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EXECUTIVE SUMMARY
A Housing Strategy has been prepared for Hobsons Bay to manage housing
growth in response to population changes in the municipality over the next 20
years1.
The Housing Strategy Background Report (Volume One) identified the need for a
Housing Framework Plan and a housing capacity assessment to be undertaken to
identify where future housing growth can occur and help determine the potential
supply of additional housing in Hobsons Bay. This comprises Volume Two of the
Hobsons Bay Housing Strategy.
Housing demand has been identified in the Housing Strategy Background Report
as an additional 8,849 new dwellings (443 new dwellings per annum) in Hobsons
Bay by 2036. This is based on an anticipated increase in population of over
19,000 residents by 2036 with the majority of this anticipated growth from the
expected residential developments in the Strategic Redevelopment Areas (SRAs).
State planning policy is to accommodate the majority of new infill development
in established areas.
Planning for housing is however not just about supply but also about location
and diversity. The Background Report also identified that the location of housing
is one of the most important considerations when planning for future housing.
A set of criteria has been used to determine housing locations and to guide the
level of housing change across the suburbs to manage housing in Hobsons Bay.

2) Housing Framework Plan to manage housing growth and change
3) Housing Capacity Assessment
Criteria to determine Housing Change Areas
Hobsons Bay is affected by a number of land use and environmental constraints
(e.g. Major Hazard Facility buffers, foreshore flooding, heritage overlays) as well
as accessibility constraints (e.g. not all suburbs have good access to existing
public transport and services). These constraints must be considered when
determining potential housing capacity.
A set of criteria based on four key components has been developed to help guide
where new housing should be encouraged:
i)
ii)
iii)
iv)

Strategic Context
Environment and Amenity
Accessibility
Character/Built form

Housing Framework Plan
The Housing Framework Plan identifies the appropriate housing change areas
based on the four criteria identified, as well as consideration of the estimated
housing demand across the suburbs in response to expected demographic
changes.

This document contains three key components:
Three housingFour housing change areas are identified:
1) Criteria used to determine the Housing Change Areas

▪
▪

MinimalLimited Change Areas
Moderate Incremental Change Areas

1

Based on the latest 2016 ABS Census data and .id forecast data which considers potential
demographic and development changes up to 2036 only.
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▪
▪

Moderate Change Areas
Substantial Change Areas

The housing change areas align with the New Residential Zones introduced by
the Victorian Government in 2013 and further reformed in 2017.
Housing capacity assessment
A Housing Capacity Assessment has been prepared to identify to identify the
potential capacity for the supply of new housing d in the municipality over the
next 20 years, based on an assessment of land use constraints and opportunities,
and to meet estimated demand.

Although supply for additional housing is not expected to be an issue in the
municipality, the location of new housing needs to be appropriately planned.
The spatial distribution of new dwellings constructed in Hobsons Bay does not
align well with the location of the municipality’s activity centres.
The Housing Strategy presents an opportunity to better align future housing
growth and change in appropriate locations, as identified in the Housing
Framework Plan.

A housing capacity model was prepared by .id consultants2. The capacity
assessment identified four opportunities for housing supply:
i)
ii)
iii)
iv)

strategic redevelopment areas and sites
activity centre catchments
other infill development
shop top housing in commercial areas (Commercial 1 Zone in
activity centres)

The housing capacity assessment conservatively estimates that Hobsons Bay has
development sites/opportunities to provide a net gain of approximately 16,281
dwellings. Based on estimated housing demand of 443 new dwellings per annum
(over the next 20 years), this represents around 37 years of supply.
Around 60 per cent of housing opportunities have been identified within activity
centres and key opportunity sites with the remainder (40 per cent) potentially
available from other infill opportunities.

2

Prepared in 2016 and updated in April 2018 to align with the Reformed Residential Zones
will need updating with ref to 2019 update to align with final proposed zoning..
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GLOSSARY
Activity Centre

Vibrant hubs where people shop, work, meet, relax and
often live

Active Transport

Travel methods involving physical exercise such as
walking and cycling

Cadastre

Map data which shows land parcel and property
boundaries

IN3Z

Industrial 1 Zone

Activity Centre

SUZ1
SUZ2

The likelihood of land to be redeveloped

HBCC

Hobsons Bay City Council

ILMS

Industrial Land Management Strategy

Active Transport

SUZ3

Travel methods involving physical
exercise such as walking and
Special Use Zone (Schedulecycling
3)
Special Use Zone (Schedule 2)

Cadastre
SUZ5
PPRZ

Special Use Zone (Schedule 4)

Developability
HBCC

PCRZ
Infill development

Vibrant hubs where people shop,
work, meet, relax and often live

Special Use Zone (Schedule 1)

SUZ4
Developability

Industrial 3 Zone

Map data which shows land parcel
and property boundaries
Special Use Zone (Schedule 5)
Public Park and Recreation The
Zonelikelihood of land to be

redeveloped
Public Conservation and Resource Zone

New residential development which occurs in
established areas

UFZ

MHF

Major Hazard Facilities

PUZ1

SRA

Strategic Redevelopment Area (as identified in the
Industrial Land Management Strategy 2008)

PUZ2 MHF

Public Use Zone 2
Public Use Zone 3

Strategic Redevelopment Site

Development of 10 or more dwellings

PUZ3 SRA

New residential development
which occurs in established areas

PUZ4

Public Use Zone 4

Major Hazard Facilities

Walkable Catchment

An area mapped around a pedestrian destination
usually showing a 400m (5 minute) or 800m (10 minute)
walk

Public Use Zone 5

Strategic Redevelopment Area (as
identified in the Industrial Land
Management Strategy 2008)

PUZ5

ILMS
Infill development

General Residential Zone (Schedule 1)

GRZ2

General Residential Zone (Schedule 2)

PUZ7

GRZ3

General Residential Zone (Schedule 3)

RGZ1

Residential Growth Zone (Schedule 1)

MUZ

Mixed Use Zone

CDZ1

Comprehensive Development Zone (Schedule 1)

Public Use Zone 1

Strategic Redevelopment Site

PUZ6
GRZ1

Hobsons Bay City Council
Urban Floodway Zone

Public Use Zone 6

Walkable Catchment

Public Use Zone 7

RDZ1

Road Zone 1

C1Z

Commercial 1 Zone

C2Z

Commercial 2 Zone

CA

Commonwealth Land

Industrial Land Management
Strategy

Development of 10 or more
dwellings

An area mapped around a
pedestrian destination usually
showing a 400m (5 minute) or
800m (10 minute) walk
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areas. This includes strategic development areas and locations in and
around activity centres and public transport.

1.0 INTRODUCTION
The Hobsons Bay Housing Strategy determines the most appropriate locations
across the municipality to accommodate additional new housing and what is the
preferred level of housing change.
To inform this, a Housing Framework Plan and a Housing Capacity Assessment
have been prepared and form part of the Housing Strategy.
The Housing Framework Plan identifies where future housing growth and change
can occur across the suburbs with consideration of a range of land use
constraints and opportunities. The framework plan proposes three four levels of
housing change to guide future housing growth over the next 20 years:
▪

▪

▪

▪

Limited Minimal Change Area (2 storey building height)
Areas that should be protected because of their special heritage or
environmental characteristics. This could include natural hazards or due
to their location within close proximity to industrial areas, and housing
growth may be limited.
Moderate Incremental Change Area (2 storey building height)
Housing growth within these areas occurs within the context of existing
or preferred neighbourhood character. The existing neighbourhood
character will evolve and change over time with reference to the key
identified neighbourhood attributes.
Moderate Change Area (3 storey building height)
Areas where housing will evolve up to three-storeys whilst respecting
neighbourhood character. These include locations close to activity
centres and where there are opportunities for increased residential
development and housing diversity.
Substantial Change Area (3+ storey building height)
Areas where housing intensification will occur that results in a
substantially different scale and intensity of housing compared to other

Ultimately aligning the Housing Change Areas align with the three New
Residential Zones that were introduced by the Victorian Government in 2013 and
reformed in March 2017 will. The three residential zones impact on the type and
densities of housing that can be developed in areas and therefore, have a bearing
on housing capacity.
The housing capacity assessment estimates the potential supply of additional
housing (housing supply) in the municipality based on the levels of housing
change identified in the Housing Framework Plan.
Identifying housing capacity is an important consideration in planning for housing
growth and change over the next 20 years in Hobsons Bay.
Structure of this document
This document contains three key components:
Part One: Criteria to determine the Housing Change Areas
▪

outlines the criteria used to determine the levels of housing change
across Hobsons Bay through identifying constraints and opportunities

Part Two: Housing Framework Plan
▪

identifies appropriate Housing Change Areas in a to manage housing
growth and change in Hobsons Bay

Part Three: Housing Capacity Assessment
▪

assessing the potential additional number of dwellings that could be
accommodated across the suburbs based on the Housing Framework
Plan (housing supply)

10

Figure 1: Structure of the Housing Strategy
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PART ONE: CRITERIA FOR ASSESSING HOUSING CHANGE AREAS
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2.0 CRITERIA FOR IDENTIFYING HOUSING CHANGE AREAS
A number of considerations need to be taken into account to determine the appropriate locations for new housing and the preferred level of change. A set of criteria has
been developed to help guide the appropriate level of housing change across the suburbs, these are shown in Figure 2 below. Consideration of all four criteria is important
as, for example, some areas may have great access to a train station but be constrained by strong heritage values or small lot sizes.
Figure 2: Criteria for identifying housing change areas
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STRATEGIC CONTEXT
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2.1

CRITERIA ONE: STRATEGIC CONTEXT

This section assesses the strategic context to be considered, including:

2.1.1

Overview of Hobsons Bay

Hobsons Bay is a coastal municipality located on the northern shore of Port
Phillip Bay between seven and 20 kilometres west of Melbourne CBD. Covering a
total area of 66 square kilometres, it shares boundaries with the Cities of
Wyndham to the west and Maribyrnong and Brimbank to the north. The
municipality is bounded by the Westgate Freeway/Princes Freeway to the north
and west and is traversed east-west by the national freight rail line. The area is
well located for economic development due to its proximity to Melbourne’s
Central Business District and access to the ports and airports (refer Figure 3).
Hobsons Bay is home to the vibrant and diverse suburbs of Altona, Altona
Meadows, Brooklyn, Laverton, Newport, Seabrook, Seaholme, South Kingsville,
Spotswood, Williamstown and Williamstown North. There are diverse
characteristics between the communities and suburbs with a distinction between
the eastern and western part of the municipality. The eastern part of the
municipality is much older and more established than the western part and has
many areas of state and local heritage significance.

▪
▪
▪

Overview of the municipality of Hobsons Bay
What are the existing land uses (Zones)?
Are there Strategic Redevelopment Areas (SRAs) or
other large sites for redevelopment?

The municipality has a number of environmentally significant areas, with over 20
kilometres of beaches and foreshore home to significant coastal wetlands,
several creek systems, remnant native grasslands, and important flora and fauna
habitats. The coastal features are a draw card for tourists and residents seeking a
‘beachside’ lifestyle, particularly to the beaches of Williamstown and Altona
which are two of the three beaches on the western side of Melbourne.

Diversity of land uses
Hobsons Bay has a diverse mix of residential, industrial and commercially zoned
areas. One of the key challenges of land use planning in the municipality is
balancing the competing demands of residential, environmental, industrial and
employment uses. The municipality is one of the most significant locations for a
number of major industries in Victoria and is home to eight of the State’s Major
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Hazard Facilities. There are a number of sites formerly used for industrial
purposes that may now be suitable for a residential use (subject to further work).
These sites are identified as Strategic Redevelopment Areas (SRA) in the
Industrial Land Management Strategy3.

However, the manufacturing industry is going through a period of significant
change and a national move away from traditional manufacturing5.

Many areas of the municipality are highly constrained by industry (buffer
separation distances), potentially contaminated land, pipeline infrastructure
(above and below ground liquid and gas pipelines), rail corridors (passenger and
freight), foreshore flooding and various planning overlays (detailed further in
Section 2.2). These land use constraints are an important consideration when
planning for housing in Hobsons Bay.

In many parts of Hobsons Bay, change in land use requirements is evident. In
traditionally working class areas which have undergone or are experiencing
gentrification such as Spotswood, Newport, Altona and South Kingsville, new
residents are moving in and the demand for both residential and commercial
property continues to grow. Suburbs such as Altona North, Brooklyn, Laverton
and Williamstown North are also experiencing significant change, with the
evolution of the manufacturing industry and growth of other industry sectors
resulting in increased diversity of the economic landscape.

Local economy

Activity centres

Hobsons Bay is home to a vibrant and diverse business community, characterised
by a network of activity centres, industrial precincts of state significant and a
growing number of home based businesses. The Hobsons Bay City Council
Economic Development Strategy (2015-20) identifies important linkages between
economic development and relevant strategic and land use planning policies.

There are a variety of existing activity centres across the municipality ranging
from shopping centres, traditional strip shopping and niche retail services. The
municipality’s three activity centres identified in the State Government’s
metropolitan planning strategy Plan Melbourne 2017-50 are: Altona Beach
(Altona), Williamstown (Douglas Parade/Ferguson Street and Nelson Place) and
Altona Gate (Altona North). 6

Businesses in Hobsons Bay employ approximately 31,107 people, with the top
employing industries being manufacturing, transport, postal and warehousing
and retail trade. While this number is comparable with the number of employed
residents within the municipality (38,369), only 30 per cent of local jobs are filled
by residents4.
Although the local economy is supported by a variety of industry sectors, the
majority of economic output has traditionally been generated by high yield
manufacturing, particularly from the shipbuilding and motor vehicle industries.

Tourism
Hobsons Bay also has a vibrant tourism industry. With its bayside location and
access to two of the three beaches in western Melbourne7 (at Altona and
Williamstown), the foreshore is a drawcard for seasonal visitors. There is also a
tourist ferry which operates from Nelson Place pier in Williamstown offering
leisurely return trips directly to Southbank in the City.
Other major tourist attractions include Scienceworks and Seaworks.

3

Hobsons Bay Industrial Land Management Strategy (2008).
Hobsons Bay City Council Economic Development Strategy (2015-20).
5 ibid, p.14.
4

6

The Hobsons Bay Activity Centres Strategy 2019 presents a detailed and forward looking
vision for the existing and future activity centres comprising the Local Activity Centre
Network
7 There is also a small beach at Werribee South.
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Open space
Open space contributes significantly to the character and quality of life in
Hobsons Bay. Whilst open space accounts for the third largest land use in the
municipality, the majority of this land is encumbered/constrained.
Encumbered open space refers to land that is constrained in some way from
being developed for the purpose of passive or formal recreation, e.g. rail
corridors, easements for utilities, wetlands, conservation areas.
The amount of unencumbered/unrestricted open space in Hobsons Bay is just
under eight per cent. 8

2.1.2

Other planning considerations

Many areas of Hobsons Bay are affected by various planning scheme overlays.
An overlay is a tool in the planning scheme that has implications on development
(design outcomes). Land affected by an overlay does not necessarily prevent
development but they may constrain development in various ways.
The planning overlays in the Hobsons Bay Planning Scheme are listed in Appendix
A and discussed further in the other three criteria.

8

Open Space Strategy Discussion Paper (2016).
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STRATEGIC CONTEXT

Figure 3: Hobsons Bay Strategic Context
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2.1.3

Existing Land Use Zones

The current land use planning zones in Hobsons Bay are shown in Figure 4 and
Table 1.
Around 37 per cent of the total land use in Hobsons Bay is zoned for residential
purposes. The second largest land use in the municipality is industrially zoned
(almost 30 per cent).
Table 1: Land use in Hobsons Bay (February 2018)
Land Use
Residential

Industrial
Open Space
Public Purpose
Land

Service and Utility
Port of Melbourne
Planning Scheme
(POMPS)
Commercial
Commonwealth
Land
Total

Zones
General RZ1,
GRZ2, GRZ3,
RGZ1, MUZ, CDZ1
IN1Z, IN3Z, SUZ2,
SUZ3, SUZ4, SUZ5
PPRZ, PCRZ, UFZ
PUZ2, PUZ3,
PUZ4, PUZ5,
PUZ6, PUZ7,
SUZ1, RDZ1
PUZ1
PPRZ, SUZ1,
SUZ2, SUZ3, SUZ4
C1Z, C2Z
CA
All

Sq km
24.50

Ha
2,450

%
38.1

16.81

1,681

26.1

11.39
6.68

1,139
668

17.7
10.4

However, the amount of unencumbered open space is 7.9 per cent which is in
line with the average amount in other middle ring municipalities of 7.1 per cent.9
Figure 5 shows the distribution of open space across the municipality.

Existing Residential Zones
Land currently zoned residential (GRZ and RGZ) is shown in Figure 6.
In addition to the residential zones, there are other zones which also allow a
residential use, these include the Commercial 1 Zone (C1Z) and the
Comprehensive Development Zone (CDZ).
Within Hobsons Bay, there are existing zones that allow for higher residential
densities, as outlined in Table 2.
Table 2: Land use zones for higher residential densities in Hobsons Bay
Zone

Notes

Mixed Use Zone (MUZ)

Located at the northern end of Pier Street
(Altona), at the Former Port Phillip Woolen
Mills, Nelson Place (Williamstown) and on
Melbourne Road (Spotswood).
Located on the former school site on
Blackshaws Road (Altona North)
Generally in activity centres
Located at the Stonehenge development,
Kororoit Creek Road (Williamstown North) and
Precinct 15: Altona North Strategic Site
No ACZ in Hobsons Bay

3.56
0.58

356
58

5.5
0.9

Residential Growth Zone (RGZ)

0.80
0.03

80
3.4

1.2
0.1

Commercial 1 Zone (C1Z)
Comprehensive Development
Zone (CDZ)

64.35

6,435

100

Activity Centre Zone (ACZ)

The third biggest land use in Hobsons Bay is open space which accounts for
around 18 per cent (which includes the Public Park and Recreation Zone, the
Public Conservation and Resource Zone and the Urban Floodway Zone).

9

Hobsons Bay Open Space Strategy Discussion Paper (2016).
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LAND USE ZONES

Figure 4: Existing Land Use Zones in Hobsons Bay (2019)
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OPEN SPACE

Figure 5: Open Space
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RESIDENTIAL LAND

Figure 6: Residential Land
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2.1.4

Strategic Redevelopment Areas and Sites

Strategic Redevelopment Areas (SRAs)
Strategic Redevelopment Areas (SRAs) are large tracts of land originally identified
in the Hobsons Bay Industrial Land Management Strategy (ILMS) for
redevelopment. The sites include redundant industrial land suitable for an
alternative use, some of which were considered suitable for a residential use.
The location of these SRAs are shown in Figure 7.
The SRAs that have already been rezoned to a accommodate residential use
include Precinct 15 (Altona North Strategic Site), part Precinct 20 (Former Port
Phillip Woollen Mills) and part Precinct 16 (Caltex site) and part Precinct 13
(Kororoit Creek Road). The remainder of Precinct 16 is yet to be rezoned.

Strategic Redevelopment Sites
Strategic Redevelopment Sites are identified as redevelopments with 10 or more
dwellings proposed. The main sites have been identified on Figure 7, this is not
an exhaustive list of sites as applications for developments on this scale regularly
change.

23

STRATEGIC REDEVELOPMENT AREAS & SITES

Figure 7: Strategic Redevelopment Areas & Sites (March 2018) Needs updating?
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ENVIRONMENT & AMENITY
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2.2

CRITERIA TWO: ENVIRONMENT AND AMENITY

This section assesses the environment and amenity issues to be considered,
including:

2.2.1

Overview

Hobsons Bay is affected by a number of land use and environmental constraints
which must be considered when determining potential housing capacity. Land
that is constrained can impede/restrict the delivery of residential development.
These constraints are summarised in Table 3.
Table 3: Key land use and environmental constraints in Hobsons Bay

▪
▪
▪
▪

Are there any industrial interfaces?
Is the area within a Major Hazard Facility buffer?
Are there known poor amenity issues? (e.g. dust and
odour)
Are there flooding issues?

Planning Scheme

Industrial

Environmental

Various overlays
(including heritage)

Major Hazard
Facilities (MHF)
buffers

Landfill buffers
(former and active
landfill sites)

Single Dwelling
Covenants

Industrial land buffer
distances

Foreshore flooding
and climate change

Contaminated land

High water tables
(specifically Altona)

Above and below
ground gas and oil
pipeline
infrastructure

Air quality and odour
issues (specifically
Brooklyn)

There are also some bushfire prone areas covering grasslands in the municipality
although they do not apply to residential land. If any residential development
was to occur in a bushfire prone area then the new dwellings would be subject to
a minimum construction standard (under the Building Regulations) which
requires landowners to build to a minimum Bushfire Attack Level (BAL) of 12.5
(ember protection). This requirement is triggered under an application for a
building permit.
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2.2.2

Industrial Constraints

encroachment of sensitive uses or the intensification of existing sensitive uses in
the area.

Industrial land

Potentially contaminated land

Industrially zoned land (IN1Z and IN3Z) is the second biggest land use in the
municipality and is where a number of state significant industries are located
(refer Figure 8). Much of the eastern boundary of Hobsons Bay also has an
interface with the Port of Melbourne.

Due to the past and present industrial activity in Hobsons Bay, there are a
number of sites that are potentially contaminated. For example, on land that was
previously used for industry, landfill sites and former/current service stations.

A number of significant industries are located in the Special Use Zone (SUZ),
including:
•
•
•
•

SUZ2 – Petroleum Refinery Area (Mobil on Millers Road/Kororoit Creek
Road, Altona)
SUZ3 – Petrochemical Complex Area (includes Qenos and Dow Chemical,
Altona)
SUZ4 – Altona Special Industrial Area
SUZ5 – Marine Engineering Area (Nelson Place, Williamstown)

Balancing the competing demands of industry and residential uses is challenging
- ensuring residential areas are not negatively affected by amenity issues (e.g.
noise and odour) and that the operation of existing industry is not compromised
by residential encroachment.
Whilst there are recommended buffer distances in the planning scheme at Clause
53.10 for industrial proposals potentially impacting on the amenity of nearby
sensitive uses, there is no policy regarding the prevention of sensitive uses
encroaching on existing industry (reverse buffers). 10
Hobsons Bay is also affected by Ministerial 14 (Ports Environs). The area to the
east of Hall Street in Spotswood is covered by the port environs policy. This is to
ensure that the operations of the port in this area are protected from the

10

Potentially contaminated land can constrain new residential development
proposals. There are options for developing sensitive uses on potentially
contaminated land but this depends on the outcome of the environmental audit
and upon the extent of remediation works involved. The cost implications can
make some remediation/clean-up exercises prohibitively expensive. The
remediation costs may also drive the densities required on site, for instance, in
order to make a development financially feasible, a higher density needs to be
achieved.

2.2.3

Major Hazard Facilities (MHF)

Hobsons Bay is home to eight of the State’s 38 Major Hazard Facilities (MHF).
These are adjacent to/located near to residential uses (refer to Figure 9).
Generally, MHF are industrial land uses that store, handle or process large
quantities of hazardous chemicals and dangerous goods, including petroleum
products. They are therefore subject to potential low frequency-high
consequence incidents to surrounding sensitive uses.
The MHF are regulated by the Occupational Health and Safety Regulations 2017
and licences must be granted by WorkSafe Victoria to operate an MHF. Whilst
there is a stringent regulatory framework for these facilities, there is very limited
government policy and direction to guide land use planning around MHFs in

With the exception of the planning controls that apply to the SRA.
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Victoria. Due to the nature of MHF and the potential societal risk they pose,
there is concern by MHF operators and WorkSafe in regards to any proposed
increases in the number of people living within proximity to these facilities.
Aside from Clause 13.07-2S relating to the minimising of exposure of people and
property to risk associated with MHF, there are no tools in the planning scheme
with which to directly manage this.
An Advisory Committee was appointed by the Minister for Planning (2016) to
provide advice on the way land use buffers around MHF are determined and
implemented. The Government’s Response to the Advisory Committee’s
recommendations released in January 2018, includes support for a Particular
Provision to manage sensitive uses around MHF. Further work on implementing
such tools is yet to be completed.
WorkSafe provide advice on land use planning near a MHF and recommend
buffer distances that are expressed as inner and outer advisory areas. Whilst
there is no statutory requirement for planning or responsible authorities to refer
applications for any proposed use or development of land close to an MHF to
WorkSafe11, land use planning in Hobsons Bay adheres to these inner and outer
advisory areas and Council refers any application or proposed amendment to
WorkSafe for comment.

these areas. The approximate extent of these buffers are shown in Figure 9. The
inner and outer advisory areas may be subject to change.
The MHF buffers affect around 1,336 residential properties (around 3.6 per cent
of total dwellings) in the municipality (in 2015).

Pipeline Infrastructure
The presence of pipelines can involve constraints for development. There are a
total of 43 pipelines (below ground (gas) pipelines and above ground (liquid)
pipelines) that traverse the municipality. These are concentrated mainly to the
north and east of the municipality. These pipelines are leased by 13 different
operators from Energy Safe Victoria (ESV) who is the technical regulator of
pipeline infrastructure.
The planning scheme (Clause 19.03-6) requires that existing transmissionpressure gas pipelines be protected from further encroachment by residential
development. However, pipelines are regulated by their own legislative
framework and operators have their own guidelines in terms of buffer
requirements of new development in proximity to existing pipeline
infrastructure.

The inner and outer advisory areas (MHF buffers) impact on existing residential
areas and in general, there can be no intensification of residential uses within

11

Apart from section 55 of the Planning and Environment Act 1987 that requires certain
industrial developments to be referred to WorkSafe.
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INDUSTRIAL AREAS

Figure 8: Industrial and Special Use Zone Land
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MAJOR HAZARD FACILITY BUFFERS

Figure 9: Major Hazard Facilities
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2.2.4

Environmental constraints

Foreshore flooding and climate change
The eastern and southern boundaries of Hobsons Bay have an abuttal with the
coast. The municipality has been prone to coastal inundation resulting from
natural low-lying characteristics. Many sites are low lying and have been
identified as sites that have been impacted by the highest king tide recorded in
the Port Phillip Region (1.61 Australian Height Datum).
Figure 10 shows the current sea level flood extent (foreshore flooding). 12
Clause 13.01-2S (Coastal inundation and erosion) in the SPPF requires that in
planning for possible sea level rise, an increase in 0.2 metres over the current 1 in
100 year flood levels by 2040 may be used for new development in close
proximity to existing development (urban infill).
The suburbs of Altona and Seaholme are particularly susceptible to flooding and
are impacted in parts by the Land Subject to Inundation Overlay, Special Building
Overlay and foreshore flooding.
To more accurately understand the impact of coastal flooding due to climate
change and predicted sea level rise, a third pass assessment of Port Phillip Bay is
required. In the absence of this work, a “bathtub” approach is applied which may
show areas that are not actually affected by sea level rise.

High water tables
It is known that some parts of Altona are affected by a high water table. This has
implications on housing development as it restricts for example, the inclusion of
basement parking. There is however no mapping currently available to show
areas which may be affected by this.

12

Land Subject to Inundation (LSIO)
The purpose of the LSIO is to identify land in a flood storage or flood fringe area
affected by the 1 in 100 year flood or any other area determined by the
floodplain management authority (Melbourne Water). It is also to protect water
quality in accordance with State Environmental Protection Policies.
The LSIO applies to land affected by flooding associated with waterways and
open drainage systems (also known as floodplains). In Hobsons Bay, the LSIO
applies to key waterways including: Kororoit Creek, Cherry Creek, Cherry Lake,
Altona Coastal Park, Laverton Creek, Skeleton Creek, Stony Creek, Truganina Park
and Cheetham Wetlands.
The extent of the LSIO is shown in Figure 11 and affects some residential areas.

