
dwelling yield) 

 

Parcel B 2027  

Parcel C 2029 

TOTAL  ~1,200 
apartments 

~ 240 Affordable 
dwellings 

2029 

Table 3 Distribution of Affordable Housing at FGW  

By adopting this combination of Affordable Housing approaches within the Precinct, FGW can deliver on several 
objectives of the State Government’s Big Housing Build, the $5.3B plan to construct more than 12,000 new homes 
throughout metro and regional Victoria notably: 

 Supporting the vulnerable – Parcel A will yield a mix of social and affordable housing. The mixed tenancy will 
contribute to a reduction in concentrations of disadvantage and improve social outcomes by creating a 
connected and functional community. The building and urban design solutions will be tenure blind, and the 
affordable dwellings within the BTR building will be tenure blind.  

 Providing Choice and affordability – Central to the Big Housing Build program is providing more social and 
affordable housing in areas where people want to live. FGW Parcel A offers excellent access to jobs, shopping, 
open space, schools, public transport and community services. Parcel A proposes to deliver sustainable and 
high-quality development that contributes to the comfort and longevity of housing stock and minimises the cost 
of living for future residents. 
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4.2 Amenity to support the Affordable Housing within Parcel A 

Both the Social Housing and BTR buildings will benefit from the high-quality amenity provided for in the 
Development Plan. Key elements of the Development Plan to be delivered within the wider Precinct include: 

 Maximise urban greening by introducing trees, ground cover, vertical and roof top vegetation.  

 Ground floor uses that showcase a variety of activities and provide activation 

 Target 8% public open space with an additional 8% privately owned open space that is publicly accessible   

 Flexible spaces that may include retail, hospitality, office and co-working spaces, affordable workspaces for 
creative industries, galleries, grocery stores and gyms 

 A high-quality ‘Village Street’ at the heart of the precinct for bicycles, pedestrians, and vehicular pick up 
and drop off as well as high-quality pedestrian and tram links that integrate with the surrounding community 

 A 6-star green star communities rating through the Green Building Council of Australia. 

4.3 Social Housing – Building L 

Summary of Affordable Housing outcome 

Development Victoria will develop a multi-storey apartment complex (Building L) comprising 120 Social Housing 
dwellings for occupation by tenants on the Victorian Housing Register. These dwellings are proposed to reflect the 
following indicative apartment yield split:  

Typology Proposed allocation    Affordable housing dwelling mix 

in the Development Plan2 

1 Bed + 1 Bath apartment 48 (40%) Up to 60% 1-bedroom and studio 

apartments with no more than 

approximately 25% of the total being 

studio apartments 

2 Bed + 1 Bath apartment 56 (47%) Up to 60% 2-bedroom apartments 

2 Bed + 2 Bath apartment 4 (3%) 

3 Bed + 2 Bath apartment 12 (10%) Up to 10% 3-bedroom (or larger) 

apartments 

Table 4 Proposed allocation of dwellings in Social Housing (Building L) 

Homes Victoria has determined the above allocation of dwelling types based on the profile of need in this location 
and operational drivers.  

Once delivered, the Director of Housing will have overall asset management and investment control of the Social 
Housing building. The Director of Housing will own land and improvements and be a member of the owners’ 
corporation in respect of common property. 

 

 

2 Fitzroy Gasworks Development Plan, p.66 
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Homes Victoria may operate the building, or the Director of Housing may lease the Social Housing building to a 
RHA to operate. The Operator will be responsible for tenancy, property, and facilities management of the building. 
Whether an RHA or Homes Victoria is appointed as Operator will be at the sole discretion and for the benefit of the 
Director of Housing. 

Tenant eligibility and selection  

The Social Housing tenants will be drawn from the Victorian Housing Register. This register has two categories - 
priority access and register of interest. The Operator of the building, which may be an RHA appointed by the 
Director of Housing, will select a balance of households from each of the priority waitlist and register of interest to 
achieve a diversity of tenants within the building, and to optimise operational requirements. 

Term of use 

The 120 dwellings provided as Social Housing will be under the control of the Director of Housing and provided in 
perpetuity for Victorians on the Victorian Housing Register. 

How the proposal responds to the Affordable Housing need  

One of the findings of the DDAH Report was that to respond to key local and State policy objectives and 
aspirations, the FGW development should provide: 

 Opportunities to retain and enhance diversity in Yarra’s population 
 A range of housing tenures and delivery models  
 A significant volume of smaller affordable dwellings with a proportion of larger dwellings suitable for families 

and residents with special needs. 

The provision of the proposed mix of 120 Social Housing dwellings at Building L is an opportunity to deliver on all 
these objectives. Social Housing is the best fit and most appropriate means of providing Affordable Housing to 
households on low and very low incomes at the Site because it can: 

 Structure rental payments to ensure that tenants pay what they can afford without causing housing stress 
 Provide additional social and other support services frequently needed by low and very low income earners 
 Can efficiently deliver tenancy management and support at scale. 

While the City of Yarra has a higher percentage of households living in Social Housing than Greater Melbourne, there 
is significant need and demand for additional Social Housing in Yarra. There remains a sizable waitlist for Social 
Housing in the Inner East region, including the City of Yarra.  As of December 2021, the total number of Social 
Housing applicants on the Victorian Housing Register for the Inner Eastern Melbourne region was 2,556, including 
priority access and register of interest applications.  

The Victorian Housing Register waiting list demand and transfer data for the Inner East Melbourne region indicates 
a high demand for smaller dwellings – one and two-bedroom dwellings. The indicative apartment allocation for 
Building L responds to this need for smaller dwellings. In determining the appropriate dwelling mix for the Social 
Housing development (Building L), Homes Victoria considered the housing register waiting list data, as well as 
broader community diversity and operational requirements. The result is a dwelling mix that can accommodate a 
well-balanced combination of 120 single, couple and family households from the Victorian Housing Register at any 
one time.  

The City of Yarra’s Social and Affordable Housing Strategy (2019) identifies a range of households as needing 
Affordable Housing and unable to afford safe, secure and appropriate housing in the local market. These groups 
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have specific needs in terms of size and type of dwelling, accessibility etc. that Council wants addressed at 
significant developments in Yarra.  

The following outlines how the Social Housing building proposes to respond to these needs: 

Household type identified in the 
City of Yarra’s Social and 
Affordable Housing Strategy 

How the Social Housing Proposal responds to this need 

Aboriginal and Torres Strait 
Islander people 

The Social Housing development is proposed to provide a mix of smaller and larger 
dwellings for applicants on the Victorian Housing Register, including indicatively 
10 per cent of dwellings as 3 bedroom apartments capable of accommodating 
extended family. 

Ten per cent of the dwellings will be flexible, with co-located 1 and 2 between 
dwellings able to be combined into a larger dwelling, capable of housing extended 
family.  

People with disabilities The Social Housing development is proposed to provide long-term social rental, 
with 5% of the total dwellings to be designed for access and mobility and able to 
be approached, entered and used by people with a disability, including those who 
rely upon a wheelchair (Complying with the floor space requirements described in 
AS 1428.1). This is required to comprise 2.5 % 1 bedroom and 2.5 % 2-bedroom 
dwellings). 

All 120 dwellings must comply with Livable Housing Design Guidelines – Silver and 
be independently certified. This means that homes are designed to make it easier 
for people with disability or temporary injury to get around. This includes core 
design features like the following (among others): 

• A safe continuous and step free path of travel from the street entrance to 
dwelling entrance that is level 

• A toilet on the entry level that provides easy access  

• Reinforced walls around the toilet, shower and bath to support the safe 
installation of grabrails   

• Stairways designed to reduce the likelihood of injury and enable future 
adaptation. 

These same features enable key living spaces to be more easily and cost 
effectively adapted to meet the changing needs and abilities of residents over 
time, such as ageing households and people who acquire disability.  
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Household type identified in the 
City of Yarra’s Social and 
Affordable Housing Strategy 

How the Social Housing Proposal responds to this need 

Homeless persons, particularly 
the following: 

Family violence is the 
number one cause for 
seeking homelessness 
assistance in Vic  

Young people (aged 20 to 29) 
are the largest age cohort of 
people who are homeless in 
Yarra 

Older women (aged 55+) are 
the fastest growing cohort of 
people experiencing 
homelessness in Australia 

Asylum Seekers - 
Organisations such as the 
Asylum Seeker Resource 
Centre report a vast increase 
in demand for housing 
services  

The Social Housing development is proposed to provide 120 dwellings for 
applicants on the Victorian Housing Register. 

The Victorian Housing Register has two categories - priority access and register of 
interest. The priority access category encompasses the following people with 
special housing needs including:  

• Who are homeless and receiving support 

• Are escaping or have escaped family violence 

• With a disability or significant support needs 

Register of interest comprises of the applicants eligible to register their interest in 
Social Housing, based on income limits and asset tests.  

