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The Property Council of Australia has a 
plan for our state’s economic future.

Victoria: The Property State sets out a 
bold public policy agenda designed to make 
Victoria the best place to invest, manage and 
own property.

With challenging economic headwinds 
threatening Victoria’s long envied prosperity, 
this document outlines a clear pathway for 
strengthening the state’s biggest employer  
and industry player – property.

Complex policy issues such as tax reform, 
housing affordability, sustainability, city-building, 
retirement living, population growth, workplace 
relations, local government, regulation, 
infrastructure and planning are all addressed 
within this document. Importantly, concise 
recommendations describe what decision  
makers must to do to achieve tangible results  
for the community.

Victoria: The Property State has been written by 
the Property Council’s eleven policy Committees 
and their governing Division Council. Its authors 
recommend its contents to all Victorians 
committed to making a difference to our state’s 
long term prosperity.

Victoria is an amazing place with an exciting 
future. We look forward to working with the State 
Government to make Victoria the best place  
to invest, manage and own property. 

Jennifer Cunich

Executive Director 

Lorenz Grollo

President
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THE PROPERTY COUNCIL IN 30 SECONDS

“The Property Council’s 2,000 
member companies and 55,000 
active industry professionals 
span the entire property and 
construction universe.”
The Property Council represents the largest private sector 
industry in Victoria, which is part of the $6 trillion Australian 
property industry.

Property Council members include the 
majority of major property owners in 
Victoria, who operate across the property 

and construction industry in all:

 | dimensions	of	property	activity	–	financing,	
funds management, development, ownership, 
asset management, transaction and leasing;

 | major	property	types	–	offices,	shopping	
centres, housing, industrial, tourism, leisure, 
aged care, retirement and infrastructure;

 | regions of Australia and international markets; 
and

 | four quadrants of investment – public, private, 
equity and debt.

THE PR   PERTY 
COUNCIL IN 30 
SECONDS 
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Boosting the  
Infrastructure Base

Investigate the value of long term leasing 
arrangements for the Port of Melbourne.

Begin the process of recycling Victoria’s share 
of the Snowy Mountain Hydro Scheme.

Sell the current portfolio of vacated school 
and educational sites throughout Victoria.

Transition suburban water authorities to 
private ownership.

Adopt innovative methods such as a Build 
and Sell model for engaging with the private 
sector in the development and delivery of 
new infrastructure.

Create a $500 million Growth Areas Road 
Transport Fund (GARTF) to help boost arterial 
road construction in Victoria’s growth areas.

Leading on Economic 
Management

Raise the state’s debt capacity to invest  
in infrastructure without compromising the 
AAA credit rating.

Raise the annual budget surplus target to $250 
million and direct future budget surpluses into 
public infrastructure development.

Improving Housing 
Affordability

Establish a Housing Affordability Monitor to 
review all policies impacting on the housing 
sector before it is introduced.

Develop and trial a mechanism that allows 
for progress payments in the purchase of 
apartments in Melbourne.

Planning for a Global City

Create a single development agency that 
has the expertise to deliver the full range of 
projects currently managed by Places Victoria 
and Major Projects Victoria. 

Establish a new and independent Planning 
and Building Tribunal to hear those matters 
related to planning or construction that are 
currently being heard at VCAT.

Introduce a Code Assess framework that  
fast tracks approvals and prioritises an  
urban design led approach.

GAME CHANGERS

GAME  
CHANGERS
Easing the Property  
Tax Burden

Devise a long term tax reduction strategy  
which reduces the upper land tax threshold  
from 2.25 per cent to 1.7 per cent.

Reduce FSPL rates or introduce a cap in the  
MBF zone for commercial and retail property.

Reintroduce the 75 per cent statutory ratio for  
the Car Park Congestion Levy. 
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Improving Local 
Government

Establish and administer a system of monetary 
fines	for	Local	Councils	abusing	their	power	as	
the responsible authority for the administration 
and enforcement of their local planning schemes. 

Work with Local Government to develop and 
implement	a	simpler	and	flatter	differential	 
rate structure.

Impose a numerical limit on the number of 
municipalities within Greater Melbourne. 