Special Buildings (SBO)
The SBO applies to urban areas identified by the Water Authority (Melbourne
Water) as prone to overland flooding in a severe storm exceeding the design
capacity of the underground drainage system. The intention of the SBO is to
protect all future buildings in the area from flooding by setting appropriate
conditions and floor levels to address any flood risk to developments.
In Hobsons Bay, the SBO affects residential land in a number of areas across the
municipality including: Seaholme and the western part of Altona (between
Maidstone Street and Grieve Parade); along Millers Road and some residential
areas south of Blackshaws Road in Altona North; residential pockets in
Williamstown North, Newport (southern boundary) and some land west of
Melbourne Road in Spotswood. Refer Figure 11.

Source: Melbourne Water, current sea level flood extent (2013).
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Landfill buffers
Hobsons Bay has a number of sites which were formerly used as landfill and is
affected by the Environmental Protection Agency’s (EPA) Landfill Best Practice
Environmental Management (BPEM) guidelines.
The Landfill BPEM contains recommendations about risk management and
planning decisions in the buffer areas of both closed and operational landfills
across Victoria, to identify/mitigate potential methane gas migration.
Land affected by the Landfill BPEM guidelines does not necessarily impede future
development. Should landfill gas be detected at a site then there are remediation
options available. However, consideration of the potential contamination/landfill
gas issues could have some bearing over the intensity of development of certain
sites (i.e. remediation costs could drive up the densities required to make a
development financially feasible).

residential areas/land zoned for a residential use in Williamstown, Newport and
Spotswood/South Kingsville (refer Figure 12).

Environmental Significance (ESO)
The purpose of the ESO is to ensure that development does not affect identified
environmentally significant areas. An ESO applies along the Kororoit Creek
corridor but does not impact on residential areas (refer Figure 12).
Council’s Biodiversity Strategy 2017 identified areas where a more detailed
vegetation assessment should be undertaken to determine whether an
Environmental Significance Overlay is required. Many of the sites are located in
in industrial areas and are not residential.

As the responsible authority for determining planning decisions, Council is
required to consider the EPA’s guidelines when performing its role under the
Planning and Environment Act 1987. A framework for managing land within
potential landfill buffer areas in Hobsons Bay is being drafted to guide permit
applicants in addressing Council’s responsibilities under the BPEM guidelines.

Environmental Audit (EAO)
The EAO applies to sites that are known to be contaminated or may be
potentially contaminated. Potentially contaminated land is land used or known
to have been used for industry, mining or the storage of chemicals, gas, wastes
or liquid fuel13.
The EAO is a tool which ensures that land potentially contaminated is suitable for
sensitive uses such as housing. In Hobsons Bay, there are EAOs covering

13

Ministerial Direction No.1: Potentially Contaminated Land (2001).
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FORESHORE FLOODING

Figure 10: Foreshore Flooding
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LAND SUBJECT TO INUNDATION

Figure 11: Land Subject to Inundation Overlay (LSIO) & Special Building Overlay (SBO)
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ENVIRONMENTAL OVERLAYS

Figure 12: Environmental Audit Overlay (EAO), Environmental Significance Overlay (ESO)
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ACCESSIBILITY
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2.3

CRITERIA THREE: ACCESSIBILITY

This section assesses the accessibility issues to be considered, including:

2.3.1

What is accessibility?

Housing location is one of the most important considerations when planning for
future housing. State planning policy is to encourage infill residential
development in areas located in or close to activity centres and at sites that offer
good access to transport and services.
Plan Melbourne’s 20 minute neighbourhood vision is about living locally, with
people being able to safely and conveniently access services and goods needed
on a daily basis by travelling 20 minutes of where they live by walking, cycling or
public transport (refer Figure 13).
Figure 13: The 20 minute neighbourhood – living locally

▪
▪
▪

Does the area have a train station?
Does the area have a bus interchange?
How close is the nearest activity centre? (i.e. are shops
and services within a walkable distance?)

(Source: Plan Melbourne, 2017)
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In order to identify potential opportunities for future housing supply, it is
important to factor in the accessibility of our neighbourhoods.
Defining ‘good access’ can be open to subjectivity but in land use planning it is
generally about being within reasonable walking distance (explained further in
Section 2.3.2) to community facilities and services.
In terms of the housing capacity assessment, accessibility refers to how easy it is
for residents to access transport (train station and bus interchange) and activity
centres.14
This section includes analysis of walkability to transport and activity centres in
Hobsons Bay to measure accessibility constraints.

2.3.3

Transport

There is also a disparity between access to public transport across the
municipality. Hobsons Bay’s largest suburbs – Altona Meadows and Altona North
– are not serviced by a train station.15

Rail
Freight and passenger rail services run through Hobsons Bay. There are two train
lines and ten rail stations16 in Hobsons Bay (three in Williamstown/ Williamstown
North), as shown in Figure 14. The frequency and service span vary considerably.
The typical weekday service for the Werribee Line (Werribee service) is every 12
minutes peak and every 20 minutes off peak. For theWerribee Line (Laverton via
Altona Loop) and Williamstown Line the service level is every 22 minutes peak
and every 20 minutes off peak. This places Hobsons Bay’s train lines at the lower
end of frequency times, with other metropolitan lines providing five/10 minute
peak time services, e.g. services to/from Dandenong and Frankston.
There are 28 pedestrian rail crossings in the municipality and 13 at-grade
crossings which present accessibility constraints for motor vehicles, pedestrians
and cyclists. Three of these at-grade crossings have been earmarked for grade
separation - Altona (Kororoit Creek Road), Williamstown North (Ferguson Street)
and Laverton (Aviation Road).

Buses
Public Transport
Whilst Hobsons Bay appears to be well serviced by public transport, the
operation and reliability of the train network and a lack of connectivity between
the different transport modes (particularly bus and train and train and bicycle) is
a source of concern for the community.

Bus services are more focussed on providing movement across Hobsons Bay,
although most routes travel beyond the municipality. There are 13 metropolitan
bus routes, one SmartBus service and two night bus services.
There are several key public transport hubs in Hobsons Bay, with close
integration between train and bus services, including Laverton (eight bus and one

14

Excluding micro-centres as defined in the Activity Centre Strategy (2016).
Further information on public transport in the municipality is outlined in the Hobsons
Bay Integrated Transport Plan (2017-30).

16

Aircraft Station in Laverton is part within Hobsons Bay and part Wyndham.

15
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train), Newport (three bus and one train), Altona (three bus and one train), as
area.

While commuter and recreational routes are reasonably well-established in parts
of the municipality, there is a lack of ‘neighbourhood routes’ to fill the gap
between these different forms of travel.

Frequency for bus services is a particular concern in Hobsons Bay, especially as it

Walking

well as Altona North (Altona Gate) which has six bus routes passing through the

is main public transport option available to those living in Altona Meadows and
Altona North. Weekday peak frequencies on several routes is 40 to 45 minutes,
and more than half of the 14 routes provide off peak frequencies of 40 or 60
minutes. Service levels deteriorate considerably on weekends, when many
services run at 60 to 80 minute intervals and some routes do not operate on

Pedestrian footpaths run alongside most of Hobsons Bay’s local road network,
which extends for around 430 kilometres. The municipality also has over 50
kilometres of off-road shared trails. Additionally, most of Hobsons Bay’s arterial
roads are served by either a shared trail or footpath.

Sundays. Notably, several of these reduced bus services operate through car

Some suburbs are more conducive to walking than others. Table 4 shows the

dependent neighbourhoods such as Seabrook and Altona Meadows.

WalkScore17 rating for Hobsons Bay. While these scores do not provide a

Active Transport
Active transport refers to travel methods involving physical exercise such as
walking and cycling.

Cycling

definitive analysis of each location, they do provide an indication of the relative
walkability of each neighbourhoods.
Williamstown ranked the highest for walkability and Altona Meadows and
Seabrook were rated as the least walkable suburbs in the municipality.
Table 4: WalkScore walkability rating for Hobsons Bay suburbs

Hobsons Bay has over 50 kilometres of off-road shared trails, including the
Federation Trail, Skeleton Creek Trail, Laverton Creek Trail, Kororoit Creek Trail,
Cherry Lake Trail and Coastal Trail. The latter also provides access to the
Westgate Punt ferry service, which joins up with the Port Melbourne and
Docklands trail on the eastern bank of the Yarra River. The municipality also has
around 30 kilometres of on-road bike lanes, both on local and arterial roads.
Hobsons Bay’s shared trail network caters to recreational, exercise and some
commuter cyclists, as well as many different types of pedestrians such as dog
walkers, parents with prams, walking groups, and joggers.

17

Data sources from www.walkscore.com. WalkScore is a US-based website that has

compiled walkability scores for neighbourhoods across the world.

40

PUBLIC TRANSPORT

Figure 14: Train Stations and Principle Bus Lines
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2.3.4

Activity centres

▪

a diversity of housing choice in a walkable area

What is an Activity Centre?

Activity centres and transport

Activity centres are locations that combine activities such as retail, offices,
entertainment, community, education, medical services and higher-density
housing. An activity centre can be a large shopping centre or a small strip of
shops.

Figure 15 shows the location of the activity centres to the train station in
Hobsons Bay. Two of the three Major Activity Centres have access to train
stations (although Williamstown Activity Centre is just outside of the walkable
catchment to the train stations).

Hobsons Bay has many different activity centres ranging in size and type. The
largest centres which are identified in Plan Melbourne as Major Activity Centres
are: Altona, Altona North and Williamstown.

Activity centres and housing

The Hobsons Bay Activity Centre Strategy Technical Report 2016 identifies these
Major Activity Centres as well as 17 Neighbourhood Activity Centres and 16
micro centres located throughout the municipality (as shown on Figure 15).
Plan Melbourne identifies the importance of activity centres in accommodating
growth across Melbourne and that activity centres have the capacity to continue
to grow and diversify the range of activities they offer 18.
Diversification will give communities access to a wide range of goods and
services, provide local employment and support local economies and the
development of 20-minute neighbourhoods. In many activity centres, this growth
will include housing, particularly at higher densities19.
Plan Melbourne identifies three key ingredients which contribute to vibrant
activity centres. These are as follows:
▪
▪
18

Activity centres therefore have a key role in accommodating extra dwellings to
ensure that residents have access to existing services and facilities.
The Hobsons Bay Activity Centre Strategy (2019) identifies that activity centres
are becoming increasingly important for new residential development. The
ongoing decline in household sizes, changes in lifestyle and the community’s
strong desire to preserve the neighbourhood character of established residential
areas means that activity centres will need to accommodate increasing demand
for diverse housing options through medium and higher-density apartment type
living.
Thus, activity centres will comprise an increasing share of Hobsons Bay’s
additional housing supply, particularly through infill and mixed use development.
The location of these centres are important when considering the opportunities
for future housing. The next section discusses the location of the existing centres
in terms of ‘walkability’.

well serviced transport options (including public transport)
a wide mix of land uses

Direction 1.2, Plan Melbourne (2017-50).

19Policy

1.2.1, Plan Melbourne (2017-50).
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ACTIVITY CENTRES

Figure 15: Activity Centres and Train Stations
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Figure 15: Activity Centres

2.3.2

Walkability

Walkability is simply a measure or an indication of how friendly/easy an area is to
walk. A walkable catchment is the distance in which access to a service/facility
can be reached and is accepted as a generally reasonable distance to walk.
Walkability is an important indicator of how accessible housing is to community
services, facilities and infrastructure. There are numerous benefits of
walkable/accessible neighbourhoods including health (promotes active
transport), economic and environmental benefits associated with less reliance on
private motorised vehicles.

Dwellings in walkable catchments
The total number of dwellings within walkable catchments to train stations and
activity centres within Hobsons Bay has been calculated, as well as the total
number of dwellings within an activity centre (on land zoned commercial 1 and
mixed use). The totals are provided in Table 5.
An assessment of the location of infill development has been undertaken in
Section 2.4.8.
Table 5: Total number of dwellings near to community services and
infrastructure (2015)

Figure 16 shows the walkable catchments for Hobsons Bay based on an 800 and
400 metre catchment distance from train stations and activity centres (Figure
15). The catchments have been mapped based on actual walkable distances i.e.
not as the crow flies to better reflect accessibility. 20

Activity
centre

The ‘rule of thumb’ for walkable catchments in planning policy is 800 metres
walking distance from a train station (also stipulated in Clause 56.03 of the
Hobsons Bay Planning Scheme) and 400 metres walking distance from an activity
centre. This represents a 10 and five minute walk respectively. In general, people
are likely to walk further for higher order facilities and services.

Public
Transport

Walkability

Total No.
Dwellings
11,428

800m of a train station
400m of a bus
interchange
400m of an activity centre
Within an activity centre
(C1Z & MUZ)
Shop top housing

% of total in
Hobsons Bay
31.0

605

C1Z

12,374
626

1.6

C1Z

34.0
1.2

MUZ

197

MUZ 0.5

C1Z
MUZ

204
197

C1Z 0.54
MUZ 0.56

Public transport within walkable catchments
Table 5 identifies the following in regards to public transport and walkable
catchments in Hobsons Bay:
▪

less than one-third of all housing in Hobsons Bay is within an 800 metre
walkable distance to a train station

20

The housing capacity assessment undertaken uses smaller catchment distances of 400
metres and 200 metres around activity centres to conservatively estimate potential
dwelling opportunities.
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▪

▪

around 25,290 dwellings are located outside of an 800 metre walkable
catchment to a train station. The two largest suburbs in the municipality
Altona Meadows and Altona North (which is also one of the Major
Activity Centres) are not serviced by a train station although there is a
bus interchange at Altona Gate (Altona North)
less than two per cent of total dwellings were within 200 metre of a bus
interchange

Activity centres within walkable catchments
Table 5 identifies the following in regards to activity centres and walkable
catchments in Hobsons Bay:
▪
▪
▪

nine of the activity centres in the municipality are within a walkable
catchment (800m) to a train station
just over one-third of all housing is within a 400 metre walkable distance
to an activity centre
around 1.7 per cent of all dwellings are located in the Commercial 1
Zone (C1Z) and Mixed Use Zone (MUZ) of which around 1.1 percent is
shop-top housing
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WALKABILITY

Figure 16: Walkable Catchments

46

CHARACTER/BUILT FORM
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2.4

CRITERIA FOUR: CHARACTER/BUILT FORM

This section assesses the key character/built form issues considered, including:

2.4.1

Overview

The character and built form within Hobsons Bay varies across the suburbs,
attributes such as the age of housing stock and the lot sizes have a bearing on the
opportunities and constraints for future housing change.
This section assesses the criteria of character and built form.

2.4.2 Heritage
Hobsons Bay has a diverse range of housing stock representing all eras. The
eastern parts of the municipality have older housing stock than the central and
western side, subsequently there are many areas in the eastern parts that are
affected by heritage overlays.
There are two key purposes to the Heritage Overlay (HO), firstly to conserve and
protect heritage buildings from inappropriate alterations/removals and to ensure
that infill development respects existing heritage areas.

▪
▪
▪
▪
▪

21

Is there strong heritage or neighbourhood character
values?
Are there any existing Design and Development
Overlays?
How diverse is the existing housing stock?
Does the area have ageing housing stock/larger lots
available? (opportunities for redevelopment)
What type of housing change/new residential
development has been occurring? (indication of
residential demand)

Dwellings identified as ‘contributory’ are deemed to have significant local heritage value
and the loss or demolition of such buildings are not usually supported.

In Hobsons Bay, the majority of HOs for residential areas (houses) are located in
the eastern part of the municipality. Williamstown, Newport East, pockets of
Williamstown North, Newport West and Spotswood are covered by HOs (refer
Figure 17).
Dwellings within the HO consist of contributory and non-contributory
dwellings21.

2.4.3 Neighbourhood character
There is a mix of neighbourhood character types in Hobsons Bay, however the
predominant type is Garden Court and Garden Suburban.22 In the eastern parts
of the municipality, the character is a mixture of Inner Urban and Urban

22 Refer

to Hobsons Bay Neighbourhood Character Study (2019) for more information on
the six neighbourhood character types identified in Hobsons Bay.
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Contemporary with some areas identified as Waterfront Suburban in Altona,
Seaholme and Williamstown.
The Neighbourhood Character Study (2019) identifies certain residential pockets
as having particularly intact neighbourhood character which is worthy of
protection (areas of special character). These areas are recommended as Limited
Minimal Change to protect the special character and shown on Figure 18.
Additional controls to protect the special character areas can include the
application of the Neighbourhood Character Overlay (NCO). An NCO triggers a
permit in the case of building demolition and a single dwelling being built.
There are currently no NCOs in Hobsons Bay.

2.4.4 Design and Development
The Design and Development Overlay (DDO) is a planning tool applied to land
requiring specific design and built form considerations.
Figure 19 shows the types and locations of existing DDO in Hobsons Bay. In
regards to residential development, the key overlays for consideration relate to
foreshore building heights including:
▪
▪

DD04 which applies a foreshore height limitation of two storeys to land
adjoining the coast
DDO8 which applies a foreshore height limitation of three storeys to
some pockets of land in Williamstown and Williamstown North

A summary of the DDOs and their purpose is provided in Appendix A.
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HERITAGE

Figure 17: Heritage Overlays
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SPECIAL NEIGHBOURHOOD CHARACTER AREAS

Figure 18: Special Neighbourhood Character Areas
(Source: Neighbourhood Character Study 2019)
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DESIGN AND DEVELOPMENT OVERLAYS

Figure 19: Design and Development Overlays*
*Refer to Appendix B for further description.
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2.4.5

Other planning considerations

Single Dwelling Covenants (SDC)
A Single Dwelling Covenant is an ongoing, private agreement between land
owners established usually at the time an original land subdivision was being
created, to achieve a particular urban form outcome or residential environment.
Council is not a party to the agreement except in some instances where Council
is a stakeholder/player23.
There are known SDC within Seaholme, the Rifle Range (Williamstown), Altona
and Altona Meadows. However, the presence of SDC should not override the
strategic planning for an area24.

The Housing Strategy Background Report (and addendum) identifies that around
two thirds of total housing comprise separate houses (low density) and around a
third is medium density housing.
However, housing diversity is not uniform across the suburbs. In general, the
housing types in the suburbs in the eastern parts of Hobsons Bay are much more
diverse than compared to the suburbs in the western parts.
Housing diversity for each suburb is analysed in the Housing Change Area maps
in Section 3.0.
Figure 20: Housing diversity (2016)

Single Dwelling Covenants (SDC) prohibit anything other than a single dwelling
being built on the subject site. There are however mechanisms within the
Planning and Environment Act 1987 for the removal or variation of these
covenants25.
Sites affected by SDC are often not identified until a permit application is
received for the site.

2.4.6

Existing housing diversity

Housing diversity varies across the municipality with a mix of separate houses,
medium density and high density housing as shown in Figure 20.

23

For example, The Range, Williamstown.
Recommendations from the Residential Zones Standing Advisory Committee – Stage
One Overarching Issues Report (June 2014) regarding single dwelling covenants.
24

25

Either through a planning permit application or planning scheme amendment
application, although the process can be lengthy.
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The average dwelling density in Hobsons Bay is around 16 dwellings per hectare 26
which is considered low density27 (refer Table 6).

The map in Figure 22 shows the average housing densities in areas surrounding
activity centres in Hobsons Bay (based on walkable catchments of 800 metres
from the train station or 400 metres from the edge of the commercial zone for
centres with no train station).

Table 6: Housing density guidelines28

Table 7: Average housing densities in Hobsons Bay (2015)

2.4.7

Density
Low
Medium
High

Existing housing densities

Dwellings per hectare
(dph)
<25
25-75
>75

However, densities and housing types do vary across the suburbs as shown in
Table 7. Overall, housing densities are higher in the eastern part of the
municipality compared to the western parts, especially in Newport and
Williamstown (Newport East is the densest) where lot sizes are generally smaller.
Housing densities are also high in the Mixed Use Zone in Altona.
Examples of different housing densities is provided in Figure 21.
Densities are expected to be higher in areas closer to activity centres (due to
State government policy driving urban consolidation to activity centres) and in
Mixed Use Zones (which allows for a higher residential density).

26

Based on an approximate calculation of the total gross area of land zoned for residential
use divided by the total number of dwellings.
27 Note: For growth areas, there is a minimum density of 15 dwellings per net developable
hectare with an aim to increase to 20 dwellings per hectare (Clause 11.02-3).

Suburb
Altona - Seaholme
Altona Meadows
Altona North
Brooklyn
Laverton
Newport East
Newport West
Seabrook
Spotswood - South
Kingsville
Williamstown
Williamstown North
Hobsons Bay

Total Area
(ha)
385
497
342
53
121
75
161
102
111

Total No.
Dwellings
5,905
7,548
4,838
851
1,916
1,752
3,458
1,814
2,040

Average
housing density
15.3
15.2
14.2
16.2
15.8
23.5
21.5
17.8
18.3

255
100
2,201

4,782
1,816
36,720

18.3
18.8
16.7

28

Dwellings per hectare (dph) as defined in the Residential Zones State of Play Report,
Managing Residential Development Taskforce (January 2016). Using a site density
measure (excluding roads etc).
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EXAMPLES OF HOUSING DENSITIES

Kororoit Creek Road, Williamstown North
(146 dw/ha)

Figure 21: Examples of different housing densities in Hobsons Bay
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HOUSING DENSITIES

Figure 22: Average housing densities in walkable catchments from activity centre/train station (2016)
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2.4.8

Infill development trends (housing change)

An understanding of past development trends provides a useful insight into
potential housing opportunities.
This section identifies the trends in infill residential development in Hobsons Bay
over recent years.

Infill development trends
The infill developments trends in Hobsons Bay has predominantly been the
replacement of separate houses with medium density housing (such as units and
townhouses), this is helping to increase housing diversity.
Figure 23: Change in housing types (2011-16)

Infill development (2007-17)
An analysis of Council’s rates and building data has been undertaken to identify
how many new residential developments have been constructed between 2007
and 2017.
Over the period 2007 to 201730, a total of 4,477 dwellings were constructed (407
per annum) in the municipality. Demolitions of existing dwellings equated to
1,161 which means that there was a total net gain of 3,311 additional new
dwellings which is an additional 331 new dwellings constructed per annum
(refer Table 8).
The recent rate of development has been much greater, from 2012 to 2017,
around an additional 402 new dwellings per annum were constructed in the
municipality31 (refer Figure 24).
The breakdown in the location of these new dwellings per suburb is provided in
Figure 25.
The suburbs experiencing the highest rate of new housing growth include:
▪
▪
▪

Altona-Seaholme
Altona North
Newport West

The Background Report (addendum)29 identifies that the proportion of separate
houses decreased from 75 per cent in 2011 to around 65 per cent in 2016, whilst
the amount of medium density increased from 22 per cent to 32 per cent over
the same period. There was just a slight increase in high density housing (three or
more storeys) from 1.4 per cent to 1.7 per cent.

29

Hobsons Bay Housing Strategy Background Report Addendum (December 2017), p.28.
Residential building constructions obtained from Council’s rates and property data
(provided by Opteon) over the period 1/4/2007 to 1/04/2017.
30

31

This section has been updated in accordance with the Hobsons Bay Housing Strategy
Addendum (December 2017).
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Suburb

Hobsons Bay
Altona-Seaholme
Altona Meadows
Altona North
Brooklyn
Laverton
Newport East
Newport West
Seabrook
Spotswood-South
Kingsville
Williamstown
Williamstown North

Net additional residential dwellings
constructed (2007-17)
No.
%
Per Annum
3,311
100.0
331.1
678
20.5
67.8
359
10.8
35.9
641
19.4
64.1
225
6.8
22.5
196
5.9
19.6
58
1.8
5.8
532
16.1
53.2
16
0.5
1.6
254
7.7
25.4

Net additional dwellings

Figure 24: Net additional dwellings constructed (2007-17)32

Table 8: Net residential dwellings constructed (2007-17)

450
400
350
300
250
200
150
100
50
0
2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

Figure 25: Net additional dwellings constructed per suburb (2007-17)
278
74

8.4
2.2

27.8
7.4

(Source: Opteon data (1/4/2007 to 1/4/2017)

Williamstown North
Williamstown

*Seaholme accounted for 43 so Altona had an additional 62 dwellings per annum.
**South Kingsville accounted for 113.

Spotswood-South Kingsville
Seabrook
Newport West

The construction of new dwellings in Altona Meadows is attributed to vacant lots
rather than the demolition and replacement of existing homes.

Newport East
Laverton
Brooklyn
Altona North
Altona Meadows
Altona-Seaholme
-

100

200

300

400

500

600

700

800

Total net additional dwellings (2007-17)

32

Note: Dwellings constructed for 2017 is low as it is not a full year’s data.
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Brooklyn has also been experiencing a high rate of infill development over recent
years. Although only around seven per cent of new housing growth has occurred
in Brooklyn, this proportion is significant given that it is the smallest suburb in
Hobsons Bay.
Comparing the total number of dwellings in the municipality (as of 2017) with the
total constructed over the last decade (2007-17) shows more clearly the scale of
recent infill development across the suburbs (refer Figure 26). Around one
quarter of the total housing in Brooklyn has been from recent construction.

Figure 26: Total housing (2017) vs recent construction (2007-17)
9,000

30.0%

8,000

25.0%

7,000
6,000

20.0%

5,000

15.0%

4,000
3,000

10.0%

2,000

5.0%

1,000
-

0.0%

Total dwellings (2017)

Total constructed (2007-17)

New homes %

59

Infill development, location and walkability

Table 9: New dwellings by location (2004-14)

The location of the new additional housing within Hobsons Bay (2004-14) has
been mapped in conjunction with the walkable catchments used in .id’s
assessment (refer Table 9).

Location

Proximity to public transport and activity centres

Activity centres

Table 9 and Figure 27 shows the distribution of new dwellings constructed in
Hobsons Bay between 2004 and 2014. New dwellings were scattered throughout
the residential areas of the municipality with slightly heavier concentrations in
locations with major development sites, e.g. Pier Street Altona, or where there
have been a large number of infill developments on existing residential blocks
e.g. two or three for one replacements. These types of incremental infill
developments have been more common in Newport West and Altona North in
recent years, particularly as the housing stock ages and older residents move
away, freeing up the land for redevelopment.

Pier Street

Total

Proportion (%)

244

7.4%

Somers Parade

15

0.5%

Central Square

49

1.5%

Altona Gate

86

2.6%

Borrack Square

61

1.8%

The Circle

39

1.2%

100

3.0%

Laverton Station/Aviation Road

Just over one quarter (29.8 per cent) of all new additional dwellings constructed
between 2004 and 2014 were located within activity centre catchments. Pier
Street, Altona had the highest number of approvals of all the activity centres,
accounting for 73.5 per cent of the total. Most of these approvals were for
apartments in the Mixed Use Zone.

Newport Junction

81

2.4%

Challis Street

24

0.7%

Spotswood

58

1.8%

Vernon Street

23

0.7%

The spatial distribution of new dwellings constructed does not align well with
proximity to activity centres. This primarily reflects the incremental nature by
which land for new housing becomes available in an established urban area.

Williamstown Central – Douglas Pde

75

2.3%

Williamstown Central – Nelson Place

30

0.9%

Williamstown North/The Range

101

3.1%

Total in activity centres

986

29.8%

(Source: housing.id, Analysis of housing consumption and opportunities 2016)
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LOCATION OF INFILL DEVELOPMENT

Figure 27: Location of Infill Development (2004-14)
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PART TWO: HOUSING CHANGE AREAS
(HOUSING FRAMEWORK PLAN)
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3.0

HOUSING CHANGE AREAS

3.1

What are Housing Change Areas?