The proportion of households drawn from each of the priority waitlist and register 
of interest will be managed to balance the diversity of tenants within the building, 
and to optimise operational requirements. 

 

 

 

  

Regulation of Outcome 

Ensuring the Social Housing is allocated and affordable for Victorians on the Victorian Housing Register in 
perpetuity will be regulated through the ownership model for the building, which will be under the control of the 
Director of Housing.  
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4.4 Build to Rent – Building M  

Summary of Affordable Housing outcome 

Development Victoria will launch its BTR pilot on Parcel A at FGW, creating a residential development specifically 
designed and built for rental occupation, to be held in single ownership as a long-term revenue-generating asset. 
The split between Affordable and Market rentals within the BTR development will be: 

Affordable Rental Market Rental 

30% 70% 

Development Victoria has overall asset management and investment control of the BTR building and its appointed 
Operator will be responsible for marketing, leasing, tenancy, property, and facilities management of both the 
affordable and market tenancies within the one building.  

The proposed apartment mix for the BTR development will comprise a range of typologies to suit different 
household needs for both Affordable and Market Rental.  

Typology Approximate 

Overall Mix 

in Building 

M  

Affordable Housing dwelling mix in the Fitzroy Gasworks 

Development Plan 

Studio apartments 27% Up to 60% 1-bedroom and studio apartments with no more than 

approximately 25% of the total being studio apartments 
1 Bed apartments 26% 

2 Bed + 1 Bath apartments 4% Up to 60% 2-bedroom apartments 

2 Bed + 2 Bath apartments 36% 

3 Bed + 2 Bath apartments 7% Up to 10% 3-bedroom (or larger) apartments 

Table 5 Proposed allocation of dwellings in BTR building (Building M) 

The BTR development will maintain the overall allocation of 30 per cent to Affordable Rental.  The allocation of 
Affordable Housing will maintain a spread across different typologies as required under the Development Plan and 
will reflect the changing profile of demand for Affordable Housing over the term of operation. 

The apartments assigned to Affordable and market tenancies will be indistinguishable from one another. There will 
be no maximum number of apartments on each floor allocated to Affordable Tenants, to allow the Operator to 
respond to the demand profile of eligible households and the vacant/available apartments within the building at any 
point in time.  

A notable distinction between the Affordable Housing provided for in the BTR building and that provided in the 
Social Housing building is the inclusion of studio apartments in the BTR building. The above allocation, including 
the studio apartments, is based on detailed demographic research undertaken by Charter Keck Cramer (CKC) 
since the DDAH Report was prepared in March 2021. This research interrogated build to sell developments in the 
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Fitzroy Gasworks catchment,3 BTR projects across Australia, and the current demand for apartments among the 
identified ‘target markets’ for the Affordable BTR apartments, who can be broadly summarised as moderate income 
earners, Key Workers and Creatives.4 

As demonstrated in Figure 3, the CKC analysis found that there are very few studio apartments in the FGW 
Catchment due to financiers being reluctant to provide a mortgage to a borrower for an apartment less than 
50 sqm. As a result, developers have avoided delivering such product. CKC recommended that Fitzroy Gasworks 
deliver this type of product into the BTR scheme, to increase housing diversity in the FGW Catchment. 

 
Figure 3 Apartment Product by Bedroom being rented in the Fitzroy Gasworks Catchment 

In the FGW Development Plan, family friendly housing is defined as ‘housing that is suitable for households with 
one or two adults and child(ren) and comprises of two or more bedrooms’.5 Building M will provide for 47% of two 
and three bedroom dwellings in the overall dwelling mix. The provision of studio apartments is not considered 
contrary to the requirement to promote family friendly housing as the provision of studios is encompassed within 
the up to 60% of the stock allocated to 1 bedroom. 

CKC notes in its advice that there are minimal 3 bedroom apartments available in the rental market in the Fitzroy 
Gasworks catchment, as these are generally purchased by owner occupiers to live in, rather than rent out. For this 
reason, providing these types of dwellings in the BTR building can also increase housing diversity in the FGW 
Catchment. 

 

 

3 The catchment for this research was defined as the Fitzroy, Fitzroy North, Collingwood, and Yarra-North Statistical Area Level 2 boundaries 
used by the Australian Bureau of Statistics (see map). SA2 boundaries were chosen due to the richness of data available from the Census 
compared to analysis based on postcode or suburb boundaries. FGW sits within the centre of these four SA2s, which have natural boundaries 
to the north (Merri Creek), west (Nicholson Street), south (Victoria Parade), and east (Hoddle Street and Yarra River). The Yarra-North SA2 
extends into part of Alphington on the other side of the Yarra River. 
4 The Affordable Rental target markets are potential renters that Development Victoria is seeking to house to achieve its affordable and diverse 
housing objectives within the Build to Rent Building at Fitzroy Gasworks. These groups were adopted to respond to the Victorian Government 
housing policy objectives and the City of Yarra’s Social and Affordable Housing Strategy, which highlights Key workers specific to the Yarra 
local economy, including Artists, Musicians and other Arts Professionals as households of need for affordable housing. 
5 FGW Development Plan Glossary, p.5 
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Tenant eligibility and selection 

To be eligible as an Affordable Tenant, applicants will be required to have an income that falls within the Planning 
and Environment Act gazetted Affordable Housing income bands at the time of tenancy application. 

To ensure households are eligible, applicants will be required to provide proof of income, residency status, and 
household type which will be verified by the BTR Operator. Prior to commencing operations, Development Victoria 
will work with its appointed Operator to develop appropriate procedures and policies to implement eligibility 
management for the Affordable Housing tenancies. These procedures and policies will draw on the eligibility 
processes Development Victoria has already successfully implemented in its Build to Sell developments, where it 
has given priority to purchasers within Affordable Housing income bands. 

The BTR Operator is proposed to: 

 Review applications for Affordable Housing tenancies and confirm household eligibility by verifying 
incomes, residency status and household types according to Planning and Environment Act thresholds. 
Potential tenants will be asked to indicate their product type preference. 

 Match eligible households to appropriate apartments and determine their rental rate (see Appendix B for 
detail regarding the process to determine Affordable Rental rates). 

 Execute an “Affordable Tenancy Agreement” with eligible households. 

 Revalidate eligibility of Affordable Tenants on an annual basis. 

 Undertake the eligibility process upon any Affordable Tenancy vacancy.  

 Provide annual reporting to Development Victoria and DELWP confirming that 30 per cent of dwellings 
were allocated to eligible Affordable Housing households during the previous 12 months.  

Managing increases in household income 

It is proposed that tenants will enter rental arrangements which provide that where they no longer meet affordable 
eligibility requirements, they will be offered a market tenancy agreement.  

The Operator will then seek to find an Affordable Housing tenant for the next appropriate vacant tenancy to 
maintain the 30 per cent of total tenancies as affordable tenancies over the 12-month reporting period. 

To ensure residents are not unduly disadvantaged if their circumstances change and their household income 
increases, a household income will be able to increase above the Planning and Environment Act income thresholds 
by a maximum of 25 per cent for two consecutive years before they are no longer eligible for an affordable tenancy. 
This threshold has been adopted for consistency with the eligibility requirements of the National Rental Affordability 
Scheme (NRAS).6  

Affordable Rent Setting / Rental Discount  

It is proposed that a dynamic affordable rental model may be implemented, whereby eligible Affordable Tenants will 
be matched to appropriate dwellings and assigned an Affordable Rental rate.  

 

 

6 Source: https://www.dss.gov.au/our-responsibilities/housing-support/programs-services/national-rental-affordability-scheme/national-rental-
affordability-scheme-nras-household-income-indexation 
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Development Victoria will determine the Affordable Rental Rates at least annually and take into consideration: 

 Planning and Environment Act 1987 Affordable Housing income ranges as at the date Affordable Rents are 
set. 

 the estimated maximum housing costs, assuming a benchmark that households should not pay more than 
approximately 30 per cent of their income on rent. 

 Assigning an Affordable rental rate to each dwelling type (i.e., studio, 1, 2 and 3 bedrooms), each 
Affordable Housing household type (i.e., single, couple, family), and each income quartile within the 
Affordable Housing income ranges.7  

 If electricity or other authorities’ costs are included the Affordable Rental rates, then a reasonable 
allowance may be determined to cover cost of electricity in addition to the 30 per cent of household income 
calculation. Further detail on the process to determine Affordable Rental rates is at Appendix B.  

It is forecast that some households may not require a rental discount against market rent (however will benefit from 
the terms in the Affordable Housing tenancy agreements), while other Affordable Rental tenants may require up to 
40 per cent discount. It is forecast that the Affordable Housing Rental tenants will require an average discount of 
~20 per cent against market rental. The overall average discount across the Affordable Housing in the BTR building 
will not exceed 25 per cent. This is comparable with RHAs, which generally provide 25 per cent discount to market 
rent. 