Bringing Sustainability  
Back to Business

Support the implementation of the City  
of Melbourne’s Open Space Strategy by  
diverting revenue from its Parks Charge  
or the Metropolitan Improvement Levy.

Intervene to remove hurdles for building owners 
to connect their embedded (cogeneration/tri-
generation) systems to the grid network.

Managing Melbourne’s 
Growth Areas

Introduce a phased UGB expansion strategy  
in	which	future	UGB	changes	are	flagged	well	 
in advance of their implementation.

Finalise the consultation process and adopt 
a new, transparent and equitable regime for 
Development Contributions. 

Maintain the density requirement in new growth 
areas at 15 dwellings per hectare. 

Supercharging Property 
Investment

Establish an innovative system for engaging  
with the private sector in the development and 
delivery of new infrastructure by considering 
unsolicited proposals.

Create a minister with dedicated responsibility  
for the retirement living sector.

Commit to a regular review and release of the 
Urban Development Program reports.

Sensible Regulatory Reform

Create	a	new	Minister	for	Efficient	Government	
tasked with reducing regulation and bureaucratic 
obstructionism.

Increase	resources	allocated	to	the	Office	of	the	
Red Tape Commissioner to improve its capacity 
for effective red tape reduction. 

Productive Workplaces

Strengthen law and order on construction sites  
by introducing new laws to deregister 
organisations	that	repeatedly	flout	the	law.

Urge the Commonwealth Government to 
restore the Australian Building and Construction 
Commissioner and its former powers, including 
tougher	fines	and	penalties	for	illegal	industrial	
disputation and behaviour.

A Vision for Inner 
Melbourne’s Urban  
Renewal Precincts

Conduct economic feasibilities to prioritise urban 
renewal projects.

Develop and enunciate a clear vision for key 
urban renewal precincts.

Implement a governance strategy with one 
minister and one development authority for  
key urban renewal precincts.

GAME CHANGERS



“A competitive tax regime 
is critical to Victoria 
becoming the best state 
to invest, manage and 
own property.”



VICTORIA: THE PROPERTY STATE

Page

9

EASING THE PROPERTY TAX BURDEN

1.1 A Land Tax Regime which 
Attracts Investment
Reform Victoria’s land tax regime to attract investment.

Why It’s Important

Despite sensible structural reforms to our 
land tax arrangements in 2005, Victoria’s 
land tax regime system has once again 

become a disincentive to investment.

Victoria’s maximum land tax rate is particularly 
uncompetitive, especially in comparison with the 
rates imposed in New South Wales, our state’s 
main competitor. 

On the highest land tax threshold, Victorian 
property owners are paying $2,500 more  
land tax for every million dollars of land than the 
NSW equivalent. This acts as a disincentive for 
medium and large scale property investments  
in the Victorian economy.

Compounding this problem are the aggregation 
provisions resulting in owners with multiple 
properties effectively paying the maximum rate 
on all properties, rather than just on a site-by-
site basis. At present, Victoria’s land tax regime 
makes it uneconomic to own multiple residential 
or small commercial properties and creates major 
return disparities between identical properties. 
The shortcomings of Victoria’s system are best 
illustrated	when	compared	to	NSW’s	flatter	 
tax structure.

Table 1.0 Victoria vs NSW Land Tax Regime (Upper Threshold) 

State Land Tax Threshold  
(Upper) Percentage

Property Value ($) Land Tax Liability1

VIC 2.25% $20,000,000 $407,475

NSW 2.0% $20,000,000 $383,432

1. EASING THE  
PR   PERTY TAX 
BURDEN 

1   Note: The NSW land tax liability is calculated using the land tax threshold of $412,000 (assuming the taxpayer is not the trustee of a 
special trust) and the premium land tax threshold of $2,519,000, as determined by the Valuer General for the 2014 land tax year.
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EASING THE PROPERTY TAX BURDEN

Table 2.0 Victoria (Aggregate) vs NSW (Non-Aggregated) Land Tax Regime (Upper Threshold) 

State Single 
Property 
Holding 
Value (e.g. 
$500,000)

Land Tax 
Liability 
on Single 
Holding2 

Multiple 
Holdings 
Value 
(e.g. 100 x 
$500,000)

Land Tax 
Liability on 
Multiple 
Holdings

Variance 
Per Property 
Due to 
Aggregation 
(Percentage)

VIC $500,000 $775 $50,000,000 $1,082,475 1,396%

NSW $500,000 $1,508 $50,000,000 $983,432 652%

The property industry is recommending  
urgent reform in this area to reassert Victoria’s 
economic attractiveness as a property  
investment destination.