In order to plan for and manage future housing growth, three four levels of
housing change have been identified for Hobsons Bay, these include the:

Determining the application of the Housing Change Areas has been undertaken
following an assessment of the four criteria (identified in Part Two) on all
residential land across the suburbs.
This assessment has been summarised in the following sections presented as
Eastern, Central and Western Precincts. Further information on expected housing
demand and how it is determined is contained in Section 4.3.

1. Limited Minimal Change Area (2 storey building height)
2. Moderate Incremental Change Area (2 storey building height)
2.3. Moderate Change Area (3 storey building height)
3.4. Substantial Change Area (3+ building height)
A description of the housing change areas is provided in Figure 28.

New Residential Zones
The alignment of the Housing Change Areas align with the three New Residential
Zones that were introduced into the Victoria planning scheme on 1 July 2013 and
further reformed in April 2017 are shown in Figure 28. The three residential
zones are the:
▪
▪

▪

Neighbourhood Residential Zone (NRZ)
General Residential Zone (GRZ)
Residential Growth Zone (RGZ)

Figure 28 also shows the alignment of the Housing Change Areas with the Mixed
Use Zone (a residential zone) and the Comprehensive Development Zone
(Precinct 15 and part of the The Range Estate, Williamstown), as future housing
growth is encouraged on these sites.

3.2

How have the Housing Change Areas been applied?
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Figure 28: Housing Change Areas and New Residential Zones

64

HOUSING CHANGE AREAS
- EASTERN PRECINCT
3.3

Housing Change Areas – Eastern PrecinctPrecinct
Eastern Precinct suburbs:
▪
▪
▪
▪
▪

Newport East
Newport West
Spotswood – South Kingsville
Williamstown
Williamstown North

The Eastern Precinct is expected to accommodate
around 40 per cent of the overall housing growth for
Hobsons Bay (2016-36), this is about 177 new dwellings
per annum

Housing diversity (2016):

Housing Growth (2016-36):

2.4%

38.2%

58.2%

65
Separate house

Medium density

High density

66

67

68

HOUSING CHANGE AREAS: NEWPORT EAST

69

70

71

72

73

74

75

76

77

78

HOUSING CHANGE AREAS: SPOTSWOOD – SOUTH KINGSVILLE

79

80

81

82

83

HOUSING CHANGE AREAS: WILLIAMSTOWN

84

85

86

87

88

HOUSING CHANGE AREAS: WILLIAMSTOWN NORTH

89

90

HOUSING CHANGE AREAS
- CENTRAL PRECINCT
3.4

Housing Change Areas – Central Precinct

Central Precinct suburbs:
▪
▪
▪

Altona – Seaholme
Altona North
Brooklyn

The Central Precinct is expected to accommodate
around 44 per cent of the overall housing growth for
Hobsons Bay (2016-36), this is about 194 new dwellings
per annum

Housing Growth (2016-36):

Housing diversity (2016):
2.5%

33.5%
63.7%

91
Separate house

Medium density

High density
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93

94

HOUSING CHANGE AREAS: ALTONA - SEAHOLME

95

96

97

98

99

HOUSING CHANGE AREAS: ALTONA NORTH

100

101

102

103

104

HOUSING CHANGE AREAS: BROOKLYN

105

106

HOUSING CHANGE AREAS
- WESTERN PRECINCT
3.5

Western Precinct suburbs:

Housing Change Areas – Western Precinct

▪
▪
▪

Altona Meadows
Laverton
Seabrook

The Western Precinct is expected to accommodate
around 16 per cent of the overall housing growth for
Hobsons Bay (2016-36), this is about 72 new dwellings
per annum

Housing diversity (2016):

Housing Growth (2016-36):

2.7%

23.7%

73.4%

107
Separate house

Medium density

High density

108

109

110

HOUSING CHANGE AREAS: ALTONA MEADOWS

111

112

113

114

115

HOUSING CHANGE AREAS: LAVERTON

116

117

118

119

120

HOUSING CHANGE AREAS: SEABROOK

121

122

3.2

Housing Framework Plan

Figure 29: Proposed Housing Change Areas (New Residential Zones)

The recommended Housing Change Areas identified for the Eastern, Central and
Western precincts form the Housing Framework Plan (refer Figure 30).
The Housing Framework Plan identifies the location for future housing growth
and the level of change that is considered appropriate in Hobsons Bay over the
next 20 years.
Figure 29 shows the breakdown of the three New Residential Zones (Housing
Change Areas) based on the proposed boundaries shown in the Housing
Framework Plan.

2%

21%

77%

NRZ

GRZ

RGZ
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HOUSING FRAMEWORK PLAN
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Figure 30: Draft Housing Framework Plan (Housing change areas)
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PART THREE: HOUSING CAPACITY ASSESSMENT
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Figure 31: Four opportunities for housing supply

4.0

HOUSING CAPACITY ASSESSMENT

A housing capacity assessment has been prepared to identify how much new
housing could potentially be accommodated in the municipality based on an
assessment of land use constraints and opportunities.

i

ii

Strategic
Redevelopment Areas &
Sites

Activity Centre
Catchments

4.1 Housing opportunities
Opportunities for future residential development in Hobsons Bay have been
identified as (refer Figure 31):
i)
ii)
iii)
iv)

Strategic Redevelopment Areas (SRAs) and sites
activity centre catchments
other infill development
shop top housing in commercial areas (in C1Z)*

33

The Housing Framework Plan provided in Section 3.2 identifies proposed Housing
Change Areas based upon the four criteria used to determine the level of housing
change in each suburb. The Housing Framework Plan is a key output of the
Housing Strategy and guides the implementation of the new residential zones.

iii
Other Infill
Development

Future
Housing
Supply

iv
*Commercial Areas
(Shop top housing in
C1Z)

* The capacity model does not include assumptions on potential dwelling yields from
shop top housing in the Commercial areas (C1Z in activity centres). Further
assessment on opportunities for shop top housing can be considered by structure
plans/urban design frameworks.

The housing capacity model conservatively estimates the potential dwelling
yields for these opportunities areas over the next 20 years, based upon the
proposed Housing Change Areas identified in the Housing Framework Plan.

33

Strategic Redevelopment Areas identified in the Industrial Land Management Strategy
(2008) for a potential residential outcome. Strategic redevelopment sites are sites with a
permit application for 10 or more dwellings.
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HOUSING OPPORTUNITIES: STRATEGIC REDEVELOPMENT SITES
4.1.1. Strategic Redevelopment Areas and Sites
One of the key sources of potential new dwellings in Hobsons Bay is in Strategic
Redevelopment Areas (SRAs) and Strategic Redevelopment Sites (SRS).

Strategic Redevelopment Areas
A major source of new housing supply for Hobsons Bay is the Strategic
Redevelopment Areas (SRAs) on brownfield land. The SRAs are large tracts of
land originally identified in the Hobsons Bay ILMS for redevelopment.
The SRAs that have already been rezoned to accommodate residential use
include Precinct 15 (Altona North Strategic Site), part Precinct 20 (Former Port
Phillip Woollen Mills), part Precinct 16 (Caltex site) and part Precinct 13 (Kororoit
Creek Road). The remainder of Precinct 16 is yet to be rezoned.

Strategic Redevelopment Sites
Strategic Redevelopment Sites are identified as redevelopments with 10 or more
dwellings proposed.

Estimated dwelling yield
The potential new dwellings expected from the SRAs and strategic
redevelopment sites over the next 20 years has been estimated to be 4,619
dwellings34.
*The estimated yield for the SRAs are subject to change and are expected to be
higher. This is due to the fact that some of the SRAs are still in the early stages of
being redeveloped and the final dwelling capacity and timeframes for completion
are uncertain.

The SRA account for a total of around 91 hectares of land with Precinct 15
accounting for 66 hectares.

Estimated dwelling
yield from Strategic
Redevelopment Areas
& Sites
= 4,619

34

This total excludes SRAs and sites that have been identified as within activity centre
catchments (discussed in the next section).
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HOUSING OPPORTUNITIES: ACTIVITY CENTRES
4.1.2

Activity centre catchments

In line with State planning policy objectives, activity centres are expected to
accommodate a significant proportion of new housing growth.
Assessing the potential dwelling yield in activity centres included looking at
development opportunities on residential land and commercial zoned land
(Commercial 1 Zone)35 located within a catchment area defined by walking
distance from the centre. The methodology for identifying potential supply is
outlined in Figure 32.
Figure 32: Methodology for identifying supply – activity centres

Step 1: Identify commercially-zoned areas & establish Activity Centres
boundaries

The assessment included 15 activity centres with a catchment area of either
400/200 metres depending upon the type of activity centre (shown in Table 10
and Figure 33). The activity centres included in the assessment include the major
centres and key neighbourhood centres where there has been/is expected to be
increased pressure for new residential development.
Table 10: Activity centre catchment boundaries
Activity Centre

Suburb

Pier Street
Altona Gate
Borrack Square
Williamstown Central – Douglas Parade
Williamstown Central – Nelson Place
Williamstown North – The Range
Central Square
Aviation Road & Woods Street
Challis Street
Harrington Square
Newport Junction
Somers Parade
Spotswood
The Circle
Vernon Street

Altona
Altona North
Altona North
Williamstown
Williamstown
Williamstown
Altona Meadows
Laverton
Newport
Altona
Newport
Altona
Spotswood
Altona North
South Kingsville

Walkable
Catchment
400m
400m
400m
400m
400m
400m
400m
400m
200m
400m
400m
200m
400m
200m
200m

Although 800 metres is generally used as the walkable catchment distance for
activity centres with train stations, a smaller catchment of 400 metres has been
used in the assessment to provide a more conservative estimate of what
opportunities may be realised for ‘in-centre’ developments.

35

Assessment within Commercial 1 Zone does not include assumptions on the potential
development of shop top housing.
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Figure 33: Activity centre catchment boundaries (.id assessment)
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Step 2: Calculate the amount of developable land
In each catchment area, any parcels of land not available for development are
removed from analysis. This includes open space, reserves and parkland,
schools, churches, civic buildings, strata plan sites, roads, rail, and parcels less
than 400 square metres. Recent dwelling approvals and major sites are also
excluded. The resulting hectarage is assumed available for development, i.e. the
amount of developable land.

Adjustments account for existing stock and some demolition activity. In general,
higher scores tend to result in higher densities due to the higher desirability of
the centre.
Table 11: Activity centre assessment

Neighbourhood Residential Zone (NRZ) parcels are treated separately for the
purposes of this exercise due to the more prescriptive nature of the zone (see Step
5).
Step 3: Activity Centres typology assessment
Not all available land in each activity centre will be developed. The proportion of
land that will be developed depends on the attractiveness of the centre and
resulting land values. Each centre was assessed to determine its development
potential based on six attributes shown in Table 11. The maximum score for each
centre is seven.
Step 4: Apply dwelling density assumptions
A mix of densities (25, 50, 75, 100 and 150 dwellings per hectare gross) was
applied to the resulting developable land area (excluding lots in the NRZ). The
density assumptions were based on the proposed housing change areas (i.e. the
allocation of the new residential zones) identified in the Housing Framework
Plan.
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Dwelling density assumptions were derived from examining relevant examples of
desirable locations and urban forms, such as areas with high amenity, access to
services and open space.

Table 12: Potential dwelling yield – activity centres (excluding NRZ parcels)

The assessment conservatively identifies opportunities for 2,972 additional
dwellings in nominated Activity Centres (Table 12) – excluding NRZ parcels.
Removing dwellings assumed to be lost to demolition (535), and accounting for
dwellings on major sites in Activity Centres, the net result is 4,252 net additional
dwellings.
Pier Street (Altona) has the greatest net gain, with an identified 908 dwellings,
primarily due to the number of higher density buildings expected to be
constructed in the Mixed Use Zone and the availability of larger lots.
Williamstown Central – Nelson Place has an identified 602 net dwelling gain, but
this is primarily due to the major development at Waterline Place on the former
Woollen Mills site.

Table 13: Developable area assumptions for NRZ lots in activity centres

Other Activity Centres with significant residential opportunities include Laverton
Station/Aviation Road (556 dwellings) and Spotswood (415).

1
2

Those centres with lower scores are small or contain relatively large areas of
NRZ.

4
5
6
7

3

Existing
Existing Existing Existing lots 801lots 400- lots 501- lots 651 - 1,000
500 sq m 650 sq m 800 sqm sqm
Median Area sq m
450
575
725
900
Driveways parking & setbacks
20%
10%
10%
9%
Garden Area Requirement
25%
30%
35%
35%
Developable Area (sq m) [[1-[1x(2+3)]]
248
345
399
504
Average dwelling footprint (s qm)
120
120
120
120
Total Dwellings (5/4) rounded
2.0
3.0
3.5
4.0
Net Dwelling Gain (including demolition)
1.0
2.0
2.5
3.0

Existing
lots 1,001- Existing
1,500
lots above
sqm
1,501 sqm
1,250
1,750
9%
9%
35%
35%
700
980
140
160
4.0
6.0
3.0
5.0

Step 5: Assessing opportunities on NRZ lots in activity centres
Lots identified within the Neighbourhood Residential Zone were assessed
differently due to the difference in the development potential e.g. maximum two
storey height limit and minimum garden area requirement.
For the purpose of this conservative assessment, lots smaller than 400 square
metres were regarded as having no development potential.

The assessment identified a potential 944 dwellings on NRZ parcels in activity
centres. Together, with the assumptions on the other zones, there is opportunity
for an additional 5,196 dwellings in Activity Centres.

Estimated dwelling
yield from Activity
Centre Catchments
= 5,196
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HOUSING OPPORTUNITIES: OTHER INFILL DEVELOPMENT
4.1.3. Other infill development
The gradual ageing of the dwelling stock, particularly where dwellings fall into
disrepair, is an important source of new housing supply in established parts of
Australian cities. A major source of additional dwelling supply is infill
development on existing residential lots.
Infill development, typified by the demolition of an older house and its
replacement by two or more new houses, has been one of the main drivers of
dwelling growth in established suburbs across Australian cities, and Hobsons Bay
has not been immune to this trend.

The housing capacity assessment was based on the proposed New Residential
Zones (Housing Change Areas) provided in the Housing Framework Plan36.
Step 2: Establish out-of-centre boundaries
The out-of-centre boundaries were defined as the suburbs/localities in a
municipality minus the activity centres and the SRAs. These boundaries enable
development opportunities outside activity centres by suburb to be quantified.
Figure 34: Methodology for identifying supply – other infill development

This section looks at the potential for infill development outside the identified
Activity Centres in Hobsons Bay based on an analysis of lot size and residentially
zoned land.

Identifying infill dwelling opportunities
The methodology to assess infill development potential outside Activity Centres
defines out-of-centre boundaries and categorises developable land by lot size
(see Figure 34).
Step 1: Identify suitable residential zones
In July 2014, three new residential zones were introduced into the Victoria
Planning Scheme, replacing the R1Z and R2Z zones. The new residential zones are
General Residential Zone (GRZ), Residential Growth Zone (RGZ) and
Neighbourhood Residential Zone (NRZ).

36

Though residential uses are permitted in the Mixed Use Zone (MUZ), they were not
included here as all MUZ area located outside of activity centres are captured in the
Strategic Redevelopment Sites assessment.
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Step 3: Calculate gross developable land
Land parcels unavailable for development are removed, resulting in a specified
area of land available for development. This includes parcels that have been
developed since 2004 as well as non-residential uses. Former school sites that
are under consideration for potential residential development were also
excluded from the assessment.
Step 4: Identify developable land parcels
Development potential is influenced by parcel or lot size. For the purposes of this
report, parcels less than 400 square metres, or with an existing flat or apartment,
or areas recently developed are regarded as having no development potential.
Step 5: Demolition and replacement assessment
The assessment is based on the following considerations:
i. Lot size - this indicates the potential (or attractiveness) for a lot to be
redeveloped at a higher density. With a larger lot, the potential for higher
yield increases. For the purpose of the housing capacity assessment,
residential lots less than 400 square metres were regarded as parcels with ‘no
opportunity’. Residential lots with flats and apartments (strata parcels) are
also regarded as parcels with ‘no opportunity’ for further development.

hazard facilities may have environmental attributes which precludes high
density development. This influences the form of any residential
redevelopment. Such constraints are often reflected in planning policies
through parameters such as height limits, dwelling densities and forms
considerate of neighbourhood characteristics.
Assumptions for redevelopment in these areas reflect any relevant
constraints. In Hobsons Bay, this is particularly relevant in Williamstown and
Newport East. Often, heritage areas overlap areas to be allocated to the
Neighbourhood Residential Zone, which also has constraints attached to
redevelopment of lots.
Lot size analysis by location
The assessment identified just over 17,008 lots greater than 400 square metres
in Hobsons Bay, with around 65 per cent of these between 500 and 700 square
metres (refer Figure 35).
Figure 35: Lot size analysis – existing lots in infill areas (Hobsons Bay)

ii. Age of existing dwelling stock - older residential areas have a greater
potential to be redeveloped for newer developments. The age of the housing
stock can mean it is often more economical to demolish a dwelling and
replace it with higher density developments (units, townhouses etc.). In
general, the older the area, the more likely it will attract higher density
redevelopment activity. In contrast, areas developed in the last 10 years are
less like to be developed in the next 20-30 years. Recent development sites
are regarded as parcels with ‘no opportunity’ for a similar reason.
iii. Planning, heritage or environmental significance - many older residential
areas have some heritage significance, while areas near beaches or major
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However, not all parcels of land in established suburbs will be redeveloped, nor is
the demand for infill development uniform across the municipality. Recent
trends in Australian cities have shown that suburbs with older housing stock,
particularly those closer to the CBD, are more likely to be redeveloped 37.

Table 14: Assumptions regarding infill development (New Residential Zones)*

From this pool of potential infill supply outlined in Figure 35, assumptions can be
made about the likely rate of development in each small area, and therefore
make a determination on the potential number of additional dwellings that can
be achieved through infill development.
Assumptions are largely conservative and consider the following:
▪
▪
▪
▪

the age of the existing dwelling stock
proximity to public transport nodes
contemporary patterns of building and subdivision activity
the size of the existing lot

*The majority of lots identified for substantial change (RGZ) are within the
activity centre catchment boundaries.
Table 15: Potential dwelling opportunities on existing lots (excluding activity
centres & strategic redevelopment sites)

Assumptions regarding the Housing Change Areas are outlined in Table 14. These
dwelling assumptions are for the three new residential zones which include the:
Neighbourhood Residential Zone (NRZ), the General Residential Zone (GRZ) and
the Residential Growth Zone (RGZ).
The assumptions take into consideration the likely development outcome on
what might be achieved on different sized lots, this is based on the parameters of
each zone and what has typically been occurring within Hobsons Bay over the
past few years. The results of these assumptions are shown in Table 15 and 16.

37

Housing.id, Analysis of housing consumption and opportunities (April 2016).
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Table 16: Potential dwelling opportunities on existing lots by zone (excluding
activity centres & strategic redevelopment sites)

These assumptions indicate that there is potential opportunity for an additional
6,466 dwellings in Hobsons Bay (excluding strategic redevelopment sites and
activity centres) through infill development (refer Table 15).
Whilst the Neighbourhood Residential Zone is proposed is the most restrictive
residential zone, the assessment estimates that it can potentially deliver just over
75 per cent of the total infill development opportunities (refer Table 16).
The General Residential Zone is estimated to provide just under 24 per cent. It
should be noted that the Residential Growth Zone is expected to account for
very little infill development as these areas are mostly located in activity centres
with dwelling opportunity captured separately.

Estimated dwelling
yield from Infill
Development
= 6,466
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HOUSING OPPORTUNITIES: COMMERCIAL AREAS

4.1.4

Commercial areas – shop top housing

In-centre development refers to dwellings which occur within the commercial
areas of activity centres. There is potential for key activity centres within
Hobsons Bay to accommodate some new dwellings in the form of shop top
housing. Given that most of these centres have access (walkable access) to train
stations and services, this type of housing should be encouraged where
appropriate in accordance with the Hobsons Bay Activity Centre Strategy.
Just over one per cent38 of dwellings are currently located in-centre (in the
commercial zone). The type of housing in such locations is predominantly higher
density one and two bedroom apartments.
Any additional dwellings which may occur in-centre within commercial zoned
land in the future will further increase the dwelling supply for Hobsons Bay. The
estimated supply would need to be quantified in the preparation of structure
plans or urban design frameworks, as these documents will provide guidance
over the detailed application of zones and overlays affecting the yield of land in
these areas.

Estimated dwelling yield
from Commercial Areas

= to be identified through
structure plans/urban design
frameworks

38

Around 1.2 per cent of total land use in Hobsons Bay.
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Figure 37: Potential housing opportunities in Hobsons Bay

4.2 Estimated housing supply
The housing capacity assessment conservatively estimates that Hobsons Bay has
development sites/opportunities to provide a net gain of 16,281 dwellings, as
summarised in Figures 36 and 37.
Figure 36: Estimated dwelling supply

40%

i

ii

Strategic Redevelopment
Areas & Sites
4,619 (28%)

Activity Centre
Catchments
5,196 (32%)

iii

Future
Housing
Supply

Other Infill Development
6,466 (40%)

32%

iv
Commercial Areas
(Shop top housing in C1Z)
TBC

28%
Activity centres

Strategic redevelopment sites

Infill opportunities

Around 60 per cent of housing opportunities have been identified within activity
centres and key opportunity sites with the remainder (40 per cent) potentially
available from other infill opportunities.
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4.3 Estimated housing demand

Figure 38: Housing distribution between established areas and growth area
greenfields (Plan Melbourne)

Housing demand has been identified in the Housing Strategy Background Report
(Volume One) as an additional 8,849 new dwelling (443 new dwellings per
annum) in Hobsons Bay by 2036.
This is based on an anticipated increase in population of around 19,252 residents
by 2036 with the majority of this anticipated growth from the expected
residential developments in the SRAs.
Based on an estimated housing demand of 443 new dwellings per annum, this
means that the potential supply of 16,281 dwellings represents around 37 years
of supply.
Housing requirements: Western subregion
Plan Melbourne identifies housing requirements (‘housing distribution figures’)
for the Western subregion (refer Figure 38) which includes Hobsons Bay,
Brimbank, Melton, Moonee Valley and Wyndham councils.
It is expected that an additional 1,550,000 new dwellings are required by 2051
across Melbourne, with around 150-160,000 of these in the established areas in
the Western subregion.
Plan Melbourne however does not specify what the housing requirements are for
each individual councils in the subregions.

4.3.1 Housing demand by suburb
The estimated housing demand in each suburb (i.e. the distribution of the 8,849
dwellings required by 2036) has been identified in the Housing Strategy
Background Report39 and is shown in Figure 39 and included in the Housing
Change Areas analysis in Section Three of this document.
The forecasted housing demand varies between the suburbs as it is based on
factors such as expected household sizes, development opportunities and
vacancy rates. This is analysed in more detail in the Housing Strategy Background
Report.

39

Addendum: Demographic and Housing Needs – 2016 ABS Census Updates (December
2017).
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Additional dwellings (2016-36)

Figure 39: Forecast housing demand (2016-36)

Figure 40: Housing demand (2016-36) vs supply
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Although supply for additional housing is not expected to be an issue in the
municipality, the location of new housing needs to be appropriately planned.
Source: forecast.id (2016)

4.4 Housing supply vs demand
Based on the housing capacity assessment identified in this report, there is
enough capacity/housing opportunities in Hobsons Bay to comfortably meet
expected housing demand over the next 20 years (refer Figure 39).

Currently, the spatial distribution of new dwellings constructed in Hobsons Bay
does not align well with the location of the municipality’s activity centres.
The Housing Strategy presents an opportunity to better align housing growth in
appropriate locations through the application of the proposed housing change
areas identified in the Housing Framework Plan.

It is expected that the strategic redevelopment sites alone could accommodate
more than half (52 per cent) the total forecasted dwelling demand by 2036.
New dwellings that might occur as shop top housing within activity centres,
which represent additional opportunities that have not been included in the
capacity assessment.

140

SUMMARY
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5.0 SUMMARY

planned to better align with activity centres and areas with existing community
infrastructure and services.

The Hobsons Bay Housing Strategy Background Report identified the need for a
Housing Framework Plan and a housing capacity assessment for the municipality.

It is recommended that the Housing Framework Plan be used to manage housing
growth and change in Hobsons Bay and to implement the New Residential Zones.

The Housing Framework Plan identifies the appropriate housing change areas to
manage and guide future housing growth and change in Hobsons Bay over the
next 20 years.
The housing capacity assessment identifies the potential dwelling supply for
Hobsons Bay over the next 20 years (2016-36). The assessment is based on:
•

•

the identification of a number of land use, environmental, built form
and accessibility constraints which could impact on the provision of new
housing
a housing capacity model which considers four key sources
(opportunities) for additional residential development in Hobsons Bay

The housing capacity assessment identifies that there is enough capacity/housing
opportunities in Hobsons Bay to comfortably meet expected housing demand
over the next couple of decades.
The future development of substantial strategic redevelopment sites are
expected to accommodate just over half the new housing anticipated.
Whilst supply/opportunities for additional housing is not expected to be an issue
in the municipality, the location of new housing needs to be appropriately

142

REFERENCES

Department of Land, Water and Planning, Plan Melbourne (2017-2050)
Department of Land, Water and Planning, Major Hazard Facilities Advisory
Committee (January 2018)
Hobsons Bay City Council Housing Strategy Volume One: Background Report
(updated December 2017)
Hobsons Bay City Council Housing Strategy Background Report (Addendum),
Demographic and Housing Needs – 2016 Census Updates (December 2017)
Hobsons Bay City Council, Activity Centre Strategy (2019)
Hobsons Bay City Council, Industrial Land Management Strategy (2008)
Hobsons Bay City Council, Neighbourhood Character Study (2019)
Hobsons Bay Integrated Transport Plan (2017-30)
Informed Decisions (.id) Consultants, Housing .id Analysis of housing
consumption and opportunities (April 2016 with April 2018 and April 2019
updates)
Residential Zones Standing Advisory Committee – Stage One Overarching Issues
Report (June 2014)

143

APPENDICIES

144

APPENDIX A – OVERLAYS IN THE HOBSONS BAY PLANNING SCHEME
Overlay

Constraints

Heritage (HO)

A planning permit is required to subdivide land, demolish/remove
a building and to construct a building or carry out works.

Design and
Development
(DDO)

Built form outcomes will need to be considered in land covered by
a DDO, e.g. foreshore height limitations.

Land Subject to
Inundation
(LSIO)

A planning permit is required for building and works to subdivide
land affected by an LSIO.

Special Buildings
(SBO)

A planning permit is required to construct a building (including
single dwellings) or carry out works and to subdivide land. Some
building and works are exempt from this requirement. Areas
covered by an SBO may have limited capacity for multi-unit
development as it is liable to inundation from overland flows from
urban drainage systems.

Environmental
Audit (EAO)

A Certificate or Statement of Environmental Audit is required for
sensitive uses on land covered by an EAO. There are a number of
known contaminated sites within the municipality, this can be a
constraint on constructing new houses due to the financial costs of
remediation and may drive dwelling densities.

Environmental
Significance
(ESO)

An ESO applies for protection of the Kororoit Creek Corridor. This
overlay does not impact on any residentially zoned land.