The benefit of this approach to setting Affordable Rents, as opposed to setting a general discount to market rent, is 
that it ensures that Affordable Rents are tied to the Affordable Housing income thresholds under the Planning and 
Environment Act 1987. This safeguards eligible tenants where market rents increase significantly, but eligible 
income brackets remain static. 

Further, while some Affordable Rental tenants will not require discount initially, the Affordable tenancy agreement is 
proposed to have a lower growth rate than market tenancy agreements, therefore may require a discount over 
time. 

While Development Victoria controls ownership of BTR building, setting of the Affordable Rents and associated 
rental discounts will be subject to Victorian Government Land Transactions Policy requirements, such as Valuer 
General Victoria (VGV) valuation and approval of Victorian Government Land Monitor. 

Over the term of operation it may be necessary to review the Affordable Rental setting approach to reflect updated 
legislation or changing needs of Affordable Housing tenants.  Any significant changes to the Affordable Rental 
setting approach will be to the satisfaction of the Responsible Authority and reflected in the annual reporting. 

Term of use 

Thirty per cent of the BTR dwellings will be available as Affordable Housing for a period of at least 15 years, with a 
review within 10 years. This term reflects the following:  

 That 30 per cent Affordable Housing, or ~71 dwellings, is a significantly higher proportion of Affordable 
Housing compared with comparable private developments, which range from 6-10 per cent affordable 
housing. 

 

 

7 The income quartiles are determined by dividing the Affordable Housing income ranges into 4 equal quartiles. The purpose of dividing the 
income ranges into quartiles is to enable Development Victoria to align rents more precisely to 30 per cent of household incomes, rather than 
assuming that all households within an income range can pay 30 per cent of the ‘top’ of the range. This better protects households at the lower 
end of an income range from paying more rent than they can afford.  
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 Provides a period of affordability that is comparable to other planning negotiated arrangements, such as 
the Amcor site in the City of Yarra, which has negotiated 5 per cent affordable housing provision for ten 
years. 

 The need for long-term Affordable Housing and provides certainty to Council as to the supply of this 
housing in the local area. 

 The BTR nature of the development, which is structured as a long-term rental model, whereby long-term 
tenancies are both supported and encouraged. 

The divestment strategy for the BTR development will be resolved by Development Victoria on or near the tenth 
operating year, with the final recommendation agreed by the Development Victoria Board. Resolution of the 
divestment strategy will ensure that consideration will be given to financial performance, ongoing viability of 
Affordable Housing outcomes, future investment, and market forces. 

How the proposal responds to the Affordable Housing need  

The DDAH Report found that there are declining opportunities for all tiers of lower income earners to find Affordable 
Housing in the City of Yarra. For moderate income earners, who are the largest lower income cohort in Yarra: 

 There is a strong demand for smaller (one and two-bedroom) dwellings 
 There is and will continue to be strong growth in demand for Affordable Housing for lone person households, 

and younger and older couples  
 Group households are predominantly younger people renting two and three bedroom dwellings, with more 

than 30 per cent of these being apartments. 
 
The provision of the proposed mix of ~71 (or 30 per cent) BTR apartments as Affordable Housing responds to this 
need because rental was found to be the most affordable and appropriate form of tenure for lower income households 
in this location. 

The proposed mix of studio, 1, 2 and 3 bedroom dwellings responds to the expected mix of single, group, couple 
and family lower income households, the forecast age-range make-up of Affordable Tenants, as well as other 
needs identified though the City of Yarra’s Social and Affordable Housing Strategy (2019).  

The following outlines how the BTR building proposes to respond to the need highlighted in Yarra’s Affordable 
Housing Strategy: 

Household type identified in the City of Yarra’s Social and 
Affordable Housing Strategy 

How the BTR Proposal responds to this need 

Aboriginal and Torres Strait Islander people The BTR development is designed to provide long-term 
affordable rental, with a mix of smaller and larger 
dwellings, including indicatively 7 per cent of dwellings as 
3 bedroom apartments capable of accommodating 
extended family. 
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Household type identified in the City of Yarra’s Social and 
Affordable Housing Strategy 

How the BTR Proposal responds to this need 

Homeless persons, particularly the following: 

Family violence is the number one cause for seeking 
homelessness assistance in Vic  

Young people (aged 20 to 29) are the largest age 
cohort of people who are homeless in Yarra 

Older women (aged 55+) are the fastest growing 
cohort of people experiencing homelessness in 
Australia 

Asylum Seekers - Organisations such as the Asylum 
Seeker Resource Centre report a vast increase in 
demand for housing services since recent changes to 
eligibility for Status Resolution Support Services 

A key advantage of the BTR model is that secure, long-term 
tenancies are supported and encouraged. Households will 
be able to rent as an Affordable Tenant for as long as they 
remain eligible, and should they no longer earn within the 
Affordable Housing income thresholds, they may be 
offered a Market Tenancy to support them to remain in 
their homes, or the broader BTR building.  

A mix of smaller and larger dwellings is proposed to meet 
the needs of various eligible cohorts.  

Lower income renters, particularly: 

Older people - Yarra’s older population have 
significantly lower earnings than the broader 
population 

Lone person households almost one-in-four lone 
person households in Yarra is in housing stress 

Single-parent families – primarily women with 
children – have the highest rate of housing stress out 
of any household type 

As noted, a key advantage of the BTR model is that 
secure, long-term tenancies are supported and 
encouraged.  

Where household circumstances change, for instance, a 
single-parent family progresses to a lone-person 
household, Affordable Tenants may be accommodated in 
a different, appropriately sized dwelling to support them 
to age-in-place and retain their connections to neighbours 
and community.   

The building is proposed to comprise a mix of smaller to 
larger dwellings to enable this diversity.   

Key workers specific to the Yarra local economy, including 
Artists, Musicians and other Arts Professionals  

The BTR development is proposed to provide a mix of 
smaller and larger dwellings to meet the needs of various 
eligible cohorts. 

Regulation of Outcome 

Ensuring the Affordable Housing in the BTR building is allocated and affordable for eligible households over the 
term, it is proposed to occur through a permit condition requiring: 

 30% of dwellings to be made available as Affordable Housing at an Affordable Rent calculated so that 
households should not pay more than approximately 30 per cent of their income on rent, with reference to 
the Planning and Environment Act 1987 Affordable Housing income ranges 

 A Section 173 Agreement to be entered setting out the key aspects of the arrangement for the period of 15 
years from occupancy permit, with a review within 10 years. 

Key requirements in a Section 173 Agreement are proposed to include that: 

 30% dwellings are to be made available to eligible households (as defined with reference to incomes 
established under the Planning and Environment Act 1987) for a period of 15 years from occupancy permit 

 The Applicant (or nominee) to: 
o Verify Affordable Housing eligibility by assessing the household income on application and then 

annually 
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o Report annually to DELWP confirming that 30 per cent of dwellings are allocated to eligible 
Affordable Housing households during the previous 12 months 

o Report on Affordable Housing management of eligibility. 

 Costs of preparation of the agreement should be borne by the applicant.  

 Numbers of dwellings when confirmed, including the rounding up/down of the number of dwellings to be 
provided when calculated as part of the percentages.  

 The allocation and management arrangements for all forms of Affordable Housing, including who is to 
manage.  

 The inclusion of a timeframe for the delivery of the Affordable Housing and the longevity of benefit.  
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Appendix A: 
Precinct DDAH Report – March 2021 
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1. Executive Summary 
 

This report has been prepared in relation to 111 Queens Parade and 433 Smith Street, Fitzroy North 

(former Fitzroy Gasworks) (‘the Site’). 

The purpose of this report is to provide detailed research and analysis to demonstrate how the 

development of the Site can: 

• Provide affordable, diverse and family friendly housing that meets the needs of households 

on very low, low and moderate incomes (collectively ‘lower income earners’) as defined under 

the Planning and Environment Act 1987 (P&E Act), and 

• Deliver 20% of dwellings as affordable housing, meeting the target of up to 20% affordable 

housing required in the Development Plan Overlay (DPO) Schedule 16 for the Site 

This report includes:  

• A summary of State and local government planning and housing policy relevant to the Site 

• Analysis of the demographics and likely demand for lower income earners that could live at 

the Site  

• Indicative dwelling types and mixes to meet the needs of target cohorts for affordable housing 

taking into account the respective financial capacities of very low, low and moderate-income 

earning households 

• Discussion of how the development can address the DPO requirement to provide family 

friendly housing at the Site 

• An outline of the intended delivery strategies for affordable and diverse housing. 

Demand for affordable Housing in Yarra 

Research undertaken by DV to inform this report found that the City of Yarra has comparatively high 

proportions of: 

• High income earners as home-owners and renters  

• Very low-income earners or welfare recipients in government-subsidised housing  

• People living in group households. 