The Property Council is calling on the State 
Government to commit to a staged process of 
land tax reform with the ambition of delivering a 
fairer	and	flatter	land	tax	structure	over	the	long	
term. To that end, we recommend reducing  
the upper land tax threshold from 2.25 per  
cent to 1.7 per cent. Further, we recommend  
that Victoria’s property aggregation regime  
be amended to reduce the competition gap  
with NSW.

By reforming Victoria’s land tax arrangements,  
the Government can stimulate investment, 
improve Victoria’s tax competitiveness, and 
ensure local businesses are not unfairly penalised 
for land appreciation unrelated to their normal 
business operations.

1.2 Fire Services Property  
Levy Relief
Provide relief to commercial and retail property owners 
who are paying an unfair proportion of the Fire Services 
Property Levy.

Why It’s Important

The Property Council believes that the 
fairest method for raising revenue to fund 
fire	and	emergency	services	is	through	

the collection of a property based levy. We believe 

the best design for such a levy involves the 
broadest base possible and should be modeled 
upon the principles of affordability, equity and a 
property’s level of risk.

 
Key Recommendations
That the State Government:

 | devise a long term tax reduction 
strategy which reduces the upper land 
tax threshold from 2.25 per cent to 1.7 
per cent; and

 | amend Victoria’s land tax property 
aggregation arrangements to more 
closely match NSW’s.

2  Note: We have assumed the relevant taxpayer is a company 
(i.e. the normal rates apply in Victoria and the taxpayer is not 
the trustee of a special trust for NSW purposes).
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Why it’s Important

The commercial and retail sector is 
presently responsible for 14.5 per cent of 
building	fires	in	Victoria.	However,	under	

the FSPL, the commercial property sector is 
funding a disproportionate amount of the cost of 
responding to them. This contrasts directly with 
the residential property sector where 58 per cent 
of	buildings	fires	take	place,	but	far	less	of	the	
FSPL burden is being imposed.

According to current arrangements, commercial 
properties within MFB areas are being charged  
at a rate 8.8 times higher than the residential  
levy rate. The ratio is even worse in CFA areas  
at 9.5 times. This disparity contrasts heavily  
with the more equitable arrangements outlined 
in the Local Government Act which insists on a 
variance in differential municipal rates no greater 
than four times.

1.2.1 FSPL Rate Adjustments and Caps

Under	the	FSPL,	an	unfair	financial	burden	is	
being placed upon Victoria’s commercial and 
retail business sector which has traditionally 
assumed the greatest degree of self-responsibility 
for	preventing	and	managing	fires.	Such	an	
approach is not what we consider to be sensible 
tax reform. Nor is it in line with the Government’s 
promise to ensure that ‘business sectors 
(commercial, industrial and farm) pay broadly the 
same share of the overall burden as is the case 
under the present system. 

According to our research, tenants in Melbourne 
commercial properties occupying between 
7,120sqm and 23,000sqm can expect increases 
between 74 and 139 per cent, even after stamp 
duty and GST savings are taken into account. 
This will increase their FSPL obligation by 
between	$11,259	and	$29,878	this	financial	year	
(between $1.30psm and $1.58psm), depending 
on property value and how effectively they have 
negotiated their insurance.

On 28 August 2012, the State Government 
announced	major	reforms	to	how	fire	and	
emergency services would be funded in Victoria. 
Within this framework, we supported the 
Government’s creation of a vacant land category, 
improved accountability for insurance companies, 
greater funding transparency, a broadening of 
the tax base and the elimination of the tax-on-tax 
effects of GST and Stamp Duty on the previous 
Fire Services Levy. However, the Property Council 
believes the Government’s Fire Services Property 
Levy (FSPL) model unfairly penalises commercial 
and retail property owners by substituting the 
values of responsible disaster management and 
even handed burden sharing with opportunistic 
property wealth taxation. 