Public
Acquisition
(PAO)

The PAO identifies land which is proposed to be acquired by an
authority. In Hobsons Bay, the acquisition authorities include
VicRoads and HBCC for the purpose of roads and municipal
reserves respectively.
. The PAO affects small areas of land within the municipality, a
planning permit is required for Section 1 and 2 uses within the
zone, for buildings and works and to subdivide.
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APPENDIX B – DESIGN & DEVELOPMENT OVERLAYS (DDO)
DDO10
DDO
DDO1

DDO2

DDO3
DDO4

DDO5

DDO8

DDO9

Purpose
Westgate Bridge Approaches - to ensure the adequate
safety and amenity of the West Gate Bridge and its
approach viaducts, motorists using the bridge and
nearby properties.
Birmingham Street Area - to ensure that development
enhances the amenity of Melbourne Road and the
residential area along Birmingham Street.
To provide design and development guidelines for 65
Nelson Place, Williamstown.
Foreshore Height Limitation - applies a maximum two
storey height limit to protect and enhance the
environment of the Hobsons Bay foreshore.
Newport Lakes Residential Development - to minimise
the visual impact of any new development to preserve
the general amenity of the Newport Lakes parkland.
Foreshore Height Limitation of three storeys - Mill Lane
and Garden Street; Nelson Place; Ferguson Street
between Nelson Place and the Strand, James and Aitken
Streets; and Rifle Range Estate - to protect and enhance
the environment of the Hobsons Bay foreshore.
Mason Street, Newport – Residential Development
Adjoining Newport Lakes Reserve to protect the
amenity of the Newport Lakes parkland.

DDO11

DDO13

DDO14

DDO15

DDO16

Design and development guidelines for The Former
Caltex Terminal (South Kingsville).
Design and development guidelines for Precinct 20 Former Port Phillip Woollen Mills and
Surrounds.
Design and development guidelines for Part Precinct 9
- Former Cabots Site 302-330 Millers Road, Altona
North.
Design and development guidelines for Land At 222238 And 240-258 Kororoit Creek Road, Williamstown
North.
To ensure development does not adversely affect or
put at risk the construction, integrity or operation of
the Project or West Gate Tunnel.
To ensure development does not adversely affect or
put at risk the construction, integrity or operation of
the Project or West Gate Tunnel.
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EXECUTIVE SUMMARY

The Housing Strategy provides a policy framework for managing housing in Hobsons Bay over the next 20 years1. The Housing Strategy is
needed to guide the future residential development in the municipality to ensure that the right homes are being provided in the right places.
Hobsons Bay needs to plan for a growing and changing population. The
municipality is home to 95,395 residents (2018) and is expected to increase to
around 112,642 by 2036.
This growth and change needs to be strategically planned for to ensure that we
are not only planning for future housing needs of our community but that we are
also guiding new development to the right locations, to ensure we are protecting
areas from inappropriate levels of development.
All suburbs experience change over time. The degree of change varies depending
on a number of factors such as location, opportunities for new development and
the desirability of an area.
The Housing Strategy is planning for around an additional 19,252 people over
the next 20 years, this equates to a demand for around 8,849 new homes (443
new homes per annum to 2036).
Council cannot prevent growth from occurring, it is how we respond to managing
change that is important.
Housing is not just about bricks and mortar, it also has wider impacts on
community health and wellbeing. Planning for housing therefore extends beyond

1 1

just land use matters to also include social, environmental and economic
considerations.
The Housing Strategy is the key strategic planning document to manage
residential development over the next 20 years, from the most recent Australian
Bureau of Statistics Census in 2016, until 2036. It also supports the
implementation of the New Residential Zones in Hobsons Bay.
The Housing Strategy is supported by a Background Report (Volume One) and a
Housing Framework Plan and Capacity Assessment (Volume Two) which provides
the strategic context and evidence base for the Housing Strategy.
The Background Report identified a number of housing needs in Hobsons Bay,
including the need for:








more housing diversity
housing in better locations
more affordable housing and affordable living
housing which supports ageing in place
good residential amenity
housing which respects neighbourhood character
housing which is more energy efficient and promotes sustainable living

Based on the latest 2016 ABS Census data and .id forecast data which considers potential demographic and development changes up to 2036 only.
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Hobsons Bay’s suburbs are under pressure to accommodate new medium and
higher density infill development. In general, there has been no pattern in the
location of new infill development in the municipality. The Housing Strategy has
the opportunity to realign new housing in more desirable locations and better
fulfil State urban consolidation policy objectives.
It is estimated that an additional 443 new homes will be required per annum to
2036. This compares to a recent construction rate of around 359 new dwellings
per annum in the municipality (over the period 2011-16).
It is important that this new housing growth is directed to areas suited to
accommodate change and increased densities. This is why three four levels of
housing change have been identified to appropriately identify where
limitedminimal, incremental, moderate and substantial change can be
accommodated across the suburbs – these housing change areas have been
identified in the Housing Framework Plan.

This strategy includes four housing policies (refer Figure 1) with objectives and
recommendations to address housing needs and issues including:
1.
2.
3.
4.

Population growth and change
Housing location and housing type
Housing affordability and affordable housing
Housing design, functionality and sustainability

The strategy includes an implementation plan with recommended actions for
each of the four policy objectives, as well as indicators for the monitoring and
review of the strategy to ensure that it remains relevant and effective over the
years.
Figure 1: Housing policy

The Housing Framework Plan is one of the key outputs of the Housing Strategy as
it shows where future housing can be located and the preferred housing types
and densities. It has been prepared in conjunction with the Neighbourhood
Character Study (2019) and will help guide the application of the New Residential
Zones in Hobsons Bay.
The housing capacity assessment conservatively estimates a total of 16,281 new
dwelling opportunities (37 years of supply based on estimated housing demand)
in the municipality with the largest opportunity for new medium/high density
dwellings to be accommodated in areas with access to key activity centres
(around 32 per cent) and on Strategic Redevelopment Areas and sites (around 28
per cent).
The key challenge for managing housing growth in the municipality is not just
about supply but also about ensuring that new housing is being provided in the
right location and are homes that match residents’ changing needs.
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GLOSSARY
ABS

Australian Bureau of Statistics

Accessible Design

Housing designed that is able to accommodate
wheelchair users in all areas

Active Transport

Non-motorised forms of transport involving physical
activity, such as walking and cycling

Activity Centre

Vibrant hubs where people shop, work, meet, relax and
often live

Inclusionary Zoning

A statutory planning control requiring developers to set
aside a proportion of properties for social housing or
make an off-site contribution

LPPF

Local Planning Policy Framework

MHF

Major Hazard Facilities

MPS

Municipal Planning Statement

NATSEM

National Centre for Social and Economic Modelling

Adaptable Design

Housing that can be easily adapted to become an
accessible house if needed

Neighbourhood Character

The look and feel of a residential area

BCA

Building Code of Australia

Plan Melbourne

The Metropolitan Planning Strategy for Melbourne

BESS

Built Environment Sustainability Scorecard

PPF

Planning Policy Framework

CSIP

Community Service and Infrastructure Plan

SDAPP

Sustainable Design Assessment in the Planning Process

DCP

Development Contributions Plan

SPPF

State Planning Policy Framework

ERP

Estimated Resident Population

SRA

Strategic Redevelopment Area

ESD

Environmentally Sustainable Design

Universal Design

Housing designed to meet the changing needs of most
home occupants throughout their lifetime

GCCSA

Greater Capital City Statistical Area

VPP

Victorian Planning Provisions

HBCC

Hobsons Bay City Council

Walkable Catchment

ILMS

Industrial Land Management Strategy

An area mapped around a pedestrian destination usually
showing a 400m (5 minute) or 800m (10 minute) walk

WSUD

Water Sensitive Urban Design
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PART ONE: INTRODUCTION
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PART ONE: INTRODUCTION
Hobsons Bay is home to around 95,395 residents (2018) across a diverse mix
of suburbs. The municipality is experiencing increased housing demand due
to a growth in population, an increase in smaller household sizes and the
availability of large Strategic Redevelopment Areas for new housing
opportunities.
The Hobsons Bay Housing Strategy plans for housing up until 2036, to guide
the future residential development in the municipality to ensure that the
right homes are provided in the right places.

1.1

What is a Housing Strategy?

A Housing Strategy is a planning document that guides appropriate future
residential development in an area. This ensures that we are planning for the
changing needs of residents by putting the right homes in the right places.
The Hobsons Bay Housing Strategy considers a 20 year forecast (2016-36) and
includes analysis of information and data from both the past and what is
expected in the future.

1.2

Why do we need a Housing Strategy?

As with other metropolitan areas in Melbourne, Hobsons Bay is experiencing
increased housing demand due to a growth in population and an increase in
smaller household sizes. The availability of large redevelopment sites (Strategic
Redevelopment Areas) on redundant industrial land is also providing a significant
increase in housing in some of our suburbs.

Hobsons Bay is located within good proximity to the CBD with access to the
coast, open space and key transport routes. It also has a diverse mix of suburbs
from established areas with significant heritage and neighbourhood character to
more recently developed areas with newer housing stock. These are some of the
key attributes that attract residents to the municipality and make Hobsons Bay
their home.
There has been an increase in medium and higher density residential
development in our suburbs and this trend is set to continue as established areas
across Melbourne are expected to accommodate a growing population.
However, Hobsons Bay also has a number of land use constraints. Almost one
third of land is used for industrial purposes and is home to a number of State
significant petrochemical industries and Major Hazard Facilities. Industrial and
environmental constraints can have an impact on the supply of new housing.
One of the key challenges is balancing the increased pressure to accommodate
more houses and people in Hobsons Bay with the need to protect our suburbs
from inappropriate development.
Whilst there is often resistance to changes in established communities, it is
important to recognise that new housing can deliver a number of benefits, such
as increasing the choice of housing available, regenerating an area with low
quality housing stock and having more people live within walking distance of
public transport and services.
Hobsons Bay currently does not have a Housing Strategy to respond to and
manage the demand for increased residential development. Identifying not only
where this new housing can go but also what level of change is appropriate is an
important part of the Housing Strategy.
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The Hobsons Bay Housing Strategy ensures that we are planning for the changing
needs of residents by putting the right homes in the right places.

1.3

How will Council manage residential
development in Hobsons Bay?

1.4

What does the Housing Strategy do?

The Housing Strategy:


sets out how Council is planning to respond to population growth and
change

All suburbs experience change over the years. The degree of change varies
depending on a number of factors such as location, opportunities for new
development and the desirability of an area.



identifies where new housing can be located and guides the levels of
housing change across the suburbs

Council cannot prevent growth from occurring. It is how we respond to managing
that growth and change that is important.



determines the potential capacity of the suburbs to deliver new housing



responds to the changing resident profile across Hobsons Bay to ensure
that new housing is matching residents’ needs



identifies opportunities for new medium and higher density housing in
line with State government urban consolidation policies



identifies opportunities to encourage more affordable housing and
affordable living



sets out Councils expectations in terms of built form and sustainability
considerations



provides more certainty for the community, developers and
stakeholders

Through applying a suite of planning tools and policies available to local
government (such as the New Residential Zones), Council can guide the level of
housing change considered appropriate across our suburbs. For example,
encouraging growth in well-located areas with access to public transport and
existing services and limiting growth in other areas.
This strategy sets out Council’s long term plan for managing residential
development in Hobsons Bay to provide more certainty for the community,
developers and other stakeholders.
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1.5

How was the Housing Strategy developed?

Table 1: Housing Strategy process

Council developed this strategy following consideration of a wide range of data
and key planning documents, as well as an understanding of housing needs in the
municipality based on feedback from the community and stakeholders.
The strategy is an evidence-based document which considers land use, social and
environmental factors. Preparation of the strategy includes an integrated and
holistic approach involving internal departments across the organisation.
The Housing Strategy process is summarised in Table 1.
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1.6

Structure of the Housing Strategy

Figure 2: Structure of the Housing Strategy

The strategy has been developed using strong evidence-based planning including
analysis and assessment of various data and forecasts relating to housing needs
and supply, based on potential land use constraints and opportunities.
The Housing Strategy consists of three main documents (refer Figure 2):
1.

Background Report (Volume One) - provides a detailed assessment of
housing needs

2.

Housing Framework Plan and Housing Capacity Assessment (Volume
Two) – identifies appropriate housing change areas and assesses
potential housing supply and opportunities

3.

Housing Strategy (Volume Three) – the strategy which sets out the
housing policy and an implementation plan to guide the provision of
housing in the municipality.
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1.7

Where does the Strategy apply?

The Strategy applies to the established suburbs of:











Altona-Seaholme
Altona Meadows
Altona North
Brooklyn
Laverton
Newport (East and West)
Seabrook
Spotswood-South Kingsville
Williamstown
Williamstown North

The Residential Zone areas are shown shaded in Figure 3.
This does not include Comprehensive Development or
Mixed Use Zones that also enable housing.

PART TWO: POLICY CONTEXT

Figure 3: Residential Zone areas in Hobsons Bay
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PART TWO: POLICY CONTEXT

15

PART TWO: HOUSING POLICY
Housing is affected by Commonwealth, state and local policy, with each level
of government having different roles and responsibilities in relation to
housing. The strategy has been prepared in the context of the relevant policy
framework.

2.1

Table 2: Key roles and policies*

Housing policy context

The key policies which have informed this strategy are detailed in the
Background Report and are summarised in Table 2.
At the local level, Hobsons Bay has a role in using the tools provided by the
Victorian Planning Provisions to manage and influence housing, for example,
applying the appropriate planning controls (such as zones and overlays) to set
out the right land use and built form requirements. As well as having the right
policies in place in the local planning scheme.

2.2

Homes for Victorians (2017)

Hobsons Bay 2030 Community
Vision
Council Plan (2017- 2021)

How will the Strategy address policy gaps?

Hobsons Bay currently does not have a Housing Strategy and so to date, has had
limited influence in managing the location and type of new infill development
across the suburbs.
Population growth and over-development continues to be a concern for the
community, particularly in relation to the effects it will have on the existing
community and the protection of our heritage, neighbourhood character and
open spaces.
Without a Strategy in place, the location and type of new housing that occurs is
dictated by market demand and site opportunities in an ad hoc manner.
*Not an exhaustive list
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Through understanding expected housing needs and balancing this with
protecting existing neighbourhood character, Council is better placed to manage
housing growth and change.

2.3

Figure 4: Hobsons Bay 2030 Community Vision

How will the Strategy address the key
objectives in the Council Plan?

By having a long term strategy in place to manage and plan for future population
growth and change in Hobsons Bay, the Housing Strategy helps address Goal
Three in the Council Plan (2017-21) which aligns with Priority One in the Hobsons
Bay 2030 Community Vision (refer Figure 4).
Goal Three: A well designed, maintained and environmentally sustainable place is about managing future growth and development to ensure it has consideration
and respects our natural and built environments (refer Figure 5).

Figure 5: Hobsons Bay Council Plan (2017-21)

It includes Council working with all levels of government, key stakeholders and
the community to ensure urban development is appropriate and considers
neighbourhood character and heritage.
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PART THREE: WHO LIVES IN HOBSONS BAY?

An understanding of who lives in Hobsons Bay and how resident’s needs are
likely to change in the future is an important part of the Housing Strategy.
The Housing Strategy Background Report identified the resident profile in
Hobsons Bay. This section summarises the key changes expected in the
resident profile in Hobsons Bay in relation to housing.

3.1

Population changes

In 2016, the Hobsons Bay population was 93,392. This is expected to grow to
around 112,642 by 2036.
The Housing Strategy is planning for around an additional 19,252 people over
the next 20 years (963 additional residents per annum). This is a growth rate of
0.85 per cent per annum.
Population growth in Hobsons Bay has typically been slower than the
metropolitan average. Between 2011 and 2016, the growth rate was about half
of that of the metropolitan Melbourne (1.38 per cent compared to 2.6 per cent).
The population of Hobsons Bay is distributed across 11 suburbs. However, the
population is not evenly distributed across the municipality and the future
population changes are not consistent across the suburbs (refer Figure 6).
Altona Meadows has the largest population (22 per cent of total) and Brooklyn
has the smallest population (2 per cent of total).
The Housing Strategy is planning for population growth in all suburbs over the
next 20 years, except in Seabrook.

Figure 6: Population changes in each suburb (2011-36)

Williamstown North - The Rifle
Range
Williamstown
Spotswood - South Kingsville
Seabrook
Newport West
Newport East

2036

Laverton

2016

Brooklyn

2011

Altona North
Altona Meadows
Altona - Seaholme

-

5,000 10,000 15,000 20,000 25,000
Population
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3.2

Age structure

3.3

In 2016, the majority of residents (22 per cent) were aged between 35 to 49
years. Over the next 20 years, growth is expected to occur in all age groups
however, it is the older age groups which are forecast to experience the greatest
increases, indicative of an ageing population (refer Figure 7).
The number of residents aged 65 years and over increased by around 44 per cent
by 2036 compared to 2016. The number of frail elderly persons (aged 85 years
and over) is forecast to increase by around 37 per cent.
Figure 7: Change in age structure – Service age groups (2016-36)

In 2016, Hobsons Bay was home to around 34,193 households, an increase of
around five per cent from 2011.
Understanding the types of households that live in the municipality and the
forecasted changes helps to identify what types of housing is required to meet
residents’ needs.
The dominant household type in 2016 was couples with children, accounting for
almost a third of total households. Followed by couples without children and lone
person households, each comprising nearly one-quarter of the total.
By 2036, there is expected to be 44,348 households in Hobsons Bay – an increase
of over 10,000 new households. Although couples with children are expected to
decline over the next 20 years, this household type will still remain the most
dominant in Hobsons Bay.
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4,000
3,500
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Household changes

3,000

There are emerging household types that also need to be planned for. It is
expected smaller household types (these include lone person households and
couples without children) will show the most significant growth in total numbers
(refer Figure 8).
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The key issue is that smaller households are forecast to grow faster than larger
households such as families and group households. This will impact on the
demand for more housing diversity. However, the expected change in household
types are not uniform across the municipality. In many areas, family households
are declining in number, whilst in others they are increasing.

Service Age Groups (Years)
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Figure 8: Change in household type (2016-36)
3,000

No. Households

2,500
2,000
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3.3.1 Household sizes
The growth in smaller household types results in a lower average household size
(i.e. fewer people per house). Declining household size tends to increase the
demand for housing, even if the population is stable or growing slowly.
In 2016, the average household size in Hobsons Bay was 2.56 which remains
unchanged compared to 2011. It is forecast that the average will decline to
around 2.51 by 2036.

1,000
500
-
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PART FOUR: WHAT TYPE OF HOUSING DO WE HAVE?
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PART FOUR: EXISTING HOUSING IN HOBSONS BAY
Understanding what existing housing we have in Hobsons Bay in terms of
quantity and type, helps to identify how much and what type of additional
housing we might need in the future to accommodate a changing resident
profile.

4.1

Total number of dwellings

In 2016, there were around 37,183 dwellings in Hobsons Bay. This is an increase
of around five per cent since 2011. In terms of growth rate, this is around an
additional 359 new dwellings per annum over the five year period (1 per cent
per annum).
Figure 9: Total number of dwellings in Hobsons Bay (2011-16)

2011
35,388
Source: profile.id (2016)

2016
37,183

4.2

Housing location

The distribution of the dwellings across Hobsons Bay is shown in Table 3 below:
Table 3: No. dwellings per suburb (2011 & 2016)
Area
Hobsons Bay
Altona-Seaholme
Altona Meadows
Altona North
Brooklyn
Laverton
Newport East
Newport West
Seabrook
Spotswood-South Kingsville
Williamstown
Williamstown North

2011

2016

35,595
5,568
7,448
4,657
802
1,845
1,726
3,336
1,802
1,976
4,681
1,754

36,938
5,986
7,572
4,888
881
1,964
1,727
3,515
1,787
2,063
4,773
1,782

(Source: profile.id, 2016)

Almost two-thirds of all dwellings in Hobsons Bay are located in just four
suburbs: Altona Meadows, Altona North, Altona-Seaholme and Williamstown
(refer Figure 10).
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4.3

Figure 10: Dwelling distribution in Hobsons Bay (2016)

Housing diversity is about having a range of housing types including different
densities and sizes. The types of housing include separate, medium density and
high density as defined in Table 4.

16%

37%
Altona - Seaholme
21%

Altona Meadows
Altona North
Williamstown
Other suburbs

13%

13%

Housing diversity and density

Achieving a mix of housing types and densities (housing diversity) in an area is an
important objective of housing policy; this is to ensure that a range of housing
types are available for residents throughout their life stages.
There has been notable changes in housing diversity in Hobsons Bay over recent
years. The proportion of separate houses has decreased from 75 per cent in 2011
to 65 per cent in 2016. This is in line with the infill development opportunities
being realised across the suburbs (e.g. the replacement of a single house with
multi-unit development).
In 2016, there were 24,152 separate houses in Hobsons Bay, 12,040 medium
density dwellings and just 637 high density dwellings (refer Figure 11).
Figure 11: Housing diversity in Hobsons Bay (2016)
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Housing diversity and densities vary across the suburbs. In general, the older
suburbs in the eastern side of the municipality have a more dense and diverse
housing stock than those in the western part of Hobsons Bay.
Figure 12 compares the types of housing in Hobsons Bay to Greater Melbourne.
Whilst the proportion of separate houses is similar, Hobsons Bay has a higher
percentage of medium density dwellings and a much lower percentage of high
density dwelling types.
Figure 12: Dwelling type (2016)
70.0

Table 4: Definitions of housing types (ABS Classification)
Housing
Type

Definition

Separate
house
(low
density)

Separate houses or detached dwellings, are standalone dwellings on their own grounds, which are
separated from neighbouring dwellings by at least
half a metre.

Medium
density

Semi-detached, row, terrace or townhouse etc. –
these dwellings have their own private grounds and
no other dwelling above or below them, but are
either attached on at least one side or separated
from neighbouring dwellings by less than half a
metre.

% of dwellings

60.0
50.0
40.0

20.0
10.0
0.0
Medium
density
Hobsons Bay

Source: profile.id (2016)

High density

Caravans,
cabin,
houseboat

% of total
stock
(2016)*
65.0%

32.4%

Flats, units or apartments in a one or two storey
block – these dwellings do not have their own
private grounds and may share a common entrance
foyer or stairwell. They may have other dwellings
above or below them. A storey is any level which
includes dwellings or car parking space. The
medium density classification only includes flats up
to two storeys high.

30.0

Separate
house

Example

Other

Flats attached to a house – includes granny flats
and bungalows attached to a house but with
separate provision for food preparation.

Greater Melbourne

High
density

Flats, units or apartments in a three or more storey
block – these dwellings do not have their own
private grounds and usually share a common
entrance foyer or stairwell. They will have other
dwellings above or below them. A storey is any level
which includes dwellings or car parking space. The
high density classification includes all flats in three
storey and larger blocks.

1.7%

*Other dwelling types account for 0.8 per cent.
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4.3.1 Number of bedrooms

Figure 14: Housing types and number of bedrooms (2016)

Housing diversity also includes consideration of housing size and the number of
bedrooms. An understanding of housing size is useful to identify what existing
housing stock there is in Hobsons Bay and the trend for future housing
requirements.

Figure 13: Number of bedrooms in Hobsons Bay and Greater Melbourne (2016)

30%
25%
20%
15%
10%
5%

60.0

0%

50.0

Share (%)

35%

Share (%)

In 2016, the majority of dwellings had three bedrooms (just over 50 per cent) as
shown in Figure 13. This was around 10 per cent higher than the Greater
Melbourne average. The other notable differences include the number of
dwellings with zero or one bedrooms in Hobsons Bay were about half that of
Greater Melbourne as well as fewer four bedroom dwellings.

40%

Small (0 to Medium 3 Large 4+ br Small (0 to Medium 3 Large 4+ br
2)
br
2)
br

40.0

Separate house

Greater Melbourne

30.0

Medium & High Density

20.0

Source: ABS, Census of Population and Housing (2016)

10.0
0.0
0 or 1 2 bedrooms3 bedrooms4 bedrooms5 bedrooms Not stated
bedrooms
or more

No. of bedrooms
Hobsons Bay

There are notable differences when the number of bedrooms and housing types
are considered (refer Figure 14). Three bedroom separate houses dominate the
housing stock in Hobsons Bay and there is a lower share of separate four or more
bedroom houses compared to Greater Melbourne.

Greater Melbourne
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4.4

Changes in housing stock

Figure 15: Change in housing types (2011-16)
+5,000

The extent of change in housing stock in a suburb depends upon a number of
factors, the main ones being lot size, the age of the dwelling and any
development constraints such as heritage overlays.

A typical example of infill development in the municipality is the replacement of
older detached single level housings (not constrained by heritage) with multi
units, often double storeys with smaller gardens/private open space.
Over the period 2011 to 2016, the greatest change in housing stock in Hobsons
Bay was the:



increase in medium density housing
trend for new dwellings to contain more bedrooms

The increase in medium density housing (refer Figure 15) is in line with the type
of infill development experienced in the municipality as older housing stock is
replaced by units and townhouses.

Housing Change (No.)

Suburbs with smaller lot sizes and newer housing stock are less likely to undergo
much housing change (e.g. Altona Meadows and Seabrook) than areas with
larger lot sizes and ageing housing stock (e.g. Altona, Altona North and Laverton).

+4,000
+3,000
+2,000
+1,000
0
-1,000

Separate
house

Medium
density

High density

Caravans,
cabin,
houseboat

Other

-2,000
-3,000

Housing Type

Medium density housing increased by 50 per cent (an additional 4,028 dwellings)
from 2011 to 2016. Separate houses decreased by 2,423 dwellings (a nine per
cent decrease). High density housing only increased by 134 dwellings but this
represented a 27 per cent increase from 2011.
Although housing density has been increasing, new dwellings in Hobsons Bay
contained more bedrooms.
Over the period 2011 to 2016, the greatest change was in the increase in the
number of four bedroom dwellings (increase of over 11 per cent), as shown in
Figure 16. There has been a decline in the number of bedrooms with one or
fewer bedrooms (five per cent decrease).
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Figure 16: Change in number of bedrooms in Hobsons Bay (2011-16)
+700
+600

Despite medium density housing representing the greatest increase in housing
types in Hobsons Bay over the ten year period (2001 to 2011), the fact that the
majority of new housing types contained three plus bedrooms (suited to
family/group type households) means that the new housing stock is not meeting
the needs of smaller households seeking one/two bedroom homes.

+500

No. of dwellings

The trend away from smaller homes is interesting in light of declining average
household size and the increase in smaller households, particularly those
occupied by one person.

+400
+300
+200
+100
0
-100

0 or 1 2 bedrooms3 bedrooms4 bedrooms5 bedrooms Not stated
bedrooms
or more

No. of bedrooms

There is a trend away from smaller homes despite declining average household
size and the increase in smaller households.
This is part of the Australia-wide trend towards larger homes, a trend which may
not be environmentally sustainable. Factors which influence this trend include:






the desire for space – to work from home, to provide a bedroom for
every child (including those in separated families) or the desire for a
spare room for visitors and family
increased affluence
the perception of increased capital gain from buying larger homes
higher developer profits from large format housing
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PART FIVE: WHAT ARE OUR HOUSING NEEDS?
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PART FIVE: WHAT ARE HOBSONS BAY’S HOUSING NEEDS?
Identifying housing needs is not just about how much housing is required
over the next 20 years but also about what type of housing is needed to
support Hobsons Bay’s growing and changing population.

5.1

How much additional housing do we need?

It is estimated that an additional 8,849 homes are needed in Hobsons Bay over
the next 20 years. This equates to an extra 443 new homes per annum to 2036.

It is important to note that ‘housing demand’ (population growth) is primarily
driven by the availability of new housing developments, i.e. if there’s a suburb
with a large SRA for new residential development then this will show in housing
data as a ‘housing need’ (demand).
The capacity for Hobsons Bay to accommodate this expected demand has been
assessed in the Housing Capacity Assessment report (Volume Two).