The proportion of lower income earners present in Yarra has been in decline over the past 30 years 

and they are now present in significantly lower percentages than the metropolitan average. Lower 

income earners are finding it hard to find affordable housing that suits their needs in the local market, 

with median purchase and rental prices mostly beyond their reach in Yarra. 

Moderate income earners are the largest cohort of lower income earners in the City of Yarra, and 

within this cohort, there is need for: 

• One and two-bedroom dwellings for singles, younger and older couples and small families 

• Affordable group-housing with two or more bedrooms 

• Affordable rentals with security of tenure 

There is a relatively high level of provision of public and social housing in the City of Yarra compared 

with the Metropolitan Melbourne average, but there is still demand for social housing that, subject to 

funding, could be provided at the Site to meet the needs of very low, low and some moderate income 

earners in the inner northern region. 

 



4 
 

The profile of the Victorian Housing Register waitlist in this region highlights the very high need for 

one-bedroom dwellings, but with some requirement for two and three bedroom dwellings. 

There are also cohorts of special need that require housing in the City of Yarra. This includes those 

people with disabilities, Aboriginal and Torres Strait Islander people and key workers in the local 

economy.  

Delivery options 

Given high underlying land values and costs of construction, it is unlikely that the development of the 

Site could produce a significant quantity of stock that is affordable for purchase by lower income 

households, without offering large and probably unfeasible discounts to market value.  

Access to public and privately funded shared equity models could enable some affordable purchases 

by moderate income earners, but it is not intended to rely on this as a primary strategy, given the total 

number of affordable outcomes required in the project. 

Affordable rental models are expected to have best potential to deliver affordable housing on the Site 

for a range of lower income earners, through a mix of market-delivered affordable rental and State-

funded social housing. 

However, typical market rents in Fitzroy North are also increasingly unaffordable to many moderate 

income earners, particularly singles, and all low and very low income earners.  Therefore, it is expected 

that affordable rental options are likely to need to offer a proportion of discounted rents to realise 

affordable outcomes, particularly for moderate income earners and possibly some low income 

earners. 

Affordable housing strategy 

The proposed affordable housing strategy targets delivery of 20% of dwellings as affordable housing. 

The strategy comprises two primary delivery models: 

• Social housing co-funded by the State and a Registered Housing Agency (RHA), subject to State 

funding. This is expected to deliver a significant proportion of the Site’s affordable housing 

outcomes, and 

• Affordable market housing meeting the balance of the requirement, comprising 

predominantly affordable rental product with flexibility for other offerings and tenures. These 

strategies are expected to delivery at least 50% of affordable housing outcomes. 

It is critical to understand that the ability of the project to deliver any significant amount of social 

housing is entirely dependent on securing State funding support for this element of the strategy. If 

funding is not secured, the targeted delivery of 20% of dwellings as affordable housing will be 

preserved, but the nature of the affordable housing delivered by market-based models will need to 

be revisited.  

Options will be kept open for other innovative models to deliver affordable outcomes on the Site.  

Opportunities for housing targeted cohorts of special need could be provided within these delivery 

models and will be subject to further investigation. 

Appendices to this report include: 

• Charts to support Section 3 Demand for diverse and affordable housing 

• Research to support definition of family friendly housing 
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1. Introduction 
 

This report has been prepared in relation to the proposed development of 111 Queens Parade and 

433 Smith Street, Fitzroy North (former Fitzroy Gasworks) (‘the Site’). 

The report is a requirement of Yarra Planning Scheme Schedule 16 to Clause 43.04 Development Plan 

Overlay (Fitzroy Gas Works), which requires that: 

“Prior to the preparation of a development plan the following must be prepared to the satisfaction of 

the responsible authority…. A dwelling diversity and affordable housing report which includes: 

• A demographic analysis of the types of people and households anticipated to live within the 

development. 

• How the development will support the existing and future populations of the area. 

• Proposed dwelling typologies for the development. 

• How the development proposes to provide affordable housing and family friendly housing.” 

A Development Plan is to then be prepared that must demonstrate a response to the requirement set 

out in Schedule 16 to: 

• “Provide for a range of dwelling types to cater for a variety of housing needs including the 

provision of up to 20% of dwellings as affordable housing (as defined at section 3AA of the 

Planning and Environment Act 1987).” 

The purpose of this report is to set out the strategy for delivery of affordable housing at the Site to 

deliver on this requirement and inform the preparation of the Development Plan.  The report also 

discusses the evidence underpinning the strategy including analysis of the needs of lower income 

earners and the likely mix of housing types that could meet these needs.  

This report is based on assumptions and data at the time of production. From time to time, the market 

may shift, and more current research may require the report be updated and amended via an 

addendum to the satisfaction of the RA or via a report to be produced at time of planning application 

to support the specific planning proposal. 

Key Terms 
 

Affordable Housing is defined in the P&E Act as ‘housing including social housing, that is appropriate 

for the housing needs of very low income, low income or moderate-income households’. Income 

bands updated annually by the Minister for Planning and gazetted each year by Governor in Council 

Order on July 1 provide clear benchmarks for the incomes of households that may require affordable 

housing. 

 

Social housing is an umbrella term that includes both public housing and housing owned, controlled 

or managed by a participating registered housing agency (community housing). Its provision usually 

involves some degree of government subsidy.  
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2. Policy Context 
 

This section summarises key State and local government policy drivers and identifies priorities to be 

addressed in the redevelopment of the Site.  

State Planning and Housing Policy 

The Victorian Planning Policy Framework’s objective for Housing affordability is  

To deliver more affordable housing closer to jobs, transport and services.  

Planning strategies to improve housing affordability include: 

• Increasing choice in housing type, tenure and cost to meet the needs of households as they 

move through life cycle changes and to support diverse communities 

• Encouraging a significant proportion of new development to be affordable for households on 

very low to moderate incomes.  

• Increase the supply of well-located affordable housing by: Facilitating a mix of private, 

affordable and social housing in …urban renewal precincts.  

• Facilitate the delivery of social housing by identifying surplus government land suitable for 

housing 

State policy documents such as Homes for Victorians (2017) and Plan Melbourne 2017 – 2050 reflect 

the State Government’s priority focus on increased supply of housing in established areas, and the 

need to deliver greater volume and a wider range of affordable housing options.  

Government has identified a significant shortfall (more than 30,000 units across Victoria) in the supply 

of social housing. To address this issue, in November 2020, the Government announced funding of 

$5.3 billion in the Victoria’s Big Housing Build to deliver 12,000 new public, social and affordable 

homes – including replacing 1100 old public housing units.  

City of Yarra Planning and Housing Policy  

The rezoning of the Site reflects the Local Planning Scheme objectives for diversity and affordability 

including: 

• Clause 21.03 Land Use 

“The City will accommodate a diverse range of people, including families, the aged, the disabled, 

and those who are socially or economically disadvantaged”. 

• Clause 21.04-1 Land Use – Accommodation and housing 

Objective 2: To retain a diverse population and household structure  

Strategy 2.1: Support the provision of affordable housing for people of all abilities, particularly in 

larger residential developments and on Strategic Redevelopment Sites. 

Strategy 2.2: Encourage residential development which allows people to age in their existing 

homes and communities by supporting a range of housing types. 

The City of Yarra’s Social and Affordable Housing Strategy (2019) establishes Council’s overarching 

strategy to: 

“Ensure a diverse population by increasing the supply of social and affordable housing suitable to 

households at various income levels and requirements”.  
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The four strategic directions stated in this plan are intended to guide the City of Yarra’s actions to 

support an increase of social and affordable housing supply at the municipal level: 

• Be a leading local government in realising affordable housing outcomes at new developments 

across Yarra; 

• Make effective and prudent direct investments in social and affordable housing; 

• Partner, facilitate and engage with all stakeholders to increase social and affordable housing 

in Yarra; and 

• Continue to pursue evidence-based, strategic advocacy to other levels of government for 

improved housing outcomes. 

The Strategy notes that in 2016, 15 per cent of Yarra’s households (more than 6,000 households) were 

in housing stress. More than 3,000 of those in housing stress are rental households on very low 

incomes. It is also estimated 3,570 households in the City of Yarra have an unmet need for affordable 

housing, based on the number of persons who are homeless, marginally housed and households in 

long-term rental stress. This represents approximately nine percent of the current population. 

The Strategy identifies the following households as needing affordable housing and unable to afford 

safe, secure and appropriate housing in the local market. These groups have specific needs in terms 

of size and type of dwelling, accessibility etc. that Council wants addressed at significant developments 

in Yarra, as set out in Table 1. 
 

Household type Appropriate housing products and types 

Aboriginal and Torres Strait Islander people Long-term social and affordable rental and purchase.  

Dwelling size: mix of smaller and larger dwellings. May 
require larger dwellings to accommodate extended 
family 

People with disabilities Long-term social and affordable rental and purchase.  