According to our analysis, the FSPL is having an 
extremely damaging impact upon thousands of 
Victorian property businesses. In some cases, 
property owners are reporting tax increases of 
over 130 per cent based on recently received 
rating notices. Clearly, increases of this nature  
are unacceptable.

Unless major reforms are made to the FSPL,  
the State Government risks undermining 
Victoria’s economic growth, business investment, 
job	creation,	fire	safety	standards	and	the	
superannuation savings of the 11.2 million 
superannuates who collectively invest in Victoria’s 
investment	grade	office	buildings.

Outlined below are several areas where the 
Property Council believes improvements to  
the FSPL can be made.

EASING THE PROPERTY TAX BURDEN
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The current relationship between the  
FSPL	and	a	property’s	fire	risk	must	 
be amended. 

At present, commercial properties and shopping 
centres	host	the	most	sophisticated	fire	
management systems in Victoria. Consequently, 
they	hold	a	very	low	fire	risk.	Unfortunately,	 
under the FSPL system, their investment in  
fire	suppression	measures	and	their	low	risk	
profile	does	not	have	any	impact	upon	their	 
FSPL liability. If anything, it increases it due  
to the elevated property value attributed to  
their investment. 

This	flawed	approach	to	funding	fire	and	
emergency services sends a negative message 
to the business community about how much 
the government values property owners taking 
responsibility for risk. Essentially, the FSPL 
substitutes a ‘tax on insurance’ with a ‘tax 
on	those	who	invest	in	fire	prevention	and	
suppression’. This is misguided. 

In order to rectify this, amendments should be 
made to the FSPL to reward those businesses who 
have	chosen	to	be	proactive	about	fire	prevention	
and	risk	management.	A	five	per	cent	discount	
based on pre-agreed criteria would be appropriate.

1.2.2 Discount for Investing in Fire Prevention  
and Suppression Measures 

 
Key Recommendation
That the State Government introduce 
a five per cent discount on FSPL rates 
for businesses which invest in property 
based fire suppression measures.

EASING THE PROPERTY TAX BURDEN

 
Key Recommendations
That the State Government reduce FSPL 
rates or introduce a cap in the MBF and 
CFA zones for commercial and retail 
property to match their assurance that no 
Victorian property owner paying FSL will be 
worse off. 

That the State Government amend the 
Valuation of Land Act to enable the above 
changes and improve the equity of the Fire 
Services Property Levy. 

The impact on commercial properties within CFA 
areas is markedly worse with exposure to an 80 
per cent premium over those in MFB areas.

Clearly, tax increases of this nature are not 
consistent with the Government’s promise that 
‘business sectors’…. will….‘pay broadly the same 
share of the overall burden as is the case under 
the present system’. 

If the State Government intends to stay true to its 
assurances that no Victorian property owner who 
has been paying FSL will be worse off, then an 
adjustment to the FSPL rates or the introduction 
of a cap must be made.
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Why it’s Important

Due to the unpredictable nature of an FSPL 
based on CIV assessment, a dedicated 
review mechanism should be created for 

businesses to have their FSPL liability reassessed 
in the event that it is unduly punitive. 

During 2005, the State Opposition proposed a similar 
review mechanism in regard to managing the former 
Government’s unpredictable land tax increases 
(Source: http://www.robertclark.net/archive/
finance/050413ylmlandtax.htm).	Such	an	approach	
should be considered for managing the FSPL. 

1.2.3 Review Mechanism for FSPL Increases

Why it’s Important

Traffic	congestion	has	worsened	
dramatically in many parts of Melbourne 
and is now a serious threat to our city’s 

economic wellbeing. Both sides of politics, in 
their respective time in government, have argued 
that a ‘Congestion Levy’ – in the form of a tax 
charged on car parks in the CBD and selected 
surrounding areas – is the best way to address 
the problem. 