Figure 17: Forecast housing demand (2016-36)2

2016
37,542

2036
46,391

Source: forecast.id (2016)

Figure 18 and Table 5 outlines the change in dwellings required in each suburb
from 2016 to 2036. The greatest changes are in the suburbs of Spotswood-South
Kingsville (+86 per cent), Altona North (+58 per cent), Laverton (+49 per cent)
and Williamstown (+20 per cent).
Growth is being driven by the Strategic Redevelopment Areas (SRAs) in these
suburbs with the exception of Laverton.

The reader should note that the 2016 dwelling number presented here varies from that
presented in Figure 9. This is because the forecasting tool makes adjustments to the
dwelling count (Figure 17) derived from the Census.
2
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Figure 18: Forecast housing demand (2016-36)

Additional dwellings (2016-36)

3,500

Table 5: Forecast no. dwellings required (2016-36)
Area

2016

2036

37,542
6,039
7,717
4,981
902
1,967
1,748
3,543
1,807
2,100

46,391
6,895
8,185
7,863
1,042
2,923
1,854
4,040
1,815
3,902

No.
8,849
856
468
2,882
140
956
106
497
8
1,802

%
23.6
14.2
6.1
57.9
15.5
48.6
6.1
14.0
0.4
85.8

442.5
42.8
23.4
144.1
7.0
47.8
5.3
24.9
0.4
90.1

4,922
1,816

5,919
1,953

997
137

20.3
7.5

49.9
6.9

3,000
2,500
2,000
1,500
1,000
500
-

Hobsons Bay
Altona-Seaholme
Altona Meadows
Altona North
Brooklyn
Laverton
Newport East
Newport West
Seabrook
Spotswood-South
Kingsville
Williamstown
Williamstown
North

Change (2016-36)

Per
annum

Source: forecast.id (2016)
Source: forecast.id (2016)
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It is estimated that an additional 8,217 households (411 households per annum)
need to be accommodated in Hobsons Bay by 20363.
Hobsons Bay has a range of household types. Although the dominant household
type is ‘couples with children’ which is expected to continue to be the most
common type in the future, the forecasts identity an emergence in smaller
household types over the next 20 years (i.e. an increase in lone person and
couples without children households), as shown in Figure 19.

Figure 19: Change in household types in Hobsons Bay (2016-36)
3,000

No. Households

5.2 What household types need to be
accommodated?

2,500
2,000
1,500
1,000
500
-

In terms of housing needs, there is a continued need for family-sized homes but
also an increasing demand for smaller medium and higher density housing
formats including one and two bedroom dwellings.

Source: forecast.id (2016)

There is a difference between the estimated additional number of households and the
additional number of dwellings forecast over the next 20 years as the forecast factors in
the expected vacancy rate of dwellings estimated to be around five per cent.
3
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5.3

What is our forecast housing supply?

5.4

Housing supply vs demand

The housing capacity assessment conservatively estimates that there are
potential development opportunities for an additional 16,281 dwellings across
Hobsons Bay (refer Figure 20).

Based on the housing capacity assessment identified in this report, there is
enough capacity/housing opportunities in Hobsons Bay to comfortably meet the
forecasted housing demand (refer Figure 21).

Figure 20: Potential housing opportunities in Hobsons Bay

It is expected that the strategic redevelopment areas and sites alone could
accommodate more than half the total forecasted dwelling demand by 2036.
Figure 21: Housing demand (2016-36) vs supply
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Around 60 per cent of housing opportunities have been identified within activity
centres and key opportunity sites with the remainder (40 per cent) potentially
available from other infill opportunities.
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5.5 Community feedback on housing needs and
issues
The community values Hobsons Bay for its access to the coast, proximity to the
central business district, freeways, natural open spaces, heritage and sense of
community. There are a diverse range of suburbs in the municipality and each
suburb has its own appeal valued by residents.

Consultation on housing needs

The consultation identified key issues in relation to affordability and ageing in
place.
Subsequent community engagement undertaken in 2016 as part of the Hobsons
Bay 2030 Community Vision and the Council Plan (2017-21) also identified these
issues, in addition to: no over development/overcrowding and having improved
transport options and more services and facilities.
The community concerns are summarised below.
Figure 22: Summary of community concerns

Community engagement on housing needs undertaken in preparation of the
Housing Strategy Background Report (late 2014) provided some insight into how
residents’ housing needs might change in the next 10 years.
The main reasons for people needing to move in the future are to either upsize,
downsize or move to a different location.

How might residents’ housing needs change in the next 10 years?
Respondents from the Round One consultation on Housing Needs noted
the following key requirements:
Property
 lower maintenance
 more bedrooms
 cheaper household costs
 less bedrooms
Location





stay in the same location
closer to the train station
quieter location
closer to shops/services
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5.6

What type of housing do we need?

Based on the analysis of the changes to the resident profile, the housing profile
and feedback from community consultation, the expected future housing needs
for Hobsons Bay are outlined below.

Housing in better locations
New housing within Hobsons Bay has generally been developed in an ad-hoc
manner as and when infill development opportunities arise across the suburbs.
Whilst new high density apartment buildings have generally been developed in
locations close to existing train stations and/or within activity centres, the
majority of new medium density housing has been provided in locations outside
of areas where increased densities should be encouraged, such as within
walkable catchments to existing transport and services.
Future housing growth needs to be directed to areas which maximise access to
existing community infrastructure and services and away from areas susceptible
to flooding and in close proximity to industry. This means encouraging medium
and higher density residential development within accessible areas where
appropriate.
Over the past decade, the majority of new dwellings have come from infill
development rather than large redevelopment sites (urban renewal sites). A
major source of future housing supply in Hobsons Bay is expected to come from
key SRAs which in some cases are not ideally located to existing services.
For new housing expected to be accommodated in these key sites that are not
within walkable catchments to public transport, there is a need to ensure that
transport options are improved and provided in these areas to service residents.
The location of future housing also needs to minimise potential conflicts with
existing industrial uses, including consideration of existing pipeline
infrastructure, and reduce adverse amenity impacts.
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More housing diversity
The dominant housing type in Hobsons Bay is detached three bedroom houses.
Although housing diversity varies across the suburbs, there is an opportunity to
increase diversity in a number of locations.
With a declining household size due to a growth in smaller household types in
most suburbs, there is need for smaller housing types (i.e. one and two bedroom
dwellings) across the municipality but particularly in suburbs where there is a
very high proportion of low density separate houses, for example, Seabrook,
Altona Meadows and Laverton.
Despite the growth in smaller household types (lone person households and
couples without children) and an increase in medium density housing, there has
also been an increase in the number of bedrooms in new homes being built over
the past decade.
The trend of larger homes being constructed is a mismatch with the emerging
smaller household types. Whilst it is acknowledged that smaller households do
not automatically occupy dwellings with fewer bedrooms, improving the supply
of different housing types is a critical determinant of the type of housing people
can live in.
A mix of housing types has a number of benefits but primarily it is important to
ensure there is a choice of housing available for residents throughout different
stages of life.
In order to improve housing diversity and housing choice, a mix of housing types
and densities are required.
Whilst there is a forecasted demand in smaller household types, there will still be
demand for larger family sized homes to accommodate the dominant household
type in the municipality - couples with children. Therefore, there is a need to
balance housing diversity across all suburbs.

Housing which respects heritage and neighbourhood
character
With a forecasted growth in new housing and medium to higher density housing
types, there is a need to ensure that new development does not adversely
impact on existing streetscapes and neighbourhoods and respects
neighbourhood character.
As residential areas in Hobsons Bay are predominantly low scale, any increase in
infill development can be perceived as a high impact on streetscapes and existing
neighbourhood character by the community.
New residential development needs to be designed to a high quality and
appropriately respond to the neighbourhood character objectives and guidelines
which will be guided by the Hobsons Bay Neighbourhood Character Study (2019).

More affordable housing and affordable living
Hobsons Bay was traditionally regarded as an ‘affordable’ municipality however
the gentrification of the eastern and central parts of the municipality has eroded
housing affordability. The decline in affordability is affecting both renters and
home purchasers.
With the continual rise in the costs of housing and rents and the forecasted
increase in population over the next 20 years, the likely trend is a decrease in
housing affordability and an increase in housing stress.
There is a demand for more affordable housing types in the municipality to assist
low income households in the rental market, particularly for vulnerable
households identified as lone person households, one parent households and
people with a disability. Elderly residents (aged 60 years and over) who do not
fully own their own home (i.e. still paying off a mortgage) are also vulnerable and
are likely to be in housing stress.
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There is a need for more diversity in housing options across the municipality
which can assist with housing affordability by providing dwellings at various price
points. This can enable renters and purchasers that want smaller dwellings types
or want to downsize to have a suitable alternative in their suburb.
There is a link between housing stress and affordable living. If the cost of living is
reduced so that a household has less expenditure on transport and utility costs
(e.g. gas and electricity), then this may increase the amount of income available
to allocate to housing. This highlights the importance of locating new housing
supply close to existing services and public transport.

Another important aspect to providing housing which enables residents to age in
place is for housing which incorporates accessible/universal design.
The new housing stock which is being developed in Hobsons Bay is however
predominantly double storey townhouses. Furthermore, the majority of new
housing which has been constructed in Hobsons Bay over the last decade is
located outside of areas which are walkable to public transport and community
services. The housing trend is therefore not supportive of an age friendly
municipality.

Housing which supports ageing in place

In regards to housing design, there is currently no universal design requirements
for private housing in Victoria. The lack of universal design requirements in the
Victorian Building Codes means the majority of private residents are not
accessible.

Hobsons Bay has an ageing population. It is expected that there will be a
substantial increase in the older age groups over the next 20 years, it is forecast
that there will be around 44 per cent more residents aged 65 years and over by
20364.

Whilst there is a preference for people to age in place, there will still be a
proportion of residents that will need access to retirement villages and nursing
homes for assisted care. It is therefore expected that demand will also increase
for these accommodation types.

This increased growth indicates a requirement to address the housing needs of
older people, particularly as the incidence of disability increases with age. An
estimated 15 per cent of residents aged 55 years and over have a disability
(require assistance with core activities).
Older people generally have a preference to age in place to maintain their
independence and community connections. Community consultation identified
that the types of housing required for this demographic is generally smaller
(lower maintenance) and single storey living.

Hobsons Bay Housing Strategy Background Report (Addendum) – 2016 ABS Census
Updates (December 2017).
4
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PART SIX: HOUSING POLICY DIRECTION
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6.1

How are we going to plan for housing needs?

Figure 23: Hobsons Bay Housing Strategy Policy Directions

Hobsons Bay is under increasing pressure to accommodate new medium and
higher density housing. Responding to this pressure is important to ensure we
are planning for the current and future needs of residents, and that we are
putting the right homes in the right places.
This strategy sets out the framework for planning for Hobsons Bay’s long term
housing needs through the application of four housing policies (shown in Figure
23).
A key component of the strategy is the Housing Framework Plan (in Policy Two)
which identifies the location for future housing growth and the level of housing
change that is considered appropriate in Hobsons Bay over the next 20 years.
The strategy will provide greater clarity to the community and development
industry regarding the types of housing change expected over the next 20 years.

What has informed these housing policies?






state government direction
local policies and strategies
identifying demographic and housing changes
community feedback
housing capacity assessments
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POLICY ONE: POPULATION GROWTH AND CHANGE
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POLICY ONE: POPULATION GROWTH AND CHANGE
Hobsons Bay needs to plan for an increasing and changing population. This
includes planning not only for housing but also planning for the supporting
community infrastructure and services within the municipality.
POLICY AREAS:
1.1

Planning for population growth and change

1.2

Planning for community infrastructure and services

KEY CHALLENGES:


ensuring new housing matches residents’ current and future housing
needs based on expected population growth and change



directing housing growth to appropriate locations whilst balancing
the competing demands of residential, environmental, industrial and
employment uses



ensuring the provision of community infrastructure and services that
are required by a growing and changing residential population

1.1 Planning for population growth and change
It is estimated that over the next 20 years the population will grow by around
19,252 residents, generating demand for an additional 8,849 new homes by
2036.
Population growth will not be uniform across the municipality. The highest
growth is being driven by large Strategic Redevelopment Areas in the north and
east of the municipality. The remainder of growth will be from smaller scale
incremental infill development across the suburbs.
The population is not only growing but also changing. Hobsons Bay has an ageing
population and a shrinking household size. It is estimated that by 2036, there will
be a 44 per cent increase in the number of residents aged 65 years.
There will also be changes to the household types, whilst family households will
remain the most common household type in the municipality, there is expected
to be an increase in the smaller household types (couples without children and
lone person households). The impact on housing provision is that smaller
household sizes (fewer people per dwelling) create an increase in demand for
dwellings, even if the population is stable or growing slowly.
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It is important that a diversity of housing types is provided to match the changing
needs of the population throughout Hobsons Bay.
New housing required
In terms of housing growth, it is expected that 443 new dwellings per annum are
required from 2016 to 2036 to provide homes for 8,217 additional households.
This compares to the recent growth rate of around 359 new dwellings per annum
in the municipality (2011-16).
The location and scale of new housing is a major consideration in planning for
population growth as it influences a number of land use, social, environmental
and economic factors as well as impacting on community health and wellbeing
(discussed further in Housing Policy Two).
Hobsons Bay has a diverse mix of residential, industrial and commercial areas.
One of the key challenges of planning for population growth in the municipality is
balancing the competing demands of residential, environmental, industrial and
employment uses. It is important that residential amenity and the operations of
existing industry and businesses are not adversely impacted by the provision of
new homes.

Recommendation
It is recommended that Council implement the final Housing Strategy including
the Housing Framework Plan (in Policy Two), to manage population growth and
change in Hobsons Bay.

1.2 Planning for community infrastructure and
services
A growing population places increased pressure on community infrastructure
and services but it also helps to support the provision and upgrade of
infrastructure and services.
Whilst there is often resistance to changes in established communities, it is
important to recognise that new housing can deliver a number of benefits, such
as increasing the choice of housing available, regenerating an area, revitalising an
activity centre (with new shops/cafes) and attracting new community services
and facilities.

There are a number of land use constraints in the municipality which may impact
on new housing provision, these have been identified in the Housing Framework
Plan and Housing Capacity Assessment report (Volume Two).

Decisions around directing more growth/density in an area versus improving
infrastructure and services need to be weighed up appropriately. Through
directing growth to the right areas, Council is better placed to manage and cater
for additional residents and the pressures on supporting infrastructure and
services.

Planning for new homes needs to match residents’ needs now and in the future,
for Hobsons Bay this means that new homes should allow for ageing in place and
housing diversity to cater for all household types.

The Hobsons Bay community has concerns about the effect of population growth
on existing services. Council needs to plan ahead for accommodating additional
residents over the next 20 years and beyond to make sure that new

42

infrastructure needed by the community is provided when and where it is
needed and that funds are available to provide the infrastructure5.
Council is preparing a draft Community Services and Infrastructure Plan (CSIP) to
provide the strategic framework to understand community service demand, the
quality of facilities6 and what is required in order to meet the needs of the
municipality’s changing population.
In the case of infrastructure and services where Council is not the direct service
provider, such as public transport, it is recommended that Council continue to
advocate to the agencies and state government for improvements/upgrades in
line with the Hobsons Bay Advocacy Priorities 2019 (or its successor) and other
strategic documents such as the Integrated Transport Plan.
Infrastructure Australia’s report Planning Liveable Cities: A place-based approach
to sequencing infrastructure and growth identifies common challenges across
Australian cities with satisfactorily sequencing infrastructure and housing. It
recommends changes to planning systems, governance and funding
arrangements to better manage rapid growth.
Ageing community infrastructure and drainage
Managing Hobsons Bay’s ageing community infrastructure is a key challenge for
Council. In particular, the upgrade of drainage assets vital for stormwater
management.
There are known capacity issues of drainage infrastructure across the
municipality with substantial costs to upgrade existing assets and cater for future
capacity demand.

5

Development Contributions Guidelines, DTPLI (March 2007).

The expected increase in population and new residential development is likely to
exacerbate the frequency of flooding from stormwater events in Hobsons Bay.
This is due to an increase in hard surfaces increasing stormwater runoff.
There are numerous ways to manage and help alleviate this issue. One way is to
require new multiunit developments to provide onsite stormwater detention
measures (to reduce stormwater runoff).
Currently, there is an internal process in place which requires that planning
applications of multiunit developments of four or more in Hobsons Bay are
required to provide onsite stormwater detention as a condition on a planning
permit.
There is an opportunity to investigate lowering the threshold of this trigger to
capture all developments of two or more dwellings, and to provide guidelines
upfront for developers to consider the requirement of onsite stormwater
detention at the early stages of their proposed development.
This issue should be addressed more holistically in conjunction with best practice
stormwater management in Hobsons Bay and associated Environmentally
Sustainable Design policy.
Community infrastructure and climate change
The impacts of climate change will also place increased pressure on community
infrastructure and services. Hobsons Bay is particularly vulnerable to the adverse
effects of climate change due to its coastal location. As outlined in Council’s
Climate Change Policy 2013 these impacts will be diverse, affecting people,
infrastructure and the environment.

Community facilities in the CSIP include: Kindergartens, Maternal and Child Health
Centres, Childcare Centres, Community Meetings Spaces, Community Centres and Seniors
Centres.
6
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Considering Hobsons Bay’s environment, key risks for our community include:
flooding, sea level rise and storm surges, heat vulnerability and extreme weather
events.
Local impacts of such risks may include: property damage, health implications,
increased cost of food, increased infrastructure maintenance and clean-up costs,
and loss of biodiversity and habitat.
In order for the municipality to appropriately respond to such changes, Council
needs to support and encourage adaptive and resilient communities. This means
providing the broad strategic directions and a framework for decision-making.

infrastructure and services. This can help support financial outcomes via
developer contributions.
Development Contributions
It is important that Council has effective mechanisms in place to fund community
infrastructure/facilities, particularly in a rate-capping environment. As such,
Council may explore a range of innovative approaches to funding community
infrastructure/facilities in partnership with stakeholders such as state
government and external service providers to ensure that services can continue
to meet demand into the future.

Effective environmental and land use policy will facilitate a coordinated and cooperative approach to environmentally sustainable development and encourage
long-term planning for the benefit of the municipality and the broader
environment. Responsible land use planning and infrastructure development will
provide opportunities for the community to experience new, more sustainable
ways of living, be able to respond quickly and effectively to emergencies and be
ready to adapt to further change.

The use of Development Contribution Plans (to collect financial contributions for
development and community infrastructure) and Open Space Contributions are
the key mechanisms to collect contributions for new development.

There are a number of ways in which Council can respond and help the
community to increase its resilience. One way is ensuring that the built
environment is planned and developed sustainably with our natural environment
and the community as the primary focus.

It is recommended that Council:
- review and adopt the Community Services and Infrastructure Plan (CSIP)

Social Impact Assessments
Hobsons Bay requests Social Impact Assessments (SIA)7 for development
applications of 20 or more dwellings. The SIA helps to identify the demand that
new developments (additional residents) are placing on existing community

The Hobsons Bay Open Space Strategy (2018) will help guide open space
contributions sought by Council.

Recommendation

- investigate the opportunities to alleviate the pressures on the drainage
infrastructure, in particular reducing stormwater runoff through requiring all new
multiunit developments to provide onsite stormwater detention
- support and encourage adaptive and resilient communities by adhering to
Victoria’s Climate Change Act 2017 and Council’s Climate Change Policy
- undertake the strategic work to prepare Development Contribution Plans for
incorporation into the Hobsons Bay Planning Scheme, in accordance with the

Hobsons Bay City Council, Preparing Social Impact Assessments Applicant Guidelines
(2011).
7

44

Planning and Environment Act 1987, to secure financial contribution towards
development and community infrastructure.
- advocate for improved processes and tools to better deliver and sequence
supporting infrastructure at the local level
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Table 6: Recommended Actions – Policy One: Population growth and change
POLICY ONE: POPULATION GROWTH AND CHANGE
OBJECTIVE: To understand the levels of population
growth and change in the municipality over the next
20 years in order to plan for new housing and
supporting community infrastructure and services.

OVERVIEW: Around 19,252 residents (8,849 new homes) need to be accommodated over the period
2016-36. Hobsons Bay needs to plan for an increasing and changing population which has consequences
on housing and community infrastructure and services.

Recommended Actions:

1.1: Planning for population growth and change


implement the Housing Strategy into the Hobsons Bay Planning Scheme, make it a Background Document, and ensure consistency between the key strategies
outlined in this objective and the Municipal Planning Statement



ensure new housing meets demands of the existing and future population through meeting the objectives of Policies Two, Three and Four in this strategy

1.2: Planning for community infrastructure and services


review and adopt the Community Services Infrastructure Plan (CSIP) for Hobsons Bay



investigate the opportunities to alleviate the pressures on the drainage infrastructure, in particular reducing stormwater runoff through requiring all new multiunit
developments to provide onsite stormwater detention



investigate opportunities to further support and encourage adaptive and resilient communities in Hobsons Bay in line with Victoria’s Climate Change Act 2017 and
Council’s Climate Change Policy



undertake the strategic work to prepare Development Contribution Plan Overlays (DCPO) for incorporation into the Hobsons Bay planning scheme to ensure new
development contributes to the provision of supporting community infrastructure and services (to apply the Developer Infrastructure Levy and the Community
Infrastructure Levy)



advocate for improved processes and tools to better deliver and sequence supporting infrastructure at the local level
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continue to advocate to the State government for transport improvements and other community services/facilities in accordance with the Hobsons Bay Advocacy
Strategy (2014-18, as updated/amended), Integrated Transport Plan (2017-30) and other key strategic documents
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POLICY TWO: HOUSING LOCATION AND HOUSING TYPE
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POLICY TWO: HOUSING LOCATION AND HOUSING TYPE

The location and type of new housing are important considerations in
planning for housing as they shape how a suburb functions and the choice of
housing available to residents.
Determining where additional housing can go and the type of housing change
required, ensures we are putting the right homes in the right places. A
Housing Framework Plan has been prepared to guide and manage future
housing in Hobsons Bay.
POLICY AREAS:
2.1

Preferred locations for future housing

2.2

Preferred types of housing change

2.1

Preferred locations for future housing

Housing location is one of the most important considerations when planning for
future housing as it influences a number of land use, social, environmental and
economic factors. These include: the provision of transport services and
community infrastructure, residential amenity, access to open space and to retail
and employment. The location of housing also contributes to community
wellbeing and social cohesion.

KEY CHALLENGES:


managing an increasing demand for medium and high density
housing



directing housing growth to locations with access to public transport
infrastructure and community services to support urban
consolidation principles



increasing housing diversity to ensure there is a mix of housing types
to meet residents’ needs



ensuring that housing enables residents to age in place

Not all areas of Hobsons Bay are suitable to accommodate increased housing
growth. Some areas have better access to train stations, shops and services,
whereas other areas are located further away from public transport and services
or are close to industrial areas with poor amenity.
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Identifying preferred locations for additional housing provides the opportunity to
better align housing growth in Hobsons Bay in more appropriate areas. This will
support a shift in the trend of new medium and high density infill development
occurring ad hoc across the municipality.

estimated housing demand based on Hobsons Bay’s growing and changing
population.

State planning policy is to encourage infill residential development in areas
located within or close to activity centres and at sites that offer good access to
transport and services.

Hobsons Bay is an established municipality with no greenfield (undeveloped)
sites, new housing therefore has to be absorbed into existing suburbs. There are,
however, significant ex-industrial brownfield sites (Strategic Redevelopment
Areas) that have been identified for potential residential use in the central and
eastern areas of the municipality.

However, a balanced approach is required to ensure that other factors are also
considered when determining the preferred locations for future housing, for
example, whether there is strong heritage or neighbourhood character values in
an area or other constraints such as being located in proximity to a Major Hazard
Facility.
Four key criteria have been use to help determine the location and type of future
housing in Hobsons Bay (see Figure 24). Consideration of this criteria has been
applied in a balanced manner to ensure we are putting the right homes in the
right places.
Figure 24: Criteria for guiding housing location and change

Opportunities for new housing

Over the past decade, the majority of new dwellings in Hobsons Bay have come
from infill development rather than large redevelopment sites. There are key
SRAs that are expected to accommodate a significant proportion of new housing
supply (e.g. in Altona North and South Kingsville). Some of these redevelopment
areas are not ideally located to existing services. In these instances, it is
important that the necessary community infrastructure and services are
provided to support a new residential population community.
The housing capacity assessment identifies four opportunities for
accommodating increased housing growth in the municipality:
Figure 25: Opportunities for new housing

This criteria has been assessed in more detail in the Housing Framework Plan and
Housing Capacity Assessment (Volume Two) along with an understanding of the
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2.2

Preferred types of housing change

The level of housing change will not be uniform for all areas across Hobsons Bay.
Some areas are better placed to accommodate more diverse housing types whilst
others are more suited to limited change in the housing stock.
In order to accommodate additional new housing and to achieve housing
diversity that better matches residents’ needs, three four Housing Change Areas
have been identified for Hobsons Bay (see Table 7):





The Housing Change Areas have been applied in a balanced way across the
suburbs to ensure a diversity of housing stock can be achieved, whilst factoring in
any constraints and meeting Hobsons Bay’s housing needs.
The application of the Housing Change Areas are shown in the Housing
Framework Plan in Figure 27.
Table 7: Housing Change Areas and the New Residential Zones

Limited Minimal Change Area
Incremental Change Area
Moderate Change Area
Substantial Change Area

New Residential Zones
There is a suite of residential zones and planning tools available to help achieve
the preferred level of change required to meet housing needs. The three
residential zones (New Residential Zones) include:




Neighbourhood Residential Zone (NRZ)
General Residential Zone (GRZ)
Residential Growth Zone (RGZ)

The New Residential Zones were introduced by the Victorian Government to
provide more certainty to the community and developers about the type of
development that can be expected in an area. The proposed translation of the
housing change areas to the New Residential Zones are outlined in Table 7.
The New Residential Zones have different purposes and requirements which
impact on built form, this is identified further in Sections 2.4 to 2.6.
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Achieving housing diversity
The three four Housing Change Areas/New Residential Zones allow a mix of
different housing types to be achieved through a range of densities.
A range of housing options are required to cater for the needs of a diverse and
changing resident base in Hobsons Bay.
Housing diversity in our suburbs is important as it helps respond to the changing
needs of the community throughout different life stages and helps support
ageing in place. Housing diversity also impacts on housing affordability. An area
with a mix of housing types also provides a mix of housing at different price
points.
Housing diversity is changing in Hobsons Bay, particularly with the increase of
medium density development occurring across the suburbs. The increase in
density is also coupled with an increase in the number of bedrooms per dwelling.
Whilst there is an expectation and pressure on established neighbourhoods to
accommodate higher density infill development, there is also the need to protect
against the loss of family sized homes with good sized gardens, particularly in
suburbs which are forecast to experience a growth in family households.
Diversity is ensuring there is a good mix of all housing types.
Whilst Council can use the New Residential Zones to assist with delivering
housing diversity, there is currently no ability to specify diversity in terms of the
number of bedrooms.

Supporting ageing in place
Planning for a diversity of housing types in areas with good access to transport
(e.g. around train stations/bus services) and within walking distance to
shops/community services is important to support an ageing friendly community.

Housing which enables residents to age in place will support an ageing
population. This can be achieved through providing:





housing types which match the preferences of older people e.g. single
level living, smaller homes (for lower maintenance) with good access to
transport and community services
housing diversity which enables opportunities for older residents to
downsize within their community
housing which incorporates accessible/universal design (see Section 4.2)

Consultation on housing needs for the Housing Strategy identified that there is
an unmet demand for these housing types in Hobsons Bay.