Dwelling size: May require additional space for live-in 
carers. Additional needs: Accessible homes that 
support independent living 

Homeless persons, particularly the following: 

Family violence is the number one cause 
for seeking homelessness assistance in Vic  

Young people (aged 20 to 29) are the 
largest age cohort of people who are 
homeless in Yarra 

Older women (aged 55+) are the fastest 
growing cohort of people experiencing 
homelessness in Australia 

Asylum Seekers - Organisations such as the 
Asylum Seeker Resource Centre report a 
vast increase in demand for housing 
services since recent changes to eligibility 
for Status Resolution Support Services 

Long-term, secure, social and affordable rental housing 

Dwelling size: Women with dependents may require 
larger, family-friendly dwelling 

 

Dwelling size: housing needs can be adequately met 
through smaller dwellings 
 

Dwelling size: housing needs can be adequately met 
through smaller dwellings. Additional needs: 
accessible, or adaptable, homes to support ageing 

 
Dwelling size: mix of smaller and larger dwellings. May 
require larger dwellings to accommodate large families 
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Lower income renters, particularly: 

Older people - Yarra’s older population 
have significantly lower earnings than the 
broader population 

Lone person households almost one-in-four 
lone person households in Yarra is in 
housing stress 

Single-parent families – primarily women 
with children – have the highest rate of 
housing stress out of any household type 

Long-term social and affordable rental and purchase 

 
Dwelling size: needs can be adequately met through 
smaller dwellings. 

 

Dwelling size: needs can be adequately met through 
smaller dwellings 

 
 

Dwelling size and type: may require larger dwellings 

Key workers specific to the Yarra local 
economy, including Artists, Musicians and 
other Arts Professionals  

Long-term affordable rental and purchase.  

Dwelling size: Mix of smaller and larger dwellings 

Table 1 Source: City of Yarra Housing Strategy (2019) 

These findings were echoed in feedback from community housing organisations with a presence in 

Yarra, who were canvassed during the preparation of the strategy. These organisations have recently 

seen increased demand from women (including older and younger women), older singles, people with 

a disability, moderate-income households, low income workers and key workers. 

Other relevant directions contained in the Strategy that may be relevant to the development of the 

Site include: 

• Any affordable housing should be tenure blind and integrated with market housing, meaning 

that subsidised and private dwellings should not be able to be readily differentiated through 

either their appearance, quality or amenity. 

• Affordable housing dwellings to promote high accessibility standards by being in accordance 

with Liveable Housing Design Guidelines’ Silver level or higher 

• Affordable housing dwellings to be built to a high standard in terms of durability and energy-

efficiency to decrease ongoing maintenance costs. 

__________________________________________________________________________________ 

Key findings: 

In order to respond to key policy objectives and aspirations, the development should provide: 

• Opportunities to retain and enhance diversity in Yarra’s population 

• A range of housing tenures and delivery models  

• A significant volume of smaller affordable dwellings with a proportion of larger dwellings 

suitable for families and residents with special needs. 

There are some specific groups within the affordable housing income bands that DV’s affordable 

housing strategy could accommodate, including: 

• Aboriginal and Torres Strait Islander people, 

• People with disabilities, and  

• Key workers specific to the Yarra local economy, including artists, musicians and other arts 

professionals. 

____________________________________________________________________________________________________ 
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3. Demographic analysis and demand for diverse and affordable 

housing 
 

This section sets out a profile of lower income earners in Yarra and describes their current and 

forecast housing needs, then analyses options for the delivery of affordable housing to meet those 

needs. 

Profile of lower income earners in the City of Yarra   

There are lower proportions of very low, low and moderate-income earners (collectively ‘lower 

income earners’) living in Fitzroy North and the City of Yarra than the Metropolitan Melbourne 

average: 

• 54% of singles in Fitzroy North and 46% of singles in the City of Yarra are lower income earners, 

compared with 69% in Metropolitan Melbourne 

• 25% of couples in Fitzroy North and 21% of couples in the City of Yarra are lower income 

earners, compared with 49% in Metropolitan Melbourne 

• 37% of families in Fitzroy North and 42% of families in the City of Yarra are lower income 

earners, compared with 63% in Metropolitan Melbourne 

The proportion of lower income earners in the City of Yarra has been in decline for at least 30 years. 

 

Figure 1 Source: Australian Bureau of Statistics, Census of Population and Housing 2011 and 2016. Compiled and presented 
by .id 1 

Across the different household types (single, couple, family, group) of lower income earners in 

North Fitzroy: 

• Moderate income earners are approximately 40% of lower income households, while low and 

very low-income households are approximately 30% each. 

• Lone person households are the biggest household type (48%), with couples at 21% and 

families at 31%. These percentages exclude group households, which make up 13% of all 

households in Yarra (higher than the metropolitan average of 5%). It is a reasonable 

assumption that most group households are lower income earners. 

 
1 Note: The Household income quartiles vary from the affordable housing income bands and do not distinguish between 
household types, i.e. singles, couples and families. The Household income quartiles are created for Victoria by ranking 
households from the lowest incomes to the highest incomes and then dividing the list into four equal groups or quartiles.   
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In the City of Yarra generally, including lower income households: 

• The largest share of lone households is aged 60+ (30%), followed by those aged 30-39 (25%). 

• Most couples (59%) are aged 20 to 39 years, followed by older couples 60+ (21%). 

• Family household age classes are relatively evenly spread, but there is a slight skew to families 

with older parents compared with the metropolitan average.  

• 40% of forecast growth between 2016 and 2041 is expected to be in lone person households. 

• The forecast growth of age classes between 2016 and 2041 is expected to be largest among 

those aged 20-29, 30-39 and 60+, all at ~20% each. 

While the City of Yarra has a significantly higher percentage of households living in social housing 

than Greater Melbourne, there is significant need and demand for additional social housing in Yarra, 

particularly for one-bedroom dwellings. 

• 9.5% of households in the City of Yarra were living in social housing at the 2016 Census, 

compared to 2.6% in Greater Melbourne. 

• Of those individuals living in social housing, about 11% have a need for assistance with a 

core activity (for example, doing activities such as eating, showering, dressing, and toileting) 

• Of those individuals living in social housing, the greatest share are aged 0-19 years old (29%), 

followed by those aged 40-59 years old (26%) and 20-39 years old (24%). 

• As at December 2020, the total number of social housing applicants on the Victorian Housing 

Register for the Inner Eastern Melbourne region was 2,359 priority access applications and 

989 register of interest applications.  

• The housing register waiting list demand and transfer data for the Inner East Melbourne 

region indicates a high demand for one-bedroom dwellings making up approximately 76 per 

cent of total applications. The preference for two-bedroom dwellings follows at 

approximately 14 per cent.  The preference for three-bedroom dwellings follows at 

approximately six per cent.  

Housing typologies to support the needs of lower income earners     

Secure affordable rental apartments are likely to meet the needs of most moderate-income earners 

in Fitzroy North. 

• Most moderate income earning singles are renting one bedroom apartments (43%), followed 

by two bedroom dwellings (25%). This is consistent with Metropolitan Melbourne. 

• Most moderate income earning couples (68%) are renting one and two bedroom apartments. 

This is in contrast with Metropolitan Melbourne, where the largest share of these couples buy 

three bedroom dwellings (25%), followed by renting two bedroom dwellings (23%). 

• All moderate income earning families are renting two and three bedroom dwellings, 

increasingly (now >30%) in apartments. By comparison, these families across Metropolitan 

Melbourne tend to rent three and four bedroom houses. 

• Group households are predominantly younger people renting two and three bedroom 

dwellings, with more than 30% of these being apartments. 

• Most moderate income earning households who are renting are not likely to be experiencing 

rental stress, probably because they appear to have ‘traded down’, by choosing dwellings with 

fewer bedrooms or apartments.  

• Lone person moderate income renters in the City of Yarra are more likely to be in housing 

stress, with close to one-in-eight of this household type in stress.  
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• More than 50% of lower income earning couples aged 60+ are living in larger homes with 

three or more bedrooms. There may be an opportunity to offer some of these people the 

opportunity to downsize and age in place. 

The majority of new low and very low-income earners in North Fitzroy will require government-

subsidised rental housing. 

Households on low and very low incomes are unlikely to find affordable market housing that meets 

their needs in Yarra. 

Subsidised housing such as public or community housing is likely to be the best fit and most 

appropriate means of providing affordable housing to these households at the Site.  

These forms of housing: 

• Structure rental payments to ensure that tenants pay what they can afford without causing 

housing stress 

• Provide additional social and other support services frequently needed by low and very low 

income earners 

• Can efficiently deliver tenancy management and support at scale  

The Victorian Housing Register has two categories - priority access and register of interest. The 

priority access category encompasses the following people with special housing needs including:  

• Who are homeless and receiving support 

• Are escaping or have escaped family violence 

• With a disability or significant support needs 

Register of interest comprises of the applicants eligible to register their interest in social housing, 

based on income limits and asset tests.  