This	argument	is	flawed	on	a	number	of	levels.	
The Congestion Levy is nothing more than a 
tax	on	property. The	changes	announced	in	the	
2013-14 State Budget to start charging for empty 
parking bays makes it very clear that this tax is 
not about reducing car usage, but about taxing 
property. Further,	its	expansion	in	the	Mid-Year	
Economic Update has demonstrated that it is a 
tax grab. 

1.3 Car Parking Congestion  
Levy Reform
Reform the Car Parking Levy so that it is applied in a fair  
and equitable manner.

The result of the changes to the car parking tax 
will	be	significant	and	far	reaching.	The	most	
immediate	impact	will	be	a	significant	drop	in	the	
value of affected properties as there is no user of 
empty bays to pass the cost on to. This in turn 
will result in a decrease in rates revenue for the 
City of Melbourne and a reduction in land tax 
and stamp duty revenues for the Government. 
Additionally, those ordinary ‘mum and dad’ 
Australians who invest in property through their 
superannuation funds will see a reduction in the 
value of their investments as well as lower returns.

Not	only	are	there	the	immediate	financial	effects	
of the changes to the tax, but there are also 
serious implications for the Victorian economy. 
Melbourne is already competing with Sydney as 
a destination for business and investment. This 
tax, and particularly the removal of concessions 

 
Key Recommendation
That the State Government introduce 
a dedicated FSPL review mechanism 
for businesses to have their liability 
reassessed in the event that they are 
unduly punitive.

EASING THE PROPERTY TAX BURDEN
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Key Recommendations 
 
That the State Government introduce 
the following reforms to the Car Park 
Congestion Levy:

 | reintroduce the 75 per cent statutory 
ratio;

 | reinstate the exemption on short stay 
car parks; and

 | incrementally reduce the rate charged 
per car park as the State’s Budget 
position improves.

Why it’s Important

The Property Council believes that actively 
promoting Victoria’s attractiveness for 
both domestic and overseas visitors 

should be a key policy priority given the value  
of tourism and hospitality to the state economy.

Victoria currently holds a competitive advantage 
relative to other Australian states in terms of 
its high quality of life, a vibrant multicultural 
community, established arts scene, renowned 
events calendar and globally recognised 
education institutions. This appeal translates 
into the attraction of a high number of interstate 
and overseas visitors, a large percentage 
of which provide income for the state’s vast 
accommodation industry.

The latest research from the Australian Bureau 
of Statistics shows that Victoria recorded the 
second highest level of occupancy for hotels, 
motels and serviced apartments nationally (68 per 
cent). Tourism Victoria has forecast that in 2014-
15, Victoria will attract an estimated 2,014,000 
international overnight visitors, the majority of 
whom will be on holiday.

1.4 Ruling Out a Bed Tax
Rule out the introduction of a ‘bed tax’ imposing additional 
costs on the accommodation sector.

We understand the Victorian Government may 
be considering the introduction of a bed tax to 
help address Victoria’s infrastructure shortfalls. 
In our view, imposing additional costs on 
accommodation businesses would undermine 
economic activity, result in job losses and 
lower service delivery standards. As a result, 
the Property Council is calling on the State 
Government to rule out the introduction of a 
future bed tax.

 
Key Recommendation 
 
That the State Government rule  
out the introduction of a bed tax to  
finance infrastructure development  
and service provision.

for empty and short term car parks, will make 
parking in the Melbourne CBD more expensive 
than in Sydney (although the nominal rate is 
notionally lower). This will only serve to increase 
the costs for business as rents increase for sites 
which include car parks, and increased costs 
flow	through	to	Fringe	Benefit	Tax	increases	for	
organisations which provide employees with  
car parking. 

At a time when Victoria is attempting to position 
itself as a major Asian business centre, increasing 
geographically	specific	business	taxes	by	
approximately $75 million seems counterintuitive. 
We encourage the government to undertake  
a rethink.

EASING THE PROPERTY TAX BURDEN
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Why it’s Important

Every year in the State Budget the Victorian 
Government provides a detailed snapshot 
of	the	State’s	finances.	This	snapshot	

contains a mixture of actual, revised and 
budgeted	figures	for	all	of	the	State’s	methods	
of taxation on property, gambling, statutory 
corporations, insurance, motor vehicles and  
other	areas	like	landfill	and	liquor	licenses.