Managing the impacts of housing change in our suburbs
All suburbs experience change over time. Changes in housing development can
be a contentious issue within communities with concern about the impact on
character within streetscapes and the pressure on existing services and facilities.
Council cannot prevent change from occurring but can guide the preferred level
of housing change and plan for an increasing number of residents.
Community concerns around the impact of new housing in their suburbs have
been considered and factored into the decision-making process when
determining where future housing can be accommodated.
The Hobsons Bay Neighbourhood Character Study along with the Schedules to
the New Residential Zones have an important role in protecting neighbourhood
character and in shaping the preferred built form outcomes for new residential
development across the suburbs.
Further guidance on managing residential built form is provided in Policy Four:
Housing design, functionality and sustainability.
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2.3 Housing Framework Plan
A Housing Framework Plan has been prepared which identifies the location for
future housing growth and the level of change that is appropriate (see Figure 27).
The Housing Framework Plan is one of the key outputs of the Housing Strategy as
it determines how housing growth and change will be managed in Hobsons Bay
over the next 20 years.
Directing housing growth to key activity centres and train stations is the
overarching principle guiding the application of the Housing Change Areas. The
preference for future housing is to concentrate new development in areas
closest to activity centres to make better use of existing community
infrastructure and services.
The Limited Minimal Change Areas have been applied to areas with the least
potential to accommodate housing growth or where growth is not encouraged,
whilst the Substantial Change Areas show where higher levels of housing growth
are supported.
The Incremental Change Areas are where housing growth occurs within the
context of existing or preferred neighbourhood character. There is capacity for
housing growth and more diverse types of housing, but new development should
respect existing valued neighbourhood character attributes. The Moderate
Change Areas strike a balance between allowing increased housing densities
whilst also respecting neighbourhood character.
There are some activity centres identified on the Housing Framework Plan as
being subject to the preparation of a structure plan or urban design framework,
which may further inform the application of the New Residential Zones in these
locations. These include:







Altona North (Millers Road)
Newport
Spotswood (being drafted)
Williamstown North/Williamstown
Harrington Square (Altona)

Potential capacity for new housing
Based on the Housing Framework Plan provided in Figure 27, the housing
capacity assessment conservatively estimates a total of 16,281 new dwelling
opportunities (37 years of supply based on estimated housing demand of 443
new dwellings per annum to 2036) in the municipality (refer Figure 26).
Figure 26: Estimated dwelling supply8

i

ii

Strategic Redevelopment
Areas & Sites
4,619 (28%)

Activity Centre
Catchments
5,196 (32%)

iii
Other Infill Development
6,466 (40%)

Future
Housing
Supply

iv
Commercial Areas
(Shop top housing in C1Z)
TBC

The housing capacity assessment conservatively estimates that:

8

Hobsons Bay Housing Strategy: Housing Framework Plan and Capacity Assessment (April
2019).
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over a quarter of the potential supply is from known large strategic
redevelopment areas and other key sites



15 of Hobsons Bay’s activity centres are expected to provide around one
third of the total new housing supply



other infill development (from areas outside of SRA and activity centres)
could potentially deliver around 6,466 new homes – estimates suggest
that there is still a lot of suburban infill development that can occur
within the LimitedMinimal, Incremental and Moderate Change Areas in
Hobsons Bay



there are further opportunities to increase dwelling supply within
activity centres in the Commercial 1 Zone in the form of shop top
housing (would need to be investigated as part of a more detailed study
e.g. a Structure Plan)

Recommendation
It is recommended that Council directs future housing growth and densities in
accordance with the preferred locations and housing change areas identified in
the Housing Framework Plan and in accordance with the Neighbourhood
Character Study guidelines.

2.3.1 How will the Housing Framework Plan be implemented?
The Housing Framework Plan will be used to apply the three New Residential
Zones in Hobsons Bay and will be included in the local planning scheme.
A more detailed overview of the recommended level of housing change for each
suburb is provided in Appendix B.
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HOUSING FRAMEWORK PLAN
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Figure 27: Hobsons Bay Housing Framework Plan
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2.4 Limited Minimal and Incremental Change
Areas
Limited Minimal Change Areas should be protected because of their special
heritage or environmental characteristics. This could include natural hazards or
due to their location within close proximity to industrial areas, and housing
growth may be limited. Incremental Change Areas is where housing growth
within these areas occurs within the context of existing or preferred
neighbourhood character. The existing neighbourhood character will evolve and
change over time with reference to the key identified neighbourhood attributes.
are recommended for areas where housing growth and densities should be limited. These may be in
locations where there is a strong heritage and/or neighbourhood character which needs protecting,
or where increased growth is not desirable because they are located away from services and facilities
or within close proximity to industrial uses.

How will the Limited Minimal and Incremental Change Area be applied?
The Neighbourhood Residential Zone (NRZ) will mostly be applied to the areas
identified for limited minimal and incremental change.
What type of housing can be expected in the Limited Minimal and Incremental
Change Area?
It is important to note that the Neighbourhood Residential Zone does not stop
new housing development, it does however restrict new development to low
scale housing with a maximum two storey (nine metre) height limit.

Table 8: Neighbourhood Residential Zone Requirements

Requirements
Maximum building
height/number of storeys
Can these heights/number of
storeys be varied in a
schedule to the zone?
Is there a requirement for a
minimum garden area?

Neighbourhood Residential Zone
(NRZ)
Yes. Mandatory 9 metres/2 storeys.
Yes. Councils can set a mandatory
height limit greater than 9 metres/2
storeys.
Yes – mandatory.

Table 9: Minimum Garden Area Requirements
The minimum garden area requirements were introduced to protect the open
garden character of our suburbs. It requires a certain amount of area on the site
to be set aside for outdoor open space.

The expected housing types are single and double storey houses/ townhouses
and units.
The areas recommended for limited change are shown in Figure 28.

58

MINIMAL AND INCREMENTAL LIMITED CHANGE
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Figure 28: Proposed Minimal and Incremental Change Areas

2.5

Table 10: General Residential Zone Requirements

Moderate Change Areas

Moderate Change Areas are recommended for areas where housing will evolve
up to three-storeys modest growth of additional housing types can be
accommodated whilst respecting neighbourhood character. These include
locations close to key activity centres and where there are opportunities for
increased residential development and housing diversity.
How will the Moderate Change Area be applied?
The General Residential Zone (GRZ) will mostly be applied to the areas identified
for moderate change.
What type of housing can be expected in the Moderate Change Area?
A mixture of single dwellings, medium density housing (such as dual occupancies,
villa units and townhouses) and high density developments (e.g. three storey
apartments) are expected in this change area. Development will be limited to a
maximum of three storeys (11 metres).
The areas recommended for moderate change are shown in Figure 29.

Requirements
Maximum building
height/number of storeys
Can these heights/number of
storeys be varied in a
schedule to the zone?
Is there a requirement for a
minimum garden area?

General Residential Zone
(GRZ)
Yes. Mandatory 11 metres/3 storeys.
Yes. Councils can set a mandatory
height limit greater than 11 metres/3
storeys.
Yes – mandatory unless specified in a
schedule to the zone.

Table 11: Minimum Garden Area Requirements
The minimum garden area requirements were introduced to protect the open
garden character of our suburbs. It requires a certain amount of area on the site
to be set aside for outdoor open space.
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MODERATE CHANGE AREAS
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Figure 29: Proposed Moderate Change Areas
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2.6

Substantial Change Areas

Substantial Change Areas are recommended for areas where future housing
growth and increased densities would be encouraged, such as Strategic
Redevelopment Areas and areas with access to a train station and activity centre.
How will the Substantial Change Area be applied?
The Residential Growth Zone (RGZ) will mostly be applied to the areas identified
for substantial change.
What type of housing can be expected in the Substantial Change Area?
A mixture of townhouses and apartments with underground car parking are
expected in this change area.
While there is a discretionary 13.5 metre (four storey) height limit, apartment
developments can be higher than this and would need to be assessed on a site
by site basis.
The areas recommended for substantial change are shown in Figure 30.

Table 12: Residential Growth Zone Requirements

Requirements
Maximum building
height/number of storeys
Can these heights/number of
storeys be varied in a
schedule to the zone?
Is there a requirement for a
minimum garden area?

Residential Growth Zone
(RGZ)
No. Discretionary 13.5 metres (four
storeys).
Yes. Councils can set a mandatory
height limit that is at least 13.5
metres.
No.

Other areas of substantial housing change
There are a number of large sites in Hobsons Bay that are, or are considered
likely to be, accommodating housing growth and increased densities. These
include:






Strategic Redevelopment Area – expected to be rezoned from industry
to a use which enables residential development (South Kingsville)
Mixed Use Zones (Spotswood, Williamstown and Altona)
Comprehensive Development Zone (Williamstown North, Altona North
Strategic Site)
Public Use Zones with proposed residential uses (Spotswood and
Laverton)
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SUBSTANTIAL CHANGE AREAS



Figure 29: Proposed Substantial Change Areas
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Figure 30: Proposed Substantial Change Areas (Residential Growth Zone)
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Table 13: Recommended Actions – Policy Two: Housing Location and Housing Type
POLICY TWO: HOUSING LOCATION AND HOUSING TYPE
OBJECTIVE: To direct housing growth to identified
Strategic Redevelopment Areas and activity centre
catchments supported by public transport and
community services, and ensure a diverse range of
houses at appropriate locations and densities are
provided across the municipality, to meet the needs of
current and future residents in Hobsons Bay
throughout their life stages.
Recommended Actions:

OVERVIEW: Residential infill development in Hobsons Bay has been predominantly occurring outside of
activity centre catchments. This trend does not support urban consolidation policies and there is a need
to direct housing growth to better locations. There is also a lack of housing diversity across a number of
suburbs which limits housing choice for residents, particularly for residents that wish to age in place in
the community.

2.1 & 2.2: Preferred locations for future housing and type of housing change


update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding housing location, density and diversity



implement the Housing Framework Plan into the Hobsons Bay Planning Scheme to apply the New Residential Zones and to guide and manage housing change across
the municipality through a planning scheme amendment



request Strategic Redevelopment Areas/strategic redevelopment sites provide a diversity of housing types, sizes (mix of bedrooms) and tenure in line with demand



finalise the Structure Plans for the Newport and Spotswood Activity Centres and undertake Structure Plans/Urban Design Frameworks in accordance with the Activity
Centre Strategy (2019), to inform the location of appropriate housing change in these centres



investigate opportunities to advocate to the State government regarding enabling councils to specify the mix of housing including the number of bedrooms in an
area, to ensure that new housing is meeting demand
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POLICY THREE: HOUSING AFFORDABILITY AND AFFORDABLE HOUSING
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POLICY THREE: HOUSING AFFORDABILITY AND AFFORDABLE HOUSING
Housing affordability is a key determinant in the role and function of housing in
the community. Housing affordability not only impacts on households but also
has major implications on the wider economy and social cohesion within
communities.
POLICY AREAS:
3.1
Housing affordability
3.2

Affordable housing

3.3

Homelessness

3.4

Empty homes

Hobsons Bay, like many areas around Melbourne, has experienced an increase in
housing prices and rents in recent years. The decline in housing affordability has
placed increased pressure on the need for more affordable housing and
affordable living.
Hobsons Bay is reasonably desirable given its proximity to the CBD, access to
freeways, open space and the coast. Hobsons Bay has been a relatively
affordable location for housing although this has changed over the years,
particularly with the gentrification of the eastern and central parts of the
municipality. Household incomes have struggled to keep up with this increase in
market house prices and private rentals, thus decreasing housing affordability in
Hobsons Bay.
While the rising cost of houses has shown signs of abating in the broader
metropolitan Melbourne market, house prices are not affected equally across
the metropolitan area. With the forecasted increase in population over the next
20 years it remains important to be attentive to levels of housing stress and

increasing demand for affordable housing, which may be influenced by other
economic factors such as low wage growth and tighter lending conditions.

KEY CHALLENGES:


declining housing affordability for purchasing and renting



the cost of living is increasing which impacts on housing stress



increasing the supply of affordable housing in the absence of
mandatory requirements in State policy



reducing the levels of homelessness through increasing the supply of
affordable housing



reducing the number of long-term empty homes

Many residents in the municipality are experiencing issues with housing
affordability and potential opportunities and actions are required to help
improve housing affordability and to match housing to residents’ needs.

Difference between housing affordability and affordable housing
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Housing affordability refers to the relationship between expenditure on housing
(prices, mortgage payments or rents) and household incomes, whereas
affordable housing refers to housing which is affordable to particular income
groups (e.g. low and moderate incomes). Hobsons Bay Affordable Housing
definitions are explained in Figure 31.

3.1



Rental stress

Housing affordability




Housing affordability is important as it impacts on households, the economy
(national, regional and local), social equity and social cohesion within
communities.



The key housing affordability issues in Hobsons Bay include9:






residents/households in housing stress and declining rental affordability
residents/households that are vulnerable in the housing market
economic implications and impacts on key workers
rates of homelessness and issues with rooming houses
high proportion of empty homes in the municipality

Residents in housing stress
Around 9.4 per cent (3,221) of households in Hobsons Bay were experiencing
housing stress (in 2016), with more than 23.9 per cent of renting households in
housing stress and 8.4 per cent in mortgage stress10.

9

The Background Report identified the vulnerable groups/households that are
considered more ‘at risk’ to housing affordability in Hobsons Bay, including:




mortgage stress in Hobsons Bay was most common amongst couples with
children and single parent households

As identified in the Housing Strategy Background Report (Volume One), Section 7.4.6.

rental stress in Hobsons Bay was most common amongst lone person and
single parent households
the lone person households in rental stress were mostly those aged over
45 years – this is of some concern as the effects of rental stress will be
harder felt if these households age and move onto the aged pension
the highest level was in Laverton where around 28 per cent of rental
households were in stress – while Laverton is often seen to be the most
affordable suburb in the municipality, it attracts a high proportion of low
income households

Housing affordability affects everybody who needs to rent or purchase a home
but there are groups/household types more impacted by affordability than
others.

Mortgage stress


the highest level was in Altona North and Brooklyn, where around 17 per
cent of households with a mortgage were in stress (these areas had high
proportions of low income households)



low income households
people with a disability
older people (aged 60 years and above who do not fully own their own
home)
single parent families (particularly women escaping Family Violence)

This reflects ABS 2016 Census data, noting the Housing Strategy Background Report
(Volume One) was completed in 2016, using 2011 data
10
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Generally, high rent and high mortgage households are located in the eastern
part of Hobsons Bay. Most of the dwellings which are affordable are confined to
the western suburbs of Altona Meadows and Laverton.
A key issue in Hobsons Bay is the decline in rental affordability. There are around
2,309 low income households in the rental stress (2016), paying near median
rents who will be struggling to afford to stay in Hobsons Bay. A significant
component of low income renters were single parent families11.

Economic implications
Housing affordability also impacts on the local economy, particularly on
employment. If employees are unable to afford to live close to work then there
are a number of impacts including:



Affordable living
There is a link between housing affordability and affordable living. Households
experiencing housing stress usually need to make compromises on areas of
expenditure in order to meet housing costs. Severe housing stress leads to a
constant juggle of household expenditure in order to meet mortgage/rent
payments. Failure to make these housing payments can lead to homelessness.
If the cost of living is reduced so that a household has less expenditure on
transport and utility costs such as gas and electricity, then this can assist with the
capacity to meet housing costs .
The broader planning and built form considerations that have a role in affordable
living include:



reducing the cost of living by increasing housing supply near services, jobs
and public transport12
improving the environmental performance of buildings through
incorporating ESD into new homes



local industries facing additional costs and impacts on competitiveness
(e.g. job retention, recruitment costs, etc.)
workers facing additional costs in the form of transport or housing,
resulting in a fall of disposable income
workers may change their place of work to be closer to home, further
reducing the labour force pool available

Hobsons Bay plays an important regional role, providing a range of job
opportunities for the wider western subregion. This issue is most pressing for
Hobsons Bay strategic industries which are expected to drive employment
growth, these include:





transport, postal and warehousing
construction
health care and assistance
manufacturing

The ability to attract skills and labour in these industries will be a key
requirement for the Hobsons Bay economy. Housing affordability is one
consideration to attract and retain skills.

11

This reflects ABS 2016 Census data, noting the Housing Strategy Background Report
(Volume One) was completed in 2016, using 2011 data
12 Direction 5.1, Plan Melbourne (2017).
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In 2016 29.6 per cent of Hobsons Bay City’s workforce were local residents. This
means 70.4 per cent of the Hobson’s Bay workforce live outside of Hobsons
Bay.
In terms of the strategic industries, Health Care and Social Assistance and Safety
has a relatively high share of workers who live in Hobsons Bay. This highlights the
preference of workers to live locally, meaning that they will be more impacted by
changes to house prices and rents in Hobsons Bay.
Transport, Postal and Warehousing however has a very low self-sufficiency (the
proportion of workers who live and work in the municipality) meaning that the
Transport sector in Hobsons Bay relies on labour from other areas of Melbourne.

Opportunity

Description

Increase housing diversity
(housing types) across the
municipality

Increasing housing diversity across the municipality
in terms of housing types and the number of
bedrooms is important as it encourages the supply
of housing at different price points, this allows
opportunities for first home buyers and low-middle
income households to access private market
housing.

Encourage infill
development in well
located areas

New housing which is well located to public
transport facilities and existing services and
community infrastructure promotes active transport
and reduces the expenditure associated with owning
a car.

Encourage
environmentally
sustainable design within
new dwellings
Increasing the supply of
houses through reducing
the number of empty
homes

Housing which incorporates environmentally
sustainable design reduces household expenditure
on utility bills, promoting affordable living.

Key workers
Another key consideration in regards to the local workforce and housing is the
impact on key workers. Key workers can be defined as employees providing an
essential service (e.g. teachers, police, nurses). As key workers find themselves
unable to buy housing, further demand is placed on providing private rental and
this demand translates to higher rents.

Opportunities to address housing affordability
At the State level, there is assistance for first home buyers to enter the property
market with the First Home Owners Grant13.
At the local government level, there is little opportunity to directly influence
private market housing (private purchases and rentals). The opportunities that
have been identified in this strategy are outlined in Table 14.
Table 14: Opportunities to address housing affordability for market (private)
housing

Empty homes are a wasted resource and can
negatively impact on housing affordability as they
fuel an ‘under supply’ of housing. It is estimated that
around nine per cent (3,417 homes) in Hobsons Bay
are empty or underutilised. Whilst the Victorian
Government recently introduced a Vacant
Residential Land Tax, it is not known at this stage
how effective this mechanism will be. There is an
opportunity for Council to advocate to the Victorian
Government for increased monitoring of the extent
of empty homes and how it is being tackled.

Market Housing

13

In 2018 the FHOG was $10,000 in metropolitan areas for homes valued up to $750,000.

72

Advocate for mechanisms
to reduce private market
rents

The National Rental Affordability Scheme (NRAS)
was a mechanism introduced by the Federal and
State governments to address the shortage of
affordable private rental housing to allow low and
moderate income households to rent at a rate at
least 20 per cent below the market value rent. The
scheme played an important role in preventing
homelessness by providing secure housing to many
people at risk. The scheme was abolished in 2014.
Council should advocate to the Federal government
to reintroduce a similar tool to reduce market rents
for those at risk to prevent homelessness and take
the pressure off the demand for social housing.

Recommendation
It is recommended that Council implement the opportunities identified in Table
14 to assist housing affordability in Hobsons Bay.

3.2

Affordable housing

There was previously no single definition of affordable housing prior to the
introduction of the new definition into the Act. In the absence of an agreed
definition, Hobsons Bay adopted its own in the Affordable Housing Policy
Statement (2016), as provided in Figure 31. This policy statement calls for 10 per
cent affordable housing within Strategic Redevelopment Sites and encourages
affordable housing in activity centres and established suburbs.
Affordable housing consistent with this definition refers to both market (private)
housing and non-market (social) housing. Council’s Affordable Housing Policy
Statement is primarily concerned with increasing the provision of social (nonmarket) housing in the municipality given the limited legislation within Victoria to
support market affordable housing.

Social housing in Hobsons Bay
There are around 1,250 social housing dwellings in Hobsons Bay with the highest
proportions of households in social housing occurring in Williamstown , Altona
North and Williamstown North. Social housing properties are dispersed across
the rest of the suburbs.

A definition of affordable housing was introduced into the Planning and
Environment Act 1987 on the 1 June 2018 as follows:

In 2011, 991 households in Hobsons Bay were living in social housing, accounting
for around 2.9 per cent of total households, this is the same as the Greater
Melbourne average. Victoria has a massive undersupply of affordable housing
dwellings with over 30,000 of people on the housing waitlist.

‘…affordable housing is housing, including social housing, that is appropriate for
the housing needs of any of the following-

Opportunities to increase affordable housing

(a) very low income households;
(b) low income households;
(c) moderate income households.’
The thresholds for the income ranges are specified by a Governor in Council
Order.

There are no mandatory mechanisms within the planning framework in Victoria
(pursuant to the Planning and Environment Act 1987) to directly increase the
supply of affordable housing stock. There are a number of policies within the SPP
that relate to the provision of affordable housing, namely in Clause 16 (Housing)
and Clause 11 (Settlement).
Whilst these State policies set the intention for planning to address affordable
housing, the Victorian Planning Provisions do not explicitly provide for the use of
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specific planning mechanisms to protect existing supplies of affordable housing,
or require contributions to or inclusion of affordable housing or social housing
stock. Council has been successful in negotiating the provision of affordable
housing in Strategic Redevelopment Areas, notably the Precinct 15, Altona North
Strategic Site, Precinct 13 (former Hobsons Bay Caravan Park) and Precinct 16
(the former Caltex site).

It is recommended that Council continue to advocate to the Victorian
government for Inclusionary Zoning to increase affordable housing supply rather
than relying on voluntary agreements.

There are however opportunities emerging for local government to explore to
increase the provision of non-market housing (social housing). The new
amendments to the Act to facilitate the provision of affordable housing as part of
new development applications (based on voluntary agreements), have been
introduced to formalise the voluntary agreement arrangements that a number of
councils have been using (with varying success) to secure new affordable
housing. Hobsons Bay has achieved this within a number of development sites
across the municipality.
Council is a strong advocate of affordable housing and has been successful in
securing a number of affordable housing outcomes within developments.
As per Council’s Affordable Housing Policy Statement, Council is also
investigating the development of an Affordable Housing Trust to further support
the implementation and perpetuity of affordable housing within Hobsons Bay, as
well as looking at innovating opportunities for increasing affordable housing on
Council-owned land.

Recommendation
In the absence of Statewide Inclusionary Zoning to support the implementation
of affordable housing, Council has adopted an updated Affordable Housing Policy
Statement (2016) and is committed to its implementation. It is recommended
that Council continue to review the opportunities available at the local level to
increase the supply of social housing in the municipality and review the
affordable housing policy statement as required.
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Figure 303031: Hobsons Bay Affordable Housing definition
Affordable housing definition (Hobsons Bay Affordable Housing Policy
Statement):

Homelessness

Private home ownership where the purchasers mortgage costs do not
exceed 30 per cent of the gross income of the occupant.

It is inherently difficult to accurately determine the number of people
experiencing homelessness. The 2016 census identified an estimated total of
3,987 people experiencing homelessness in Melbourne’s Wester Region14. This
constitutes 16 per cent of Victoria’s homeless population. Around eight per cent
of those experiencing homelessness in Melbourne’s West were in Hobsons Bay
(in 2016.

Rental housing that is owned and managed by private individuals or
corporations and where rent does not exceed 30 per cent of the gross
income of the household.

Homelessness is an issue which needs to be addressed at the broader level with
proactive measures that prevent homelessness in the first place.

Market and non-market affordable housing that is occupied by households in the
lower 40 per cent of the income distribution scale including key workers.
Affordable market housing (private housing)

Non-market housing (social housing)
Rental housing that is owned and managed by the Director of Housing.
Rental housing that is owned and managed by a not for profit housing
organisation.
Affordable market and non-market housing provide
housing choices, which are of appropriate size, liveable, accessible and
incorporating the principles of universal design, secure in tenure and
located in good proximity to employment services and critical
infrastructure such as transport
are
managed under tenant selection and rent setting policies that ensure
occupants do not pay more than 30 per cent of their income on rent

Recommendation
Council should address homelessness as part of the affordable housing agenda
including exploring the actions and opportunities in the Affordable Housing
Policy Statement to increase the supply of social housing.

Rooming Houses
Rooming houses are classed as a form of homelessness due to their insecure
tenure15. Council has a regulatory role in the operation of rooming houses. It is a
legal requirement (under the provision of the Public Health and Wellbeing Act
2008) that operators of rooming houses need to register the rooming house with
the local council and they must meet various building regulations and health and
safety regulations (such as overcrowding, cleanliness and hygiene).
There are 11 registered rooming houses within Hobsons Bay (2016).

and are
delivered and managed by not for profit organisations in a manner
intended to implement the aims of Council’s Municipal Public Health and
Wellbeing Plan as amended from time to time.

14

3.3

Based on Plan Melbourne Metropolitan Melbourne regions

Whilst rooming houses have traditionally accommodated disadvantaged and
vulnerable people, there is evidence that this profile is changing with other
sections of the community such as international and domestic students,
15

Based on ABS classifications of homelessness.
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travellers, low-income earners and some type of key workers16, turning to
rooming houses as a cheaper accommodation option as private rental costs rise.
Tenancy mix can be an issue in rooming houses as they house some of society’s
most excluded and vulnerable individuals, often on a legally insecure or ‘nontenured’ basis. There is often a high turnover of tenants and some
neighbourhood disturbance and complaints to local councils17. Councils have a
responsibility to carry out inspections of any properties to make sure they are
safe, properly registered and meeting the minimum standards18.
Whilst the current number of registered rooming houses in the municipality is
relatively low in Hobsons Bay, there has been a rather high proportion of
prosecutions which have been a burden to Council’s resources. There has also
been a number of unsuccessful prosecutions primarily due to the existing legal
framework which makes it difficult to get powers of entry to the property to
collect the necessary evidence.

Recommendation
It is recommended that the number of rooming houses in the municipality are
monitored as well as any enforcement incidents. Council should explore the
opportunities to advocate for changes to legislation on rooming houses which
could alleviate some of the identified issues.

AHURI, Victoria Discussion Paper Rooming house futures: governing for growth,
transparency and fairness (Feb 2015).
17 ibid
16

3.4

Empty Homes

Empty homes is an issue which can impact on affordable housing. Hobsons Bay
has around 1,000 homes (almost three per cent) that are empty and a further
2,390 homes that were underutilised in 201319.
There are many disadvantages to empty homes, not only do they create more
housing demand, fuel the ‘under supply’ of housing and impact on affordability
but they also impact on an area. Homes left vacant for a long period of time can
become unsightly if not maintained and attract crime/vandalism which impacts
on the neighbourhood.
The Victorian Government introduced a Vacant Residential Land Tax20 which
came into effect on 1 January 2018. The Vacant Residential Land Tax is a tax on
residential properties in Melbourne's inner and middle suburbs (including
Hobsons Bay) which are unoccupied for more than six months a year.
Whilst the introduction of the tax marks a step in the right direction to help
alleviate the issue of empty homes, it is unknown how effective the tax will be as
there are a number of exemptions and employs a self-reporting model (so
owners of vacant residential property will be required to notify the State
Revenue Office of any vacant properties that they own).