Social housing providers work within a tenancy allocations framework reflecting the priorities of any 

State or Commonwealth funding, which typically requires specified tenancy mixes, including a 

proportion of households on priority waitlist and register of interest. 

While noting the evidenced high demand and need for one-bedroom dwellings on the Victorian 

Housing Register, it is uncommon for RHAs or HomesVic to deliver and operate buildings with such a 

high concentration of one bedroom dwellings: 

• This impacts the financial feasibility of the ongoing operations due to the typically low 

revenue base, and 

• It can create difficulties in building diverse and resilient communities. 

Housing for cohorts with special needs  

Council has identified certain households as falling within the definition of Affordable Housing and 

unable to afford safe, secure and appropriate housing in the local market. These groups have specific 

needs in terms of size and type of dwelling, accessibility etc. which are detailed in Table 1.  

Opportunities to address these needs include: 

• Incorporating Specialised Disability Accommodation into the market and/or affordable 

housing delivery models implemented at the Site;  

• Working with social housing providers to target a proportion of homes to Aboriginal 

Victorians, subject to funding. 
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__________________________________________________________________________________ 

Key findings: 

There are declining opportunities for all tiers of lower income earners to find affordable housing in 

Yarra and is therefore it is important for projects like Fitzroy Gasworks to contribute to arresting 

this trend. 

For moderate income earners, who are the largest lower income cohort in Yarra: 

• There is a strong demand for smaller (one and two-bedroom) dwellings 

• There is and will continue to be strong growth in demand for affordable housing for lone 

person households, and younger and older couples 

There is also likely to be ongoing demand for affordable housing for lower income singles in group 

homes,  affordable three bedroom product for lower income families, and there may be an 

opportunity to provide affordable housing to lower income older couples to allow them to 

downsize and age in place.   

Rental is the most affordable and appropriate form of tenure for lower income households, with 

some moderate-income earners able to find affordable rentals in the market now. 

Social housing provided by the State or a registered housing agency provides a regulated, secure 

and affordable housing outcome and is the most appropriate form of housing for eligible very low 

and low-income households.   

There is a significant waitlist for social housing in the Inner East region, including the City of Yarra.  

Within the current Victorian Housing Register waitlist, there is a very high need for one-bedroom 

dwellings, however the appropriate dwelling mix in any social housing development is likely to be 

driven by the funding agreement with the Director of Housing with consideration given to diversity 

and operational matters. 

To ensure affordable housing appropriately responds to these forecasts of demand, and to 

contribute to the development of a diverse and resilient community it is recommended the 

development plan include the following indicative dwelling mix for the affordable housing 

components, allowing for variation between buildings and product offerings: 

 
Bedroom number and dwelling type (Affordable 

Housing) 

 
Indicative Affordable Housing dwelling % 

1 Bedroom apartment Up to 60% 

2 Bedroom apartment Up to 60% 

3 Bedroom apartment Up to 10% 

 

This suggested mix should be reviewed every five years or as required to cater for potential 

changes as a result of shifting trends in demographics, migration patterns, population age 

structure, and overall product preference 

__________________________________________________________________________________ 
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4. Affordable housing delivery options   

What can lower income earners afford? 

DV has calculated the financial capacity of moderate income earners to rent or purchase property, 

ensuring that direct housing costs do not exceed 30% of gross household income, and with a number 

of assumptions with respect to ability to secure and service a mortgage. 

These are used to inform considerations of the delivery options for affordable housing stock. 

Household type 
Moderate income 

earner 

Low income earner Very low income 

earner 

Single $208k-$309k  $169k - $208k <$133k 

Couple $309k- $460k $196k - $309k <$196k 

Family $430k - $633k $271k     - $430k <$270k 

Table 2 Indicative purchase capacity by household type, 2020-21, Greater Melbourne 

 Household type 
Moderate income 

earner 

Low income earner Very low income 

earner 

Single $240-$361 $151-241 <$151 

Couple $361-$542 $226-361 <$226 

Family $506-759 $316-506 <$316 

Table 3 Indicative weekly rental capacity by household type, 2020-21, Greater Melbourne 

To be eligible for social housing, the following household income and asset limits must not be 

exceeded: 

Household Type Register of Interest Weekly 

Limit 

Weekly Limit Priority Access 

Single person $1,048 $586 

Couple, no dependants $1,603 $1,013 

Family (one or two parents) with 

one dependent child 

Each additional dependant 

$2,2162 

$351 

$1,050 

$37 

Asset Limit $33,844 

+ $112,814 for households who 

need major or full disability 

modifications 

$13,378 

+ $112,814 for households 

who need major or full 

disability modifications 

Table 4 Social housing household income and asset limit, Effective as at 2 October 2020 
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Home ownership   

Housing prices in Fitzroy North are higher than the Metropolitan Melbourne average – for example 

with a median of $690,000 for a two bedroom unit or $1.37 million median for a two bedroom house, 

compared to $600,000 median for a two bedroom unit or $915,000 median for a two bedroom house 

in Metropolitan Melbourne in December 2020. 

The purchasing capacities of each lower income household type have been estimated, based on a 

number of assumptions regarding prevailing interest rates and deposit capacity; assuming that a one 

bedroom dwelling would meet the needs of a single, a one or two bedroom dwelling would meet the 

needs of a couple and a two+ bedroom dwelling would meet the needs of a family; while limiting the 

cost of meeting housing needs to less than 30% of gross household income.   

These purchase capacities have been compared with recent median prices available in the market. 

The analysis indicates the only stock likely to be affordable are one bedroom apartment purchases by 

moderate or some low income earning couples.  

The significant differences between median market price and purchase capacities demonstrates that 

affordable build-to-sell product is unlikely to be feasible for developers to deliver in volume for lower 

income households, given the size of discount below market value that would be required. 

Some moderate income households looking to purchase smaller dwellings (one or two bedroom 

apartments) could potentially access shared equity programs, such as the State Government’s shared 

equity scheme or privately-funded or benefactor schemes.  However, this approach is unlikely to be 

achievable for very low and low income earners, given expected price points in the project. 

Accordingly, the affordable housing strategy will not rely on shared equity as a primary mechanism. 

 

Figure 2 Median Fitzroy North purchase prices compared with lower income household purchase capacities 
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Market Rental 

Rents are more affordable in Fitzroy North though still generally more expensive than Metropolitan 

Melbourne. At December 2020, the median weekly rent for a two bedroom apartment in Fitzroy North 

was $500, compared to $430 for a two bedroom unit in Metropolitan Melbourne.   

Assuming weekly rent is limited to 30% of total income, indicative rental capacities for each lower 

income household type have been estimatedError! Reference source not found.. Using these rental 

capacities, DV found that moderate income couples at likely to be able to rent a one bedroom (or if at 

the top of the band, two bedroom) apartment and that moderate income families are likely to be able 

to rent two bedroom apartments and townhouses. 

This demonstrates that affordable build to rent product is likely be feasible as a means of providing 

affordable housing to moderate income earning families and couples, and possibly some low income 

earners, noting that some manageable discounts may be needed to accommodate singles, larger 

families and tenants at lower points in the income bands. 

 

Figure 3 Median Fitzroy North rental prices compared with lower income household rental capacities 

Social housing 

As noted earlier, the social housing system ensures that tenants pay what they can afford and manages 

the mix of tenants according to the funding agreements between the registered housing agency and 

relevant funding bodies that ensure sustainability of this model. 
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Family friendly housing 
 

In absence of a Victorian Planning Policy definition, ‘family friendly housing’ is recommended to be 

defined in the Development Plan as follows (refer to Appendix 2 for further research and rationale): 

• ‘Family friendly’ housing is defined as housing that is appropriate for households with one or 

two adults with one or more children; 

• The minimum number of bedrooms for a dwelling to be ‘family friendly’ is two-bedrooms, 

with up to 10% three-bedroom dwellings to provide for larger families. 

In addition, family friendly housing and overall development outcomes at the Site are recommended 

to be achieved by reference in the Development Plan to the need for the landowner to consider 

internal building and external community features to support families with children, including child-

safe balconies, external play areas, landscaping and surface treatment, inclusion of local play areas or 

walking environments that encourage play and communal areas noted above. 

It is recommended the Development Plan refer to the need to support family friendly housing and 

living, by requiring consideration of a range of factors specifically in relation to children, including: 

• The private amenity within a dwelling and building that is suitable for children including play 

spaces; 

• The surrounding public amenity including accessibility, safety, and usability for children; 

• The potential for ground floor units with private open space; 

• Co-location of dwelling with three bedrooms to support family interaction; 

• Connectivity between dwellings and the school that encourage child-based travel; 

• Communal spaces that connects to the outdoors; 

• Application of Accessibility and Livable Housing Standards; and 

• The capacity for dwellings to be combined. 

Considering the adaptability of dwellings to allow for households to change over time is also 

recommended. For example, dual key apartments that can support the combining of one and two-

bedroom dwellings either at pre-sale or a future date or provide families with co-located apartments 

for different household members to maintain both private amenity and shared family spaces. 