Over recent years, the State Government has 
become increasingly reliant upon taxes levied  
on the property sector. Given property taxes 
are now even more essential to the State 
Government’s	financial	security,	it	seems	prudent	
to review how property taxation is reported within 
official	government	documents.	We	suggest	 
that the New South Wales system of reporting 
stamp duty collected by property sector – 
residential and commercial – is preferable to  
the Victorian system. 

Given that commercial and residential property 
markets each operate on different investment 
cycles, the revenue sourced from these markets 
fluctuates	at	different	times	for	different	reasons.	
In	order	to	better	reflect	the	distinctive	operative	
patterns	and	fiscal	contributions	made	by	these	

1.5 Property Tax Collection 
Reporting
Report stamp duty collected by sector rather than  
as a lump sum.

 
Key Recommendation 
 
That the State Government alter its 
annual budget reporting requirements by 
separately detailing the revenue collected 
from commercial and residential duty 
transactions commencing in the budget 
year 2015-16.

property sectors, and to help government 
appreciate the health of its property sector  
over the business cycle, it makes sense to  
report stamp duty transactions for commercial 
and residential as separate line items within  
the State Budget. 

We believe this change to the State Budget’s 
reporting methods can be easily implemented 
without any adverse impacts on existing data 
collection operations. Accordingly, we request 
that this reform be implemented in the 2015-16 
Budget year. 



“Harnessing the 
investment and 
innovative power of the 
private sector is how 
Victoria will conquer its 
infrastructure backlog.”
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BOOSTING THE INFRASTRUCTURE BASE 

2.1 Funding

2.1.1 Asset Recycling Agenda

Recycling state and council assets through sale or lease  
to generate funding for infrastructure investment. 

Why It’s Important

Tremendous opportunities exist to generate 
funds for infrastructure investment through 
the sale of government owned assets. 

Currently, the State Government and many councils 
are part or full owners of a number of infrastructure, 
building and land assets which do not need to be 
held in public hands or in their present locations. 

The Port of Melbourne, Victoria’s share of the 
Snowy Mountain Hydro Scheme, vacated school 
and other education sites, water authorities, 
public buildings in prime locations and tracts of 
vacant land in and around Melbourne and its rail 
network are all examples of assets which could 
be transferred to the private sector through either 
ownership or a long term lease operation. 

Previous initiatives by the former Government and 
this Government have failed to deliver acceptable 
outcomes in relation to asset recycling, particularly 
in respect of the time it has taken to dispose 
of	assets	identified	as	surplus	to	Government	
requirements.

The Property Council is of the view that the above 
assets can all be successfully managed by the 
private sector in the long term, public interest. 

2. BO   STING THE  
INFRASTRUCTURE  
BASE

Further, we believe better community, service user 
and economic outcomes can be achieved outside 
of the day-to-day control of government authorities.

Consequently, we are calling on the State 
Government and Victoria’s 79 councils to begin 
making arrangements for the recycling of the above 
assets in order to unlock immediate funding for 
essential infrastructure investment.

 
Key Recommendations 
 
That the State Government:

 | initiate an asset recycling audit of 
all State Government owned public 
buildings and vacant land holdings 
which lack long term strategic value  
to the community; and 

 | establish a central agency tasked with 
managing the recycling of all assets 
identified in the above audit.
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Why It’s Important

The Property Council believes that the Port 
of Melbourne should be sold or leased into 
private hands as soon as practical after the 

completion of the Webb Dock expansion.

By changing the Port’s ownership, the State 
Government can unlock much needed capital 
to address the State’s growing infrastructure 
backlog. Importantly, it can do so without 
compromising the service delivery standards  
of this important economic infrastructure asset.

At a future date when the Port’s ownership has 
changed, the Property Council believes the 
capital raised should be used for projects which 
are	of	community-wide	benefit.	Importantly,	the	
revenue should not be used for debt relief or 
temporary tax relief.

2.1.2 Port of Melbourne Sale/Leasing Rules

Establishing rules regarding the future sale/lease  
of the Port of Melbourne.