The Minimum Standards were introduced under the Residential Tenancies Act 1997.
As identified in Background Report (Volume One).
20 Also referred to as the Vacant Residential Land Tax.
18
19
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Recommendation
There is an opportunity to address the empty homes issue as part of the housing
affordability agenda, in particular to monitor the rates of empty homes in
Hobsons Bay and the effectiveness of the new Vacant Residential Land Tax.

Table 15: Recommended Actions – Policy Three: Housing affordability & affordable housing
POLICY THREE: HOUSING AFFORDABILITY & AFFORDABLE HOUSING
OBJECTIVE: To improve housing affordability in
Hobsons Bay and increase the supply of affordable
housing in the municipality.

OVERVIEW: Housing affordability has been declining in Hobsons Bay and over nine per cent of
households are in housing stress, particularly for households in the private rental market. Despite the
recent slowing of the broader housing market in metropolitan Melbourne, it remains important to be
attentive to levels of housing stress and increasing demand for affordable housing, including social housing.

Recommended Actions:
3.1: Housing affordability - Market (private) housing


update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding housing affordability (where appropriate)



support the increase in housing diversity (housing types) across the municipality to encourage the supply of housing at different price points



monitor housing affordability to understand the levels of housing stress (for both renters and purchasers) in the municipality



assist in reducing the levels of housing stress through reducing the cost of living for households by directing housing growth to areas with access to good public
transport and community facilities in order to reduce car dependency



assist in reducing the levels of housing stress through reducing the cost of living for households through incorporating ESD measures into new dwellings to
reduce ongoing utility costs



advocate to the Federal and Victorian government for the introduction of schemes and/or taxation tools to reduce market rents for households at the risk of
homelessness and take the pressure off the demand for social housing

Rooming Houses
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monitor the number of rooming houses and any enforcement incidents in the municipality and explore opportunities to advocate for changes to legislation
which could alleviate some of the identified issues

3.2: Affordable housing – Non market (social) housing


update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding affordable housing (where appropriate)



review the Hobsons Bay Affordable Housing Policy Statement (2016) when required to adapt to best practice and legislatives changes



include the Hobsons Bay Affordable Housing Policy Statement as a Background Document in the Hobsons Bay Planning Scheme



support the implementation of affordable housing in the municipality through exploring the actions as recommended in the Affordable Housing Policy Statement
(2016) including actions relating to: land use planning, service provision, establishing a Housing Trust, advocacy and leadership and partnering to maintain existing
public housing stock

3.3: Homelessness


reduce levels of homelessness through implementation of the Hobsons Bay Affordable Housing Policy Statement to increase the supply of affordable housing

3.4: Empty Homes


monitor the rates of empty homes to gauge the effectiveness of the new Vacant Residential Land Tax and advocate to the Victorian government for further
mechanisms to tackle this issue if required
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POLICY FOUR: HOUSING DESIGN, FUNCTIONALITY AND SUSTAINABILITY
Housing design, functionality and sustainability considers the built form aspects
of housing. Built form considerations are an important part of the Housing
Strategy as they impact on neighbourhood character, residential amenity,
functionality, liveability and environmental sustainability associated with
residential land uses.
POLICY AREAS:
4.1

Housing design, heritage and neighbourhood character

4.2

Housing design and functionality

4.3

Housing and sustainability

Consideration of both the external and internal areas of housing design is
important. Three key areas of housing design have been identified in the Housing
Strategy which new housing should consider, these include:
1) Housing design, heritage and neighbourhood character

KEY CHALLENGES:


respecting existing heritage areas and preserving neighbourhood
character whilst also planning for increased housing growth



having clear planning controls that shape and protect neighbourhood
character



achieving good design outcomes for high density residential
development



managing internal amenity in residential development, particularly
for medium and high density housing



managing amenity issues associated with non-residential uses in
residential areas



designing homes which can meet the changing needs of occupants
over their lifetimes



reducing the environmental impacts associated with residential
development and uses including reducing greenhouse gas emissions
and enhancing community resilience



promoting more sustainable living and affordable living through
reducing household utility costs and car ownership

2) Housing design and functionality
3) Housing and sustainability
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4.1

Housing design, heritage and neighbourhood
character

Hobsons Bay is a diverse municipality with housing stock representing all eras.
The eastern side of the municipality has older housing stock than the western
side.
The community values the character of their neighbourhoods and there is some
concern regarding inappropriate development impacting on existing character,
particularly in the eastern parts of the municipality where there are higher
development pressures and significant heritage areas.
One of the key challenges of the Housing Strategy is to respect existing heritage
areas and preserve neighbourhood character whilst also planning for housing to
accommodate an increasing population.

What is neighbourhood character?
Neighbourhood character is about the look and feel of the streets in a
neighbourhood. Many features contribute to neighbourhood character including
building height and form, vegetation and materials.
With the expectation for established neighbourhoods to accommodate more
medium and higher density infill development, it is imperative that new housing
is designed to a high quality and appropriately responds to neighbourhood
character.
The key housing design elements are in relation to the external built form include
building setbacks, building height, front fence height and private open space.

From Neighbourhood Character Community Consultation on the Issues and
Opportunities Report (August 2014).

Neighbourhood character and amenity are often the major factors in
determining whether a permit should be granted, and they are often the main
points of contention in the community.

Key design issues
The Background Report identified the following key design issues for new
housing in Hobsons Bay21:





domination of frontages by garages, hard surfaces and driveways
intrusions into the ‘backyard zone’
inadequate space for canopy trees and unsympathetic landscaping
unenforceable provisions on side setbacks

Other design issues adversely impacting on neighbourhood character in Hobsons
Bay include:




use of colour and materials
the way pitched roofs and semi-basement car parking are
accommodated
interfaces with parks and laneways

This strategy considers the outcomes of the revised Neighbourhood Character
Study (2019) which identifies 28 precincts and six neighbourhood character
types.
New residential development must meet the Neighbourhood Character Precinct
Guidelines and the proposed schedules to the New Residential Zones.
The Neighbourhood Character Precinct Guidelines and proposed schedules play
an important role in shaping the residential built form and give better guidance

21
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to the community and developers as to the expected design response of new
housing in an area.
It is anticipated that Hobsons Bay will experience the addition of more high
density development (i.e. three or more storey apartments) over the next 20
years. Achieving quality design outcomes for these development types is highly
important due to the visual prominence on existing streetscapes.

Recommendation
To address housing design and character issues through the use of the New
Residential Zone schedules and Neighbourhood Character Precinct Guidelines (as
recommended by the Neighbourhood Character Study 2019) and the Better
Apartment Design Standards (for higher density dwellings).
The preparation of future structure plans and urban design frameworks should
also provide further guidance for high density built form.

4.2

Housing design and functionality

Housing design and functionality is an important aspect of housing. Homes
should not be built as a short term provision but with consideration of occupants
needs within the community.
Homes that are well-designed provide good internal and external amenity and
are versatile to meet the changing needs of occupants over their lifetimes
(‘lifetime homes’) and contribute to health and wellbeing.
Another key area of housing design which needs to be considered based on the
fact that Hobsons Bay has an ageing population, is older persons housing (e.g.
aged care facilities).

The key issues regarding housing design and functionality in Hobsons Bay
include:





residential amenity
waste management and resource recovery
lifetime homes (accessible for all, adaptable and universal design)
older persons housing

Residential amenity
There is no formal definition of ‘residential amenity’ but in basic terms, it is
about the pleasantness of a place or area.
The current planning controls in place to manage amenity impacts are contained
in Clause 54.04 (one dwelling), Clause 55.04 (two or more dwellings) and Clause
58.04 (apartment developments) are primarily concerned with addressing access
to daylight, restricting overshadowing and protecting overlooking/privacy to the
private open space areas and habitable room windows.
Residential amenity however also includes other factors such as the internal
layout of a dwelling and the size of the rooms, as well as environmental
conditions such as noise and odour/air quality. These matters go beyond the
remit of ResCode.
The increase in medium and high density infill development is impacting on
residential amenity as some developments are pushing the boundary to
accommodate the maximum number of dwellings on a lot.
The internal amenity of a residential dwelling is often compromised when lot
yield, size or site constraints apply, impacting on outlook, access to daylight,
privacy, noise and room sizes. This is an issue with apartments (particularly high
rise) leading to the development of apartments which provide poor residential
amenity for the occupants.
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This issue has been acknowledged by the Victorian Government with the release
of the Better Apartments Design Standards22 with new guidelines around internal
design, amenity and functionality to address these issues.
Internal amenity issues however are not just related to apartment developments,
other housing types can also be subject to poor internal amenity and there is
currently no planning controls to guide this.

Reverse living
Within Hobsons Bay, there has been an increase in the number of applications
for new housing with ‘reverse living’ arrangements (where the kitchen and living
areas are located on the upper floor(s) and the bedrooms are on the ground
floor).
These types of developments are adopting ‘balcony open space’ which under the
planning scheme is a lower area requirement and generally an indication that the
developer is pushing the limit resulting in an overdevelopment of the site. The
introduction of the minimum Garden Area requirements in the Neighbourhood
and General Residential Zones should help alleviate this issue.
Whilst reverse living arrangements can be acceptable in some instances for
example where there is a view, or an opportunity for greater surveillance
adjacent to open space and parkland, these types of dwellings do not support
accessible homes/universal design requirements or allow ageing place and
should be discouraged.

Internal layout
The internal layout and size of rooms should provide sufficient space, storage
and amenity for the housing type and size and for the intended occupant. For
example, a new house which is proposed to have three bedrooms and be
targeted towards families should have appropriately sized living areas and
22

Better Apartments Design Standards (December 2016).

private open space and storage areas to provide amenity and functionality for
the reasonable requirements of a family.
In some instances, households which lack appropriate storage space (either in
the home or through a garden shed) use the garage space for storage, forfeiting
a place to park the car. The result of this is that more cars end up parked on the
street which were not originally accounted for when the dwelling was planned
and constructed.
Minimum internal room dimensions for bedrooms and living areas in apartments
have been introduced through the Better Apartment Guidelines Design
Standards, but there are no equivalent standards or guidelines for other dwelling
types. The Building Regulations 2018 (which adopts the National Construction
Code) contains minimum standards for the design and construction of buildings
including requirements for ceiling heights for habitable and non-habitable rooms,
natural light, ventilation and some sound insulation but not for room sizes.
As demand for housing continues to increase within established suburbs like
Hobsons Bay and land values increase, there is likely to be more applications for
dwellings with reduced internal spaces. This could compromise the amenity and
functionality of dwellings.

Recommendation
It is recommended that council explore opportunities (which may include an
advocacy role to the Victorian Government) to introduce guidelines/internal
space standards into the planning system to better manage internal amenity for
key parts of new homes (excluding apartments), notably bedrooms, storage and
floor to ceiling heights23.

Non-residential uses in residential areas

23

Similar to the Space Standards used in the UK planning system.

83

Within residential areas, there are a range of non-residential uses that do not
require a planning permit that can be accommodated, which provide services to
the local community (e.g. medical facilities, place of worship).

The location of street furniture and trees, on street parking, power and light
poles and overhead wires may also affect waste and resource recovery
collections.

In some areas of the municipality, the encroachment of non-residential uses in
residential areas has raised some amenity issues, for example, traffic and parking
issues and noise on neighbouring properties. In addition, the issues can also
impact on neighbourhood character.

Assessments of waste and resource recovery provisions in a development are
most often provided prior to a planning permit being issued. This includes an
assessment of a Waste Management Plan for the development proposal.

There are opportunities to address potential adverse amenity impacts (for
example, through the preparation of a local planning policy), however this would
only be useful where a permit is triggered for the use.

Recommendation
It is recommended that Council continue to monitor the impacts of the
encroachment of non-residential uses in residential areas and investigate options
to manage such impacts if required.

Waste management and resource recovery
An important area of housing design and residential amenity which is often given
little consideration is how waste management and recycling services (resource
recovery) are incorporated into new housing design and development,
particularly for apartments and mixed use developments.
The issues with the provision of waste management and resource recovery
services in higher density developments include the appropriate number of bins
and collections, on-site bin storage space, kerbside bin presentation space and
access to roads and buildings by collectors. Access to and knowledge of the
waste systems by occupants is also a significant issue.

In Hobsons Bay, there has been an increase in the number of planning
applications requiring a review of waste and resource recovery provisions for
proposed residential developments, particularly for higher density housing.
Along with the increasing growth in the number of planning applications, there is
an increasing number of developments that Council is unable to service because
access arrangements, bin sizes and collection frequencies that are suitable for
higher density development are often not compatible with Council collection
services.. In these instances private waste and resource recovery operators are
required to service the developments.
There is potential that the increasing number of high density developments and
the number of private waste and resource recovery operators may have a
detrimental effect on particular neighbourhoods due to an increase in truck
movements, noise from the use and collection of bins, and bins in public
thoroughfares and streets. The extent of this impact is unknown and currently
being managed through reviews of Waste Management Plans for proposed
developments.
Existing policy and guidance
The following provides an overview of state planning policy and guidance
material and local planning processes that address waste management in
housing:


24

Better Apartments Design Standards (December 2016) was implemented in April 2017.

the Victorian Governments’ Better Apartments Design Standards24
require councils to consider Waste Management Plans when assessing
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planning approvals for higher density developments of four storeys and
above (Clause 55.07-11 and Clause 58.06-3). There are no formal
requirements for developers to prepare a Waste Management Plan for
higher density developments below four storeys (unless there is an
application requirement in local policy)


the Apartment Design Guidelines for Victoria (Design Guidelines)25
support the Better Apartments Design Standards. In addition, Clauses
11.03-2 (Activity Centre Planning) and 15.01-2 (Urban Design Principles)
of the State Planning Policy Framework (SPPF) require planning to
consider the Apartment Design Guidelines for Victoria



the Metropolitan Waste and Resource Recovery Group (MWRRG)
established a toolkit26 to assist councils to adopt and implement waste
management planning considerations for residential developments that
are three storeys and below, into their planning approvals process



Internal review processes

Sustainability Victoria’s Better Practice Guide for Waste Management
and Recycling in Multi-unit Developments (Better Practice Guide)27
assists those involved in designing, planning, developing, building and
managing all types of developments to incorporate better practice
waste management and recycling into all stages of a development’s life.
It also includes design options for residential developments that are up
to four storey
o

the Better Apartments Design Standards requires waste and
recycling management facilities to be designed to be consistent
with Sustainability Victoria’s Better Practice Guide. The
MWRRG toolkit and Better Practice Guide are very similar in

Better Apartments Design Guidelines (August 2017). Section 2 (Building and
Performance) provides guidance on waste and recycling.
26 Improving resource recovery in multiunit developments toolkit (September 2017).
25

terms of the guidance material, checklists and Waste
Management Plan templates.



Council reviews waste management proposals for developments,
particularly for higher density housing and mixed use developments.
Currently developers are required to provide a Waste Management Plan
for developments of 10 dwellings and above. This trigger aims to
address servicing issues associated with a large number of bins placed
out on a kerb at any one time and that there are appropriate internal
storage facilities for these number of bins. Standard conditions of
permit provide guidance on elements of a Waste Management Plan that
an applicant must consider



Clause 22.13 of the Hobsons Bay Planning Scheme - Environmentally
Sustainable Development, sets out a number of policy objectives under
key sustainability categories, including waste management. This local
policy applies to new residential or mixed use development with two or
more dwellings and requires a Sustainable Design Assessment (SDA) or
Sustainability Management Plan (SMP) and that the policy objectives
should be met. . Applicants can use the Built Environment Sustainability
Scorecard (BESS) tool to assess development applications at the
planning permit stage. Waste is identified as one of the nine
environmental categories BESS assesses and provides actions regarding
building re-use, food and garden waste and convenience of recycling.
Generally an SDA/SMP will refer to basic waste and recycling provisions
of the building and its operations with less detail that a Waste
Management Plan will provide. A SDA/SMP will often refer to further
details provided in a Waste Management Plan if one is required.

https://engage.vic.gov.au/better-practice-guide-waste-management-multi-unitdevelopments
27
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There is some existing state policy relevant to planning for waste and resource
recovery in high density housing. However, a key issue is that there are a number
of planning tools available to guide waste management in housing and
potentially unclear local triggers and processes. This may cause confusion with
applicants and Council’s statutory planning team.
Therefore it is recommended that the Sustainability Victoria’s Better Practice
Guide and/or the MWRRG toolkit including guidelines and templates are
integrated into Hobsons Bay’s planning processes.
There is also an opportunity for Council to explore extending its waste and
recycling collection services to cater for high density and mixed use
developments with smaller trucks, onsite collections and varied bin sizes and
collection frequencies. This would require further assessment and a business
case for consideration by Council.

Lifetime homes
Homes should be designed as a long term provision i.e. designed to meet the
changing needs of occupants over their life stages (‘lifetime homes’).
There is a 60 per cent chance that a house will be occupied by a person with a
disability at some point over its life28. Longer life spans and higher proportions of
older people in our community make it more likely that every home will be
required to respond to the needs of a person with a physical limitation whether
they are the primary resident or a visitor29.
As the needs of individuals are specific to their personal circumstances there is
no single solution to designing a home to meet changing needs, however several
approaches exist30:

Recommendation
It is recommended that Sustainability Victoria’s Better Practice Guide and/or the
MWRRG toolkit including guidelines and templates are integrated into Hobsons
Bay’s planning processes.
Council should explore extending its waste and recycling collection services
suitable to high density and mixed use developments.

Livable Housing Design Guidelines, p.10 (2012).
Housing of the future: The livable and adaptable house factsheet, Australian
Government (www.yourhome.gov.au), p. 455.
28
29





accessible homes
adaptable homes
universal homes

The terms accessible, adaptable and universal design are often used
interchangeably but there are differences between the three meanings as
outlined in Table 16.

Housing of the future: The livable and adaptable house factsheet, Australian
Government (www.yourhome.gov.au).
30
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Table 16: Definitions of accessible, adaptable and universal design
Design
Accessible home

Adaptable homes

Universal homes

Definition
Designed to meet the needs of people requiring higher level of
access from the outset, and usually designed and built with a
specific person’s needs in mind. An accessible house meets
Australian Standard AS1428.1-2001 (Design for access and
mobility) and is able to accommodate wheelchair users in all
areas of the dwelling. The Standards only apply to public
buildings and common areas and not private housing.
Designed to meet the changing needs of most home occupants
throughout their lifetime but are not initially accessible
however, can be easily adapted to become an accessible house
if needed.
For example, ensuring that there is the scope in a multi-level
house to allow for the future installation of vertical lifts or
staircase lift should they be required. Other modifications
include for example, introducing grab rails in bathrooms and
increasing lighting levels in response to vision impairment.
An adaptable home meets Australian Standard AS4299-1995
(Adaptable housing).
Designed to meet the changing needs of most home occupants
throughout their lifetime without the need for specialisation.
This is based on principles not rules through technical standards.
They are built to meet the changing needs of residents across
their lifecycle and allows people to age in place.

The issue is that there are currently no planning controls requiring accessible,
adaptable or universal design in single private dwellings (Class 1a buildings).

31

Disability, Access and Inclusion Strategy (2013-2017), p.12.

Hobsons Bay has an ageing population and around 18 per cent of the population
has a disability, this creates a demand for housing which can cater for residents
of all abilities.
The Hobsons Bay Disability, Access and Inclusion Strategy includes a key direction
to improve access of housing beyond minimum accessibility compliance
requirements31. Housing should therefore be encouraged to incorporate
universal design principles.
Although there are several approaches to designing homes to meet residents’
changing needs, the universal design approach is the one that benefits the
majority of residents over their lifetime and can deliver ‘lifetime homes’.

Universal homes
There is a misconception that universal housing is obtrusive and unattractive
only benefitting a minority of the population and that it will increase costs and
impact on affordability.
However, universal housing has many benefits. Homes which are designed with
comfort, safety and ease of access as core design features benefit everyone,
including people with disabilities, an ageing population, people with temporary
injuries and families with young children. Universal housing also promotes social
cohesion as it provides lifetime homes within communities.
There are also cost benefits – incorporating universal design features and fittings
during construction reduces the need for later retrofitting. It is estimated that it
is 22 times cheaper to incorporate liveable design principles into new housing
than retrofitting later32.
There is currently no universal design regulation for private housing in Victoria.
The lack of universal design requirements in the Victorian Building Codes means
32

Livable Housing Design Guidelines (2012), p. 10.
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the majority of private residents are not ‘liveable homes’ and do not support
ageing in place.
There are however ‘Livable Housing Design Guidelines’ prepared by Livable
Housing Australia33 in 2012, as a way to encourage developers to incorporate
inexpensive universal design elements in to new homes in Australia. The
guidelines provide technical advice and guidance on the key living features that
make a home easier and safer to live in for all people of all ages and abilities34.
Given that there is no requirement in the VPP for private housing to comply with
universal design standards, local Councils can only encourage developments to
include universal design35.
There is an opportunity for Council to work with developers at the early stages of
a development application to encourage universal design to be incorporated into
new homes.
Council can play a greater role in educating and informing developers of the
benefits of universal design within new private residential development based on
the Livable Housing Design Guidelines.
There is also an opportunity to strengthen this requirement in the local planning
scheme and require that a proportion of dwellings in a multi-unit development
incorporate the guidelines into the design36.

Livable Housing Australia is a partnership between community and consumer groups,
government and industry.
34 The Guidelines should only be applied to the parts of the building classes not covered by
Disability Standards and the Building Code of Australia (Volume 1 and 2).
33

Recommendation
It is recommended that Council prepare information and guidance material for
applicants of residential developments to educate and encourage the benefits of
incorporating universal design principles based on the ‘Livable Housing Design
Guidelines’.
The option to include a local policy in the Hobsons Bay Planning Scheme should
also be investigated.
The Hobsons Bay SIA Applicant Guidelines (2011) should be updated to include
reference to any guidance material/factsheets and any local policies in relation to
universal design requirements.

Older Persons Housing
Hobsons Bay has an ageing population (like many other municipalities in
Melbourne), it is estimated that the number of residents aged 55 years and over
will be 44 per cent higher in 2036 compared to 2016.
Older persons housing has different needs to conventional housing (e.g. aged
care facilities). There is concern that there is a mismatch (shortfall) in the type of
homes suited to older persons (aged 55 years and over), as the majority of the
existing housing stock would require significant modification and cost to be made
accessible and useable to ageing residents.

Council currently requests a Social Impact Assessment (SIA) for applications of 20 or
more dwellings. However, the SIA guidelines (Preparing Social Impact Assessments
Applicant Guidelines, 2011) are concerned with the accessibility of the proposed
development i.e. for people with a disability, rather than the broader requirements of
universal design for all occupants.
36 Example: Clause 21.06 (Built Environment), Objective 4 – Housing Change of the
Banyule Planning Scheme
35
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Whilst the preference for many older residents is to age in place within their own
home, this may not be an option for the older residents requiring some form of
care or assistance. This can range from:




minimal care/assistance with a high degree of independence of
residents such as independent living units and retirement villages
accommodation which offer some level of care/assistance such as
serviced apartments, retirement villages and low care hostels
accommodation providing maximum care/assistance to residents such
as nursing homes

The location and design of older persons housing is particularly important.
New housing intended for older/ageing residents should be located in residential
areas which are within reasonable walking distance to public transport, shops,
community facilities and open space/recreational areas to encourage social
cohesion within the community. The design of this housing type should be
catered towards the needs of this demographic profile.

In response to the need to accommodate an ageing population, a number of
Councils in Victoria have prepared individual local policies and guidelines to guide
the provision of older persons housing, including objectives around preferred
locations, amenity, design and car parking requirements for aged persons
housing.
The purpose of the policy is to guide applicants at the earliest stage of the
planning application process and to assist planners with assessing such
applications.

Recommendation
Given that there still remains a lack of information/guidance available at the
state level on the development of older persons housing and that Hobsons Bay
has an ageing population, it is recommended that Council considers preparing an
Older Persons Housing policy for inclusion in the local planning scheme.

The Housing Strategy identifies three key components in terms of supporting an
age friendly municipality, these include:
1)

Housing diversity – ensuring there is a diversity of housing across
Hobsons Bay to enable residents to downsize to a more suitable type of
home within their community

2)

Housing location – ensuring that housing is well located with access to
community services and infrastructure including public transport

3)

Housing design - encouraging housing that is accessibly and universally
designed to accommodate residents as they age in place

There is currently no specific guidelines or standards in relation to the siting
(location), internal layout and design of aged persons housing.
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4.3

Sustainable design and sustainable living

Residential buildings are a major contributor of greenhouse gas emissions.
Greenhouse gases contribute to climate change – this change is evident in events
such as incidents of extreme flooding, fire, heat and drought events and sea level
rise. Typical sources of these greenhouse gas emissions include the generation of
electricity and the use of fuel for private vehicles.
Hobsons Bay is a low lying coastal municipality and is vulnerable to climate
change-induced sea level rise. There is a need to address potential mitigation
measures, such as sustainable housing and promoting sustainable living, that
reduce the likelihood of adverse climate change impacts.

Sustainably designed homes improve the energy efficiency of buildings which not
only assists in reducing greenhouse gas emissions but also helps reduce utility
bills, promoting affordable living. The benefits of environmentally sustainably
designed buildings are not just confined to the environment, but also have a
wider range of health, social and economic benefits39.
The location of housing can also influence sustainable outcomes, for example,
locating housing near to a train station and other community services can reduce
car dependency.
The Background Report (Volume One) identifies that opportunities to improve
sustainable design and promote more sustainable living exist at three main levels
in planning:

The municipality is also experiencing an increase in infill development. This not
only increases the demand for water supply but also increases the coverage of
hard surfaces, reducing permeability and resulting in more stormwater run-off,
and increasing the risk of flooding.

1) planning for land uses and settlement patterns which integrate with
existing infrastructure and services to achieve sustainable outcomes
2) incorporating Environmental Sustainable Design (ESD) into residential
buildings

Responding to climate change can lead to reductions in the burden of ill-health,
enhance community resilience, and improve air quality by reducing pollution.37

3) promoting the inclusion of integrated water planning in new
developments

In Hobsons Bay, it is estimated that around nine per cent of total greenhouse gas
emissions are from residential buildings and a further 11 per cent from
residential transport38.
With around 20 per cent of total greenhouse gas emissions attributed to
residential activity, there is a significant opportunity to reduce these harmful
emissions from these uses through improving the energy efficiency of homes,
and through reducing car dependency.

37
38

DELWP, Climate Change and Victoria.
Data from Low Carbon West Strategy, Arup (2012).

Advisory Committee and Panel Report, Environmentally Efficient Design Local Policies
(April 2015), p. 18.
39

90

Housing location and sustainability
Locating housing and future population growth to areas with suitable access to
existing public transport infrastructure and community services is a key policy
basis for the Housing Strategy.
This opportunity aligns with Plan Melbourne (Direction 2.1) which reinforces
sustainable outcomes through managing the supply of new housing in the right
locations to create a sustainable city.
The Hobsons Bay Community Greenhouse Strategy (2013-30) identifies
opportunities and actions to reduce greenhouse gas emissions arising from
residential travel (primarily through the promotion of active transport, travel
behaviour change programs and the development of an Integrated Transport
Plan). There is scope for the Community Greenhouse Strategy to be reviewed to
recognise the importance of locating new residential development in proximity
to existing public transport infrastructure and services.
While directing future housing growth to areas with existing infrastructure and
services is a key policy basis for the Housing Strategy, it is important that those
infrastructure and services are maintained or upgraded to ensure capacity to
serve a growing population.
There is scope to align broader sustainability planning in Hobsons Bay with
planning the Housing Strategy. For example, constraint mapping from electricity
providers may identify areas where the electrical grid is at capacity. There is an
opportunity in these areas to promote solar panels/energy to reduce the peak
load in summer and avoid black outs.