__________________________________________________________________________________________ 

Key findings: 

Affordable rental is likely to be the most feasible way for developers to provide a significant 
proportion of affordable housing at the Site, while other approaches such as shared equity and 
other innovative models could feasibly contribute to the overall outcome. 

Provision of social housing at any scale will depend on State funding, and this model ensures that 
rentals are affordable to tenants. 

Depending on their respective needs and funding models, cohorts of special needs could be 
accommodated within market-delivered stock or in social housing, and providers should be 
encouraged to investigate and pursue these opportunities. 

__________________________________________________________________________________________
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5. Fitzroy Gasworks Affordable Housing Strategy 
 

Development Victoria is committed to ensuring a high-quality development to achieve the range of 

objectives set out in the Schedule, targeting the provision of 20% affordable housing and providing 

family friendly housing across the Site.  

Based on the current total forecast yield of 1,200 dwellings on the Site, there is a need for 

approximately 240 affordable dwellings at the Site. Some of these outcomes are currently dependent 

on securing State funding and subject to change.  

The indicative strategy to realise the target of 20% affordable housing at the Site comprises the 

following delivery models: 

1. Social housing co-funded by the State and a Registered Housing Agency (RHA), subject to State 

funding. This is expected to deliver a significant proportion of the Site’s affordable housing 

outcomes, and 

2. Affordable market housing meeting the balance of the requirement, comprising predominantly 

affordable rental product with flexibility for other offerings and tenures. These strategies are 

expected to delivery at least 50% of affordable housing outcomes. 

It is critical to understand that the ability of the project to deliver any significant amount of social 

housing is entirely dependent on securing State funding support for this element of the strategy. If 

funding is not secured, the targeted delivery of 20% of dwellings as affordable housing will be 

preserved, but the nature of the affordable housing delivered by market-based models will need to be 

revisited.  

Social housing 
 

Subject to funding, DV, HomesVic or another developer would partner with a Registered Housing 

Agency to deliver social housing. 

Target households: Very-low to low income earners, with a proportion of moderate income earners. 

Indicative number of affordable (social) dwellings: this is subject to consideration by HomesVic for 

funding through the Victoria’s Big Housing Build (VBHB). 

Building to operate as social housing for an agreed period, in accordance with the State’s funding 

requirements to be agreed by the Director of Housing.  

DV understands that that any social housing funded by the State and owned by a RHA may require the 

Director of Housing to have a Registration of Interest on title to the social housing land.  

Affordable market housing 
 

This is likely to comprise predominantly affordable rental product but may also include affordable built 

to sell product, purchases supported by State or privately funded shared equity schemes, rent-to-buy, 

or other innovative mechanisms. 

Target households: predominantly moderate income earners 
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DV is exploring delivering a significant portion of this affordable market housing as affordable rental 

product, as follows: 

• Develop and retain long-term ownership of a residential apartment block, with approximately 200 

dwellings purpose-built for rental occupation  

• Achieve 30% affordable rental outcomes (indicatively ~60 affordable dwellings) for a period of at 

least 15 years, with a review within 10 years. 

• Allocate discounted tenancies based on annually reviewed income tests and dynamically manage 

tenancies within the building to maintain the 30% affordable housing target.   

• Enter into a form of legal instrument that gives the Minister for Planning and DV adequate 

enforceability over the outcomes to be delivered by the affordable rental product, which may be a 

Section 173 Agreement or another instrument by agreement with the Minister for Planning.  

If a proportion of affordable outcomes are delivered as social housing, and a DV-led affordable rental 

project is delivered as described above, the balance of the affordable housing requirement would be 

passed to development partners on the balance of the Site.  

It is possible that requirements placed on private developers would range from 6-10% affordable 

outcomes, which is consistent with the upper end of outcomes in recent comparable private sector 

developments. 

Affordable outcomes to be delivered by development partners would be achieved under Development 

Agreements, which could require the selected developers to: 

• Deliver a minimum number or percentage of affordable dwellings on their portions of the Site, 

with the Development Agreements to encourage higher levels of affordable housing in transaction 

negotiations (noting that outcomes against other policy objectives such as sustainability and public 

realm will be balanced in transactions), and  

• Enter into S173 agreements securing any affordable rental outcomes for a period of no less than 

30 years, consistent with recent outcomes in comparable private sector build-to-rent 

developments. 

It is expected, in accordance with the planning process, that key criteria and expectations will be set 
out in the Development Plan for all development proposals to respond and be assessed against by the 
Responsible Authority at the point of planning application.  
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How the affordable housing strategy responds to the ‘to Specified Matters under 

S3AA(2)  
 

The Minister for Planning has set out the following list of ‘matters’ that must be considered when 

assessing appropriateness of a proposed built form as affordable housing, Figure 4. 

 

Figure 4 Matters to be considered when determining appropriateness of affordable housing 

The following outlines how these matters to deliver affordable housing at the Site will be addressed.  

Government 
listed 
matter 

Proposed development response 

Allocation Allocation of affordable housing must be to households that earn within the 

Government-defined income bands, updated annually by the Governor in Council Order.  

Affordable housing will be allocated according to the delivery model: 

Where social housing is delivered, subject to funding, 100% of the dwellings will be 

allocated to eligible households on the Victorian Housing Register.   

Where affordable market models are implemented, the designated % of affordable 

dwellings will need to be allocated to eligible households via a system to validate that 

households earn within the designated affordable housing income bands.   

 

Affordability Where affordable market models such as affordable build to rent are implemented, the 
affordable apartments will need to be provided at price-points that are affordable to 
rent by moderate income households. 

These rental price-points are determined using income bands prescribed within the 
Act and a requirement that no more than 30 per cent of household income is required 
to service rental payments.  

In 2020/21, DV adopted the following rental price points to guide its affordable BTR 
offering. These will be updated annually in line with the income ranges gazetted by the 
Minister for Planning. 
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Government 
listed 
matter 

Proposed development response 

  Income ranges Rental price points/week 

Household 
composition 

Min Max Min Max 

Single $41,751 $62,610 $241 $361 

Couple $62,621 $93,920 $361 $542 

Family $87,671 $131,500 $506 $759 

Table 5 2020/21 Moderate Income Rental Capacities for Greater Melbourne 

Where social housing is delivered, the appointed operator will ensure affordability by 
providing social housing at price points that are typically capped at 30 percent of 
household income. 

Should affordable product for purchase be delivered, purchase price-points will need 
to be determined at an appropriate point in time using income bands prescribed 
within the Act, prevailing lending conditions, and a requirement that no more than 
30 per cent of household income is required to service mortgage payments. 

 

Longevity of 
benefit 

Social housing will be operated by an RHA for an agreed period in accordance with 
the State’s funding requirements to be set out by the Director of Housing. 

Recent private sector affordable rental proposals have typically been required to 
provide to up to 6% affordable housing for periods ranging between 15 to 30 years.  

For the affordable market housing, Development Agreements will require the 
selected developers to deliver a minimum proportion of affordable housing on their 
portions of the Site and enter into S173 agreements or other instrument securing any 
affordable rental outcomes for a period of no less than 30 years.  

If an affordable rental project commits to a significantly higher affordable rental 
outcomes, say more than 25%, this would be required for a period of at least 15 years. 
This shorter period is justified given that this level of affordable outcome is untested 
in the market, and it could be subject to formal review within 10 years.  

This higher commitment would be enforced with a form of legal instrument that gives 
the Minister for Planning and DV adequate certainty, which may be a Section 173 
Agreement or another instrument by agreement with DELWP. 

 

Tenure 
(Term) 

The affordable housing offering is expected to predominantly be achieved through 
rental product, likely comprising social housing and for the market affordable housing, 
developers pursuing affordable build to rent model, but other proposed tenure models, 
including shared equity are permissible. 
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Government 
listed 
matter 

Proposed development response 

Type (Built 
Form) 

To ensure affordable housing appropriately responds to estimates of current and 
forecast demand, the following dwelling mix is suggested for the affordable housing 
components of the development  (noting that the final mix may vary from building to 
building or between delivery models): 

Up to 60% of 1-bedroom apartments 

Up to 60% of 2-bedroom apartments 

Up to 10% of 3-bedroom apartments 

 

Location  The affordable homes are proposed to be located throughout the development.  

Where social housing is delivered, subject to funding, it will likely be delivered in a single 

building.  

If DV invests in an affordable rental project, it will likely be delivered in a single building. 