 
Key Recommendations 
 
That the capital raised via the future sale  
or lease of the Port of Melbourne adhere  
to the following principles that:

 | all proceeds are applied to infrastructure 
projects which are of state-wide benefit;

 | infrastructure projects only receive 
funding if they pass a cost benefit 
analysis and are of state or city  
shaping value; 

 | any proceeds are not used for debt  
relief or recurrent expenditure; and 

 | any proceeds are not used for 
temporary tax relief.

 
Key Recommendations 
 
That the State Government undertake 
the following asset recycling initiatives:

 | investigate the value of long term 
leasing arrangements for the Port  
of Melbourne; and

 | commence the process of recycling 
Victoria’s:

 | share of the Snowy Mountain  
Hydro Scheme;

 | portfolio of vacated school and 
educational sites; and

 | suburban water authorities.

 
Key Recommendations 
 
That the State Government:

 | require all local councils to disclose  
in their annual reports their current 
leasing registers; 

 | conduct a state-wide local council asset 
recycling audit to identify all buildings, 
businesses and land holdings in local 
council ownership which could be sold 
to fund infrastructure; and

 | establish appropriate governance 
arrangements and performance  
targets to expedite disposal.

BOOSTING THE INFRASTRUCTURE BASE
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Why It’s Important

The Property Council urges the State 
Government to adopt innovative 
infrastructure investment approaches – 

such as the Build and Sell model – to address  
the state’s infrastructure backlog. 

Efficient	infrastructure	is	critical	to	unlocking	the	
full potential of the state’s economy. Victoria 
currently	has	an	infrastructure	deficit	that	
requires urgent attention to meet the demands 
of a growing population without compromising 
amenity. Uncertainty surrounding Victoria’s long-
term infrastructure pipeline is a major concern 
for the property sector. Furthermore, the scale 
of investment required means that innovative 
methods for new funding arrangements and 
financing	models	need	to	be	pioneered.	

The Build and Sell model of infrastructure 
construction employs a staged approach to 
infrastructure construction and delivery. An initial 
investment is required from the government for 
the	first	stage	of	the	project.	Once	complete,	this	
stage is sold to the private sector to own and 
operate and the proceeds are used to fund the 
next stage of the project. This process continues 
until the infrastructure project is complete and is 
fully owned by the private sector.

This approach delivers essential infrastructure in 
a cost-effective manner and boosts the economy 
through	direct	and	indirect	benefits.	Direct	
benefits	include	more	efficient	linkages	between	
people,	jobs	and	services,	and	indirect	benefits	
include job creation during the construction phase 
into the ongoing operation of the infrastructure.

The Federal Government has indicated strong 
support for the Build and Sell model as a vehicle 
for kick-starting the delivery of an infrastructure 
pipeline Australia-wide. Demonstrating this 
support, the Federal Government has prioritised 
co-funding the WestConnex motorway in New 
South Wales as a Build and Sell model. 

2.1.3 Adopting the WestConnex Model  
for Infrastructure Development

Adopting a build and sell approach to major infrastructure 
development.

 
Key Recommendation 
 
That the State Government adopt 
innovative methods such as a Build and 
Sell model for engaging with the private 
sector in the development and delivery  
of new infrastructure.

BOOSTING THE INFRASTRUCTURE BASE 
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Why It’s Important

Asset	value	capture	has	been	identified	in	
both Plan Melbourne and the Fishermans 
Bend Draft Vision as an avenue of 

funding hard and soft infrastructure. The premise 
behind this fundraising method is to capture the 
value generated by infrastructure upgrades within 
a region. 

Differing forms of value capture are commonly 
employed in comparable economies, including 
the United States, Denmark, New Zealand and 
Hong Kong. However, these are not analogous, 
as most of the jurisdictions utilising value capture 
mechanisms do not also levy Australia’s very wide 
set of property taxes. 

The Property Council believes there is no case for 
adopting broader value capture techniques while 
retaining	Australia’s	extensive	menu	of	inefficient	
property taxes. No other country utilises value 

2.1.4 Asset Value Capture Policy

Stopping the introduction of a new tax on property.

 
Key Recommendation 
 
That the State Government abandons 
asset value capture as a mechanism