ESD and new housing
Environmentally Sustainable Design (ESD) in residential development is about
reducing the environmental impacts associated with the construction and

operation of dwellings and holistically about minimising the environmental
footprint.
The Background Report (Volume One) identified that Council has an opportunity
to influence the design of new developments to be more sustainable in its role as
a planning and building regulator. Up to 70 per cent of the energy efficiency of a
building is determined by its design.
With the forecasted increase in the construction of new housing, the opportunity
to incorporate ESD into residential buildings is significant.
As the VPP currently plays a limited role in achieving sustainable development for
new housing, many councils have prepared a local ESD policy to effectively
influence ESD in new housing. Council has followed suit by implementing an ESD
policy at Clause 22.13 of the Hobsons Bay Planning Scheme, with the overarching
objective that development should achieve best practice in environmentally
sustainable development from the design stage through to construction and
operation. The policy provides objectives and application requirements for
specified types of development, including new residential or mixed use
development with two or more dwellings, to demonstrate performance across
areas of environmental sustainability.

Planning and building systems
There is some overlap between the role that planning and the building systems
play in ESD. The building system plays a significant role in implementing
sustainability through the building approval process to ensure that developments
achieve a minimum energy rating. The building system role is particularly
important as a building permit is required for all new dwellings where a planning
permit is not always required.
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The building regulations however do not cover the wider area of environmental
sustainability (e.g. indoor environment quality). They only deal with the thermal
energy rating of the building envelope.

Management Plan41 including the use of rainwater tanks, stormwater harvesting
systems or passive irrigation systems to reduce stormwater run-off and better
manage water resources.

The Building Code of Australia (BCA) contains energy efficiency provisions that
are to be met in satisfying legislated energy ratings. This means that new homes
must be built to a minimum six star energy rating. Single dwellings (Class 1) must
also either have a rainwater tank connected to all sanitary flushing systems, or a
solar water heater system installed.

ESD in existing housing

However, the building regulatory system is generally not involved at the initial
design stage of development where many of the key opportunities of
incorporating ESD into buildings occur. This is why ESD policies through the
planning system are important as they influence the design stage at the start of
the process.
In addition to including an ESD policy in the local planning scheme, there is also
an opportunity to advocate for a review of the Building Regulations to determine
how they can achieve more in terms of sustainability40.

Integrated water planning
The Background Report (Volume One) identified that Council also has a
prominent role in promoting the inclusion of integrated water planning in new
developments to help improve the management of water. Plan Melbourne
includes a direction (Direction 6.3) to ‘Integrate urban development and water
cycle management to support a resilient and liveable city’.

The majority of homes in the municipality were constructed prior to any ESD or
minimum energy rating requirements. With sustainable technologies becoming
more accessible to households (e.g. solar panels), there are opportunities for
existing homes to minimise greenhouse gas emissions and to minimise the
environmental footprint
As part of Council’s commitment to assist the community to reduce carbon
emissions to zero by 2030, Hobsons Bay has participated in a number of
initiatives and programs to assist households including the solar panel buy
program and offering energy advice.
Council should continue to explore opportunities to assist existing households to
maximise the energy efficiency and environmental sustainability of their homes
and to reduce their energy bills and living costs.

Recommendation
There are significant opportunities in Hobsons Bay to reduce greenhouse gas
emissions associated with residential buildings and residential transport to
promote sustainable living. Given the wider environmental, economic and social
benefits of incorporating ESD, it is a key policy area which Council should be
strengthening and including within goals and objectives relating to sustainability.

New housing development should have consideration of best practice
stormwater management in accordance with Council’s Integrated Water
40

In line with the findings from the Environmentally Efficient Design Local Policies

Advisory Committee (p.74).
41

Integrated Water Management Plan, Hobsons Bay City Council (2014-19).
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In terms of achieving more sustainable outcomes through managing the
locations of housing growth, it is recommended that the Housing Framework
Plan be implemented to guide future housing densities and location.

Council should monitor the effectiveness of the ESD policy that has been
introduced into the local planning scheme to influence ESD in new housing.
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Table 17: Recommended Actions – Policy Four: Housing Design, Functionality and Sustainability
POLICY FOUR: HOUSING DESIGN, FUNCTIONALITY AND SUSTAINABILITY
OBJECTIVE: To encourage housing that fits in with
preferred neighbourhood character, is designed to
meet the needs of residents throughout all stages of
life and to increase the energy efficiency of homes to
reduce greenhouse gas emissions and promote
sustainable living.

OVERVIEW: Housing design, functionality and sustainability considers the built form aspects of housing.
Built form considerations are an important part of the Housing Strategy as they impact on
neighbourhood character, residential amenity, functionality, liveability and environmental sustainability
associated with residential land uses.

Recommended Actions:
4.1: Housing design, heritage and neighbourhood character


update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding built form, heritage and neighbourhood character



adopt the Neighbourhood Character Study as a Background Document in the Hobsons Bay Planning Scheme



update local policies Clause 22.07, 22.08, 22.09 and 22.10 relating to neighbourhood character to align with the Neighbourhood Character Study (2019)



ensure substantial heritage precincts and those areas recommended for the application of the NCO be included as Limited Minimal Change Areas in the Housing
Framework Plan



apply the Neighbourhood Character Overlay (NCO) to the special character areas identified in the Neighbourhood Character Study (2019)



apply schedules to the New Residential Zones which reflect neighbourhood character and development objectives in line with the design guidelines provided in
the neighbourhood character precinct brochures



ensure new housing is consistent with the recommendations of the Neighbourhood Character Study and the precinct brochures



ensure new housing respects heritage precincts consistent with the Hobsons Bay Heritage Study and Heritage Overlays
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4.2: Housing design and functionality


update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding housing design and functionality

Residential amenity


apply the schedules to the new residential zones which specify requirements to the built form



explore opportunities (which may include an advocacy role to the Victorian Government) to introduce guidelines/internal space standards into the planning
system to better manage internal amenity impacts for new houses



continue to monitor the impacts of non-residential uses encroaching into residential areas and explore options to manage these impacts if required

Waste management and resource recovery


continue reviewing development proposals and their Waste Management Plans particularly higher density housing and mixed use developments



integrate into Hobsons Bay’s planning processes Sustainability Victoria’s Better Practice Guide and/or the Metropolitan Waste and Resource Recovery Group’s
(MWRRG) “improving resource recovery in multiunit developments” toolkit including guidelines and templates



explore extending Council’s waste and recycling collection services to high density and mixed use developments with smaller trucks, on-site collections and
varied bin sizes and frequency of collections

Lifetime homes


develop universal housing design guidelines based on the Livable Housing Design Guidelines (2012) and supporting factsheets, for use by the private sector and
Council officers



investigate the inclusion of a new policy in the Hobsons Bay Planning Scheme requesting a percentage of dwellings in a new developments (threshold to be
determined) to be universally designed in accordance with the Livable Housing Design Guidelines (2012)



establish internal referral processes and develop staff skills to assess residential applications which incorporate universal/accessible design elements



advocate to the State Government to include more stringent accessibility and universal design requirements for private dwellings in the VPP
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revise and update the Hobsons Bay SIA Guidelines to align with universal/accessible homes objectives

Older persons housing
consider preparing and implementing an Older Persons Housing local policy for inclusion in the Hobsons Bay Planning Scheme (for residents aged 55 years and
over)
4.3: Environmentally Sustainable Design and Sustainable Living
 update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding environmentally sustainable design and integrated water
management




monitor the effectiveness of the ESD policy and explore opportunities to improve ESD outcomes as appropriate



prepare educational material and factsheets to guide permit applicants on ESD requirements based on the Sustainable Design Assessment in the Planning
Scheme Process (SDAPP) framework



establish internal processes between town planning and sustainability departments to ensure that there is clarity regarding the roles and responsibilities when
requesting and assessing Sustainable Design Assessments/Sustainability Management Plans



provide training to Council officers responsible for dealing with/assessing SDA/SMP for applications



request Best Practice ESD and integrated water management principles and technologies on large SRA sites with the aim of achieving a carbon and water
sensitive development



consider the review and update of the Community Greenhouse Strategy (2013-30) to include actions regarding improving the energy efficiency of new residential
buildings and to support the recommendation of locating new medium/high residential development close to public transport and services, to support active
transport and reduce motor vehicle dependency



investigate programs and initiatives to retrofit existing older housing stock to improve environmental efficiency



continue to advocate to State Government and the Australian Building Code Board to strengthen ESD policy in the Victorian Planning Provisions and the Building
Regulations respectively
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PART SEVEN: IMPLEMENTATION PLAN
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PART SEVEN: IMPLEMENTATION PLAN

7.1

Implementation plan

The effectiveness of the Housing Strategy in achieving the objectives set out in
the four policy areas is dependent upon the implementation of the actions and
recommendations identified. Implementation of the Housing Strategy will
require a strong and coordinated approach by Council and relevant Council
departments.
Some of the actions identified may also require additional resources for effective
implementation.
This section sets out the proposed implementation plan for the Hobsons Bay
Housing Strategy and recommendations for future monitoring and review.

7.1.1

Statutory implementation

Council’s Municipal Planning Statement and local policy will be reviewed to
include the key issues and policy direction provided in the Housing Strategy and
also in relation to Neighbourhood Character.
This will include a new Clause 21.08 (Housing) and Clause 22.07-10
(Neighbourhood Character). The Housing Strategy will be included as a
Background Document in the Hobsons Bay Planning Scheme.

7.1.2

Recommended actions

The recommendations for the implementation of the Housing Strategy are
provided under four key policy objectives. The timeframes for actions are
allocated based on their assigned level of priority for completion: high, medium,
low or ongoing (refer Table 18).
Table 18: Summary of recommended actions for implementation
HOUSING POLICY
ONE
PLAN FOR POPULATION
GROWTH AND CHANGE
HOUSING STRATEGY

Implementation of the key policy directions of the Housing Strategy requires
a number of actions. Actions for each of the four housing themes identified in
this strategy are outlined in the Implementation Plan.

No. Actions
8

TWO

HOUSING LOCATION AND TYPE

5

THREE

HOUSING AFFORDABILITY AND
AFFORDABLE HOUSING

13

FOUR

HOUSING DESIGN,
FUNCTIONALITY AND
SUSTAINABILTIY

26

A total of 52 actions have been identified with 38 assigned as High Priority. Table
19 outlines an indication of timeframes.
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Table 19: Priority timeframes (indicator)
Priority

Timeframe (indicator)

High
Medium
Low
Ongoing

1-3 years
3-6 years
7-10 years
Undertaken on an ongoing basis

A number of the actions require input from across the organisation. It is
important that the responsible department considers the recommended actions
within their future work plans accordingly.

7.1.3

Training

The inclusion of the final Housing Strategy (including adoption of the New
Residential Zones and schedules) and Neighbourhood Character Study will
impact upon the Hobsons Bay Planning Scheme.
Training sessions will be required for those departments impacted by the change
in policy.
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POLICY ONE ACTIONS: POPULATION GROWTH AND CHANGE
No

Action

Responsible Department

Priority

1.1

Implement the Housing Strategy into the Hobsons Bay Planning Scheme, make it a Background
Document , and ensure consistency between the key strategies outlined in this objective and the
Municipal Planning Statement

Strategic Planning

High

1.2

Ensure new housing meets demands of the existing and future population through meeting the
Objectives of Policies Two, Three and Four in this strategy

Strategic Planning/Town
Planning

Ongoing

Community Infrastructure and services
1.3

Review and adopt the Community Services and Infrastructure Plan (CSIP) for Hobsons Bay

Social Planning

High

1.4

Investigate the opportunities to alleviate the pressures on the drainage infrastructure, in particular
reducing stormwater runoff through requiring all new multiunit developments to provide onsite
stormwater detention

Infrastructure & City
Services/Sustainability/Town
Planning

High

1.5

Investigate opportunities to further support and encourage adaptive and resilient communities in
Hobsons Bay in line with Victoria’s Climate Change Act 2017 and Council’s Climate Change Policy

All of Council

High

1.6

Undertake the strategic work to prepare Development Contribution Plan Overlays (DCPO) for
incorporation into the Hobsons Bay planning scheme to ensure new development contributes to the
provision of supporting community infrastructure and services (to apply the Developer Infrastructure
Levy and Community Infrastructure Levy)

Strategic Planning/
Infrastructure & City
Services/Finance

High

1.7

Advocate for improved processes and tools to better deliver and sequence supporting infrastructure
at the local level

Strategy and Advocacy
Department

Ongoing

1.8

Continue to advocate to the State government for transport improvements and other community
services/facilities
in accordance with the Hobsons Bay Advocacy Strategy (2014-18), as
updated/amended

Strategy and Advocacy
Department

Ongoing
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POLICY TWO: HOUSING LOCATION AND HOUSING TYPE
No

Action

Responsible Department

Priority

2.1

Update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding housing
location, density and diversity

Strategic Planning

High

2.2

Implement the Housing Framework Plan into the Hobsons Bay Planning Scheme to apply the New
Residential Zones and to guide and manage housing change across the municipality

Strategic Planning

High

2.3

Request Strategic Redevelopment Areas/strategic redevelopment sites provide a diversity of housing
types, sizes (mix of bedrooms) and tenure in line with demand

Strategic Planning/
Town Planning

Ongoing

2.4

Finalise the Structure Plans for the Newport and Spotswood Activity Centres and undertake Structure
Plans/Urban Design Frameworks in accordance with the Activity Centre Strategy (2019), to inform the
location of appropriate housing change in these centres

Strategic Planning/
Town Planning

High

2.5

Investigate opportunities to advocate to the State government to enable Councils to specify the mix of
housing including the number of bedrooms in an area, to ensure that new housing is meeting demand

Strategic Planning

Ongoing
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POLICY THREE: HOUSING AFFORDABILITY AND AFFORDABLE HOUSING
No

Action

Responsible Department

Priority

Housing Affordability: Market (private) housing
3.1

Update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding housing
affordability (where appropriate)

Strategic Planning

High

3.2

Support the increase in housing diversity (housing types) across the municipality to encourage the
supply of housing at different price points

Strategic Planning/ Town
Planning

High

3.3

Monitor housing affordability to understand the levels of housing stress (renters and purchasers) in the
municipality

Strategic Planning/ Social
Planning

Ongoing

3.4

Assist in reducing the levels of housing stress through reducing the cost of living for households by
directing housing growth to areas with access to good public transport and community facilities in order
to reduce car dependency

Strategic Planning/ Town
Planning

High

3.5

Assist in reducing the levels of housing stress through reducing the cost of living for households through
incorporating ESD into new dwellings to reduce ongoing utility costs

Sustainability/Strategic
Planning/ Town Planning

High

3.6

Advocate to the Federal and Victorian government for the introduction of a scheme/taxation to reduce
market rents for households at the risk of homelessness and take the pressure off the demand for social
housing

Strategic Planning/ Social
Planning

Ongoing

Rooming Houses
3.7
Monitor any changes in the number of rooming houses in the municipality and any enforcement
measures required

Public Health/Strategic
Planning/Social Planning

Ongoing

Empty Homes
3.8
Monitor the rates of empty homes to gauge the effectiveness of the new Vacant Residential Land Tax
and advocate to the Victorian government for further mechanisms to take this issue if required

Strategic Planning/Social
Planning

Ongoing
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Affordable Housing: Non-Market (social) housing
3.9

Update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding
affordable housing (where appropriate)

Strategic Planning/Social
Planning

High

3.10

Review the Hobsons Bay Affordable Housing Policy Statement (2016) when required to adapt to best
practice and legislative changes

Social Planning/Strategic
Planning

High

3.11

Include the Hobsons Bay Affordable Housing Policy Statement as a Background Document in the Hobsons
Bay Planning Scheme

Strategic Planning/Social
Planning/Town Planning

High

3.12

Support the implementation of affordable housing in the municipality through exploring the actions as
recommended in the Affordable Housing Policy Statement (2016) including actions relating to: land use
planning, service provision, establishing a Housing Trust, advocacy and leadership and partnering to
maintain existing public housing

Social Planning/Strategic
Planning/Town Planning

High

Social Planning/Strategic
Planning/Community
Development

High

Homelessness
3.13
Reduce levels of homelessness through implementation of the Hobsons Bay Affordable Housing Policy
Statement to increase the supply of affordable housing
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POLICY FOUR: HOUSING DESIGN, FUNCTIONALITY AND SUSTAINABILITY
No

Action

Responsible Department

Priority

Strategic Planning

High

Strategic Planning

High

Strategic Planning

High

Strategic Planning/ Town
Planning
Strategic Planning/Town
Planning
Strategic Planning/Town
Planning

High

Strategic Planning

High

Strategic Planning/ Town
Planning

High

Environmental
Management/Town
Planning
Environmental
Management/Town
Planning

Ongoing

Housing design, heritage and neighbourhood character
4.1
4.2
4.3
4.4
4.5

Update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding built form,
heritage and neighbourhood character
Adopt the Neighbourhood Character Study as a Background Document in the Hobsons Bay Planning
Scheme
Update local policies Clause 22.07, 22.08, 22.09 and 22.10 relating to neighbourhood character to align
with the revised Neighbourhood Character Study (2019)
Apply schedules to the New Residential Zones which reflect neighbourhood character and development
objectives in line with the design guidelines provided in the Neighbourhood Character Precinct Brochures
Ensure new housing is consistent with the recommendations of the Neighbourhood Character Study

4.6

Ensure new housing respects heritage precincts consistent with the Hobsons Bay Heritage Study and
Heritage Overlays
Housing design and functionality
4.7

Update the Hobsons Bay Planning to include the key strategies and objectives regarding housing design
and functionality
Residential amenity
4.8
Apply the Schedules to the New Residential Zones which specify requirements to the built form
Waste management
4.9
Continue reviewing development proposals and their Waste Management Plans particularly higher density
housing and mixed use developments
4.10

Integrate into Hobsons Bay’s planning processes Sustainability Victoria’s Better Practice Guide and/or the
Metropolitan Waste and Resource Recovery Group’s (MWRRG) “improving resource recovery in multiunit
developments” toolkit including guidelines and templates

High
High

High
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4.11

Explore extending Council’s waste and recycling collection services to high density and mixed use
developments with smaller trucks, on-site collections and varied bin sizes and frequency of collections

Lifetime homes
4.12
Develop universal housing design guidelines based on the Livable Housing Design Guidelines (2012) and
supporting factsheets, for use by the private sector and Council officers
4.13

Investigate the inclusion of a new policy in the Hobsons Bay Planning Scheme requesting a percentage of
dwellings in a new developments (threshold to be determined) to be universally designed in accordance
with the Livable Housing Design Guidelines (2012)
4.14
Establish internal referral processes and develop staff skills to assess residential applications which
incorporate universal/accessible design elements
4.15
Advocate to the State Government to include more stringent accessibility and universal design
requirements for private dwellings in the Victorian Planning Provisions
4.16
Revise and update the Hobsons Bay Social Impact Assessment (SIA) Guidelines to align with
universal/accessible homes objectives
Older persons housing
4.17
Consider the preparation and implement an Older Persons Housing Local Policy for inclusion in the
Hobsons Bay Planning Scheme (for residents aged 55 years and over)
Environmentally Sustainable Design

Environmental
Management

High/Medium

Social Planning/Building/
Town Planning/Strategic
Planning
Strategic Planning/Town
Planning/Social Planning

High

Social Planning/Strategic
Planning/Town Planning
Strategic Planning/Social
Planning
Social Planning/Strategic
Planning/Town Planning

High

Social Planning/Strategic
Planning/Town Planning

Medium

High

Ongoing
High

4.18

Update the Hobsons Bay Planning Scheme to include the key strategies and objectives regarding
environmentally sustainable design and integrated water management

Strategic
Planning/Sustainability

High

4.19

Monitor the effectiveness of the ESD policy and explore opportunities to improve ESD outcomes as
appropriate
Prepare educational material and factsheets to guide permit applicants on ESD requirements based on the
Sustainable Design Assessment in the Planning Scheme Process (SDAPP) framework
Establish internal processes between Town Planning and Sustainability departments to ensure that there is
clarity regarding the roles and responsibilities when requesting and assessing Sustainable Design
Assessments/Sustainability Management Plans
Provide training to Council officers responsible for dealing with/assessing SDA/SMP for applications

Sustainability/Town
Planning
Sustainability/Town
Planning

High

Sustainability/Town
Planning

High

4.20
4.21

4.22

High
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4.23

Request Best Practice ESD and integrated water management principles and technologies on all sites with
the aim of achieving a carbon and water sensitive development

4.24

Consider the review and update of the Community Greenhouse Strategy (2013-30) to include actions
regarding improving the energy efficiency of new residential buildings and to support the recommendation
of locating new medium/high density residential development close to public transport and services, to
support active transport and reduce motor vehicle dependency
Investigate programs and initiatives to retrofit existing older housing stock to improve environmental
efficiency
Continue to advocate to State Government and the Australian Building Code Board to strengthen ESD
policy in the Victorian Planning Provisions and the Building Regulations respectively

4.25
4.26

Sustainability/Town
Planning/Strategic
Planning
Sustainability/Strategic
Planning

High

Sustainability

Ongoing

Strategic
Planning/Sustainability/
Building

Ongoing

Medium
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PART EIGHT: MONITORING AND REVIEW
The Housing Strategy is a long term planning document which will require
monitoring and reviewing to ensure it remains relevant and effective over
the years.

9.1

Interim review and monitoring

Changes to housing as a result of new policy can take several years to
become evident. It is recommended that a full review of the adopted
Housing Strategy be undertaken at five year intervals.
The review presents an opportunity for some key indicators and housing data to
be reviewed prior to the full housing strategy review. Once the Housing Strategy
is implemented, it is recommended that the key objectives be monitored as
outlined in Table 20.
The actions/indicators for monitoring and review provided in Table 20 should be
updated with any future review of the Housing Strategy.
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Table 20: Recommended Actions for Monitoring and Review
Ref.

Monitoring

Action

Review Period
(5 Year
Intervals)

Data & Tools

POLICY ONE: POPULATION GROWTH AND CHANGE
1.1

Population forecasts in Hobsons Bay

Update the demographic forecasts when new census data is
available
1.2
Dwelling forecasts in Hobsons Bay
Update the expected dwelling demand for Hobsons Bay when
new census data is available
POLICY TWO: HOUSING LOCATION AND HOUSING TYPE

Yes

.id profile and forecasts

Yes

.id profile and forecasts

2.1

Location of infill development

Identify where new infill development is occurring

Yes

2.2

Changes to housing diversity

Yes

2.3

Changes to dwelling density in centres

Identify the changes to housing types (separate, medium, high
density) following the release of the new Census data
Identify housing densities within the defined activity centre
catchments

VM rates data, Building
Permit Data, Planning
Permit Data
.id profile and forecasts

2.4

Increase in shop top housing

Identify the increase in shop top housing in the commercial areas
of the activity centres

Yes

2.5

Increase in higher density
developments

Identify increases to high density dwelling stock (residential
development of four or more storeys)

Yes

2.6

Access to public transport

Compare the percentage of dwellings within 800m of a train
station

Yes

2.7

Levels of car ownership

Compare the levels of car ownership across the municipality

Yes

Yes

VM rates data, Building
Permit Data, Planning
Permit Data, Latest Aerial
Imagery
VM rates data, Building
Permit Data, Planning
Permit Data
VM rates data, Building
Permit Data, Planning
Permit Data
VM rates data, Building
Permit Data, Planning
Permit Data
Profile.id data
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2.8

Travel modes of residents

Monitor the travel modes of residents using public transport,
active transport or private vehicles.

Yes

Data from the Integrated
Transport Plan/include
within the annual resident
satisfaction survey

Yes

ABS Census data

Yes

House price data (e.g.
Hometrack data)
Rental price data
ABS Census data, profile.id,
Speculative Vacancies from
Prosper Australia, City West
Water, Essential Services
Commission
Statewide Rooming House
Register

POLICY THREE: HOUSING AFFORDABILITY AND AFFORDABLE HOUSING
Housing Affordability: Market (private) housing
3.1
Levels of housing stress
Identify changes in the levels of housing stress in the municipality
and the vulnerable households
3.2
Changes in housing prices
Identify changes in house prices at the suburb level
3.3
3.4

Changes in rental prices
Number of empty homes

Identify changes in rental prices at the suburb level
Monitor the number of vacant and underutilised homes in the
municipality

3.5

Changes in the number of rooming
Monitor the changes in the number of registered rooming houses
houses
in the municipality
Affordable housing: Non-Market (social) housing
3.6
Number of social housing dwellings
Identify changes in the amount of social housing properties in
Hobsons Bay
3.7
Rates of homelessness
Explore opportunities to undertake street count to more
accurately assess the number of people experiencing
homelessness in Hobsons Bay
Identify changes to the homeless population in Hobsons Bay
POLICY FOUR: HOUSING DESIGN, FUNCTIONALITY AND SUSTAINABILITY
Housing design, heritage and neighbourhood character
4.1
Disputes regarding neighbourhood
Monitor the changes in VCAT disputes regarding neighbourhood
character
character

Yes
Yes

Yes

Yes

ABS Census data, Profile.id

Yes

ABS Census data/street
count

Yes

Planning Permit
Applications & VCAT
decisions
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Waste and resource recovery management
4.3
Number of Waste Management Plans

Monitor the number of Waste Management Plans reviewed as
part of town planning proposals

Yes

Number of Waste
Management Plans
submitted and recorded
through greenlight and/or
the Vault
Bin sizes and number,
collection frequencies and
collection methodologies
(data from Waste
Management Plans)
Number and percentage
increase per development
and per dwelling or tenancy
(data from greenlight and
Waste Management Plans)

4.4

The scope of waste and recycling
services in higher density housing and
mixed use developments

Monitor the scope of waste management proposals for
developments where waste and recycling is proposed to be
undertaken privately. This includes bin sizes and number,
collection frequencies and collection methodologies

Yes

4.5

Increase in the number of waste and
recycling services not provided by
Council but provided by private waste
and recycling service providers

Monitor the increase in the number of waste and recycling
services not provided by Council but provided by private waste
and recycling service providers

Yes

Monitor the number of new dwellings which incorporate
universal design in accordable with the Livable Housing Design
Guidelines (2012), comply with AS1428.1 (Accessible Homes
Standard) and/or comply with AS4299 (Adaptable Homes
Standard)

Yes

Planning Permit
Applications, SIA

Monitor changes in the number of aged care facilities and
retirement villages in the municipality including the location of
any new facilities

Yes

VM rates data, Building
Permit Data, Planning
Permit Data

Monitor the location and type of new infill development and
changes in car ownership and travel mode

Yes

Annually monitor the number of developments requiring a BESS
assessment (or other enviro tools) and the average scores being
achieved to check whether performance is increasing

Yes

Can be undertaken in
accordance with Actions 2.1,
2.3, 2.4, 2.6, 2.7, 2.8.
Planning Permit
Applications, Greenlight,
Sustainability referral
reporting data

Lifetime homes
4.6
Number of new dwellings which
incorporate universal design, comply
with AS1428.1 (Accessible Homes) or
AS4299 (Adaptable Homes)
Older persons housing
4.7
Number of new aged care facilities
and retirement villages
Environmentally Sustainable Design
4.8
Location of new infill development
and car dependency
4.9

Number of BESS assessments and the
average scores
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4.10

Improvements to the energy efficiency
of existing older housing stock

Identify the uptake of residents participating in any energy
efficiency or renewable energy programs in the municipality (e.g.
no. solar panels installed)

Yes

Planning Permit
Applications, Building
Permit Applications,
Program results and data
(program dependent)
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