 

Integration Affordable housing buildings will be of high design quality and tenure-blind, and 
integrated within the Site either: 

• as single purpose affordable housing buildings distributed within the Site, or 

• as affordable housing within market housing offerings. 
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Appendix 1 – Data to support Section 3 Demand for diverse and 

affordable housing  
 

The following charts show the proportion of dwellings in Fitzroy North, the City of Yarra LGA and 

Metropolitan Melbourne that accommodate the various household types (by respective income bands) as 

described in the Planning & Environment Act (PEA) as at the 2016 Census.  
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The following charts show the dwellings rented by family moderate income earners segmented by the proportion of 
their income that is being spent on rental payments.  
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The following charts show the dwellings rented by couple moderate income earners segmented by the proportion of 
their income that is being spent on rental payments. 
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The following charts show the dwellings rented by single moderate income earners segmented by the 

proportion of their income that is being spent on rental payments 
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Appendix 2 - Research to support definition of Family Friendly housing 

A 2018 Churchill Fellowship into designing child-friendly high density neighbourhoods notes: 

• The City of Vancouver ‘High-Density Housing for Families with Children Guidelines’ defines family 

units as dwellings with two or more bedrooms. The policy also sets requirements for minimum 

communal and play spaces. The Vancouver ‘Housing Mix Policy for Rezoning Projects (2016)’ set 

a target for 25 percent family units in new market housing and 50 percent family units in all new 

non-market housing. 

• NSW Apartment Design Guidelines references the needs of children by noting: 

- Communal spaces for children should be safe and contained; 

- Balconies should be designed to be safe outdoor spaces for children; and 

- Ground floor apartments suit families with small children. 

• The City of Toronto sets a target of 25 percent family units with 10% of the units should be 

3-bedroom units and 15% of the units should be 2-bedroom units. The policy also notes that: 

- “The majority of large units should be grouped together to encourage socializing 

between families and create a sense of community; 

- Large units should be located primarily in lower portions of the building to provide direct 

outdoor access for families with children; 

- Larger units should overlook public open space and/or private outdoor amenity areas to 

allow informal supervision of children’s play.” 2 

The Churchill Report sets out a range of design, program and policy recommendations in relation to 

designing for child- friendly high density living. Design interventions include: 

• Car free neighbourhoods 

• Child friendly travel routes 

• Playable streets 

• Urban play yard 

• Intergenerational play 

• ‘School as community heart’; 

• Building scale including raised gardens, outdoor covered play, playful courtyards, child-friendly 

indoor amenity, ‘playful corridors and lobbies’ 

These approaches are partly reflected in the Fishermans Bend Local Planning Policy set out in the 

Melbourne Planning Scheme (Clause 22.27) and Port Phillip Planning Scheme (Clause 22.15), where the 

following local policy expectations in relation to family friendly housing are set: 

“Encourage design that delivers a range of housing types suitable for households with children through: 

• The development of mid-rising housing with access to private open space. 

• Living room sizes that exceed minimum requirements. 

 
2 Source: Natalia Krysiak (2019) Designing Child-Friendly High Density Neighbourhood,  
https://www.churchilltrust.com.au/media/fellows/Krysiak_N_2018_best_practice_for_designing_child-
friendly_high_density_neighbourhoods.pdf    
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• Access to outdoor communal green space including children’s play spaces on ground levels, 

podium levels of roof tops and locating some dwellings to achieve direct visual access to those 

play spaces, 

• Providing children’s communal active indoor space or recreation space as part of indoor 

communal spaces. 

• Locating sufficient storage areas in areas with easy access to dwellings. 

• Encourage the delivery of adaptable floor plates including the opportunity to combine one and 

two-bedroom units to form larger apartments.” 
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For example, for the 2021-22 Financial Year, these  

Appendix B: 
Process for Setting Affordable Rents in 
Building M (Build to Rent) 
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How Development Victoria will determine Affordable Rents 

 Upon gazettal of the revised Affordable Housing income ranges, Development Victoria will distribute the 
income ranges into ‘Income Quartiles’, determined by dividing the Affordable Housing income ranges into four 
equal ranges. See Table 1 for a demonstration of this for the 2021-22 Affordable Housing income bands.  
The purpose of dividing the income ranges into quartiles is to enable Development Victoria to align rents to 
approximately 30 per cent of household incomes, rather than assuming that all households within an income 
range can pay 30 per cent of the ‘top’ of the range. This better protects households at the lower end of an 
income range from paying more rent than they can afford. 

 Development Victoria will assign Income Quartiles to each of the single, couple and family household types 
provided for in the Planning and Environment Act. Given that there is an identified demand for group 
households in Fitzroy, Development Victoria has also assumed that some singles within the Affordable 
Housing income range will rent in group households of two or three ‘singles’. In this instance, the single 
income range is multiplied by the number of eligible people in that tenancy. For example: 

Household 
Type  

Income Ranges Income Ranges Income Ranges Income Ranges Income Ranges 

2021/22 Quartile 1 Quartile 2 Quartile 3 Quartile 4 

Single  $ 41,921   $62,860   $41,921   $47,156   $47,156   $52,391   $52,391   $57,625   $57,625   $62,860  

Single 
Group  
(2 ppl) 

 $83,842  $125,720   $83,842   $94,312   $94,312   $104,781   $104,781   $115,251   $115,251   $125,720  

Single 
Group  
(3 ppl) 

 $125,763  $188,580   $125,763   $141,467   $141,467   $157,172   $157,172   $172,876   $172,876   $188,580  

Couple   $62,871   $94,300   $62,871   $70,728   $70,728   $78,586   $78,586   $86,443   $86,443   $94,300  

Family  $ 88,021  $132,030   $ 88,021   $ 99,023   $ 99,023   $110,026   $110,026   $121,028   $121,028   $132,030  

Table 6 2021-22 Affordable Housing Income Ranges – Distribution into equal income quartiles 

 Development Victoria will determine a weekly Affordable Rental Rate calculating 30 per cent of the Midpoint of 
the Income Quartile for each household type (single, groups singles, couple, family). 

 Affordable Rental households will then be matched with an appropriate dwelling type (Studio, 1, 2 and 3 
bedroom). 

 If electricity or other authorities’ costs are included the Affordable Rental Rates, then a reasonable allowance 
may be determined to cover cost in addition to the 30 per cent of household income calculation.    

 Whilst Development Victoria controls ownership of the BTR building, setting of the Affordable Rents and 
associated rental discounts will be subject to Victorian Government Land Transactions Policy requirements, 
such as Valuer General Victoria (VGV) valuation and approval of Victorian Government Land Monitor. 

 Over the term of operation it may be necessary to review the Affordable Rental setting approach to reflect 
updated legislation or the changing needs profiles of Affordable Housing tenants.  Any significant changes to 
the Affordable Rental setting approach will be to the satisfaction of the Responsible Authority and reflected in 
the annual reporting. 
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How the BTR Operator will determine the Affordable Rent payable by an eligible Affordable Housing 
household: 

 The Operator will review applications for Affordable Housing tenancies and confirm household eligibility by 
verifying incomes, residency status and household types according to Planning and Environment Act 
thresholds. Potential tenants will be asked to indicate their product type preference. 

 The Operator will determine the applicant’s appropriate household income quartile within the Planning and 
Environment Act thresholds. 

 The Operator will match the eligible household to a suitable dwelling type (studio, 1 bed 1 bath, 2 bed 1 bath, 2 
bed 2 bath, 3 bed 2 bath). In determining this match, the Operator will respond to both the tenant’s preference 
and the available dwellings. 

 Using both the eligible household’s Affordable Income Quartile and assigned dwelling type, the Operator will 
assign the appropriate Affordable Rental rate.  

 On an annual basis, the Operator will review the Affordable Housing tenant’s eligibility. 

 If the Affordable Housing tenant’s income remains within the same Affordable Housing Income Quartile, no 
change to tenancy other than a Affordable Housing Rent review8.   

 If the Affordable Housing tenant’s income has changed into a higher or lower quartile, the Affordable rent will be 
adjusted to that Income Quartile rental rate.  Quartile 1 rental rate is the floor for the lowest Affordable Housing 
Rental Rates. 

 If the Affordable Housing tenant’s income has increased higher than the maximum affordable threshold the 
Affordable tenancy agreement will expire within 12 months.9  It is proposed that tenants will enter rental 
arrangements which provide that where they no longer meet affordable eligibility requirements, they will be 
offered a market tenancy agreement  

 The Operator will maintain 30 per cent overall Affordable dwellings by attracting an eligible Affordable tenant in 
the next suitable vacancy within the building. 

 

 

8 Affordable Housing Rental review process will be agreed in consultation with VGLM to meet requirements under Victorian Government Land 
Transactions Policy and Residential Tenancy Act.  Affordable Housing Rental reviews will aim to adjust rents to the current Affordable Housing 
Rental Rate set for that quartile (set at least annually using Planning and Environment Act income thresholds). 
9 To ensure residents are not unduly disadvantaged if their circumstances change and their household income increases, a household income 
will be able to increase above the Planning and Environment Act income thresholds by a maximum of 25 per cent for two consecutive years 
before they are no longer eligible for an affordable tenancy. This threshold has been adopted for consistency with the eligibility requirements of 
the NRAS. 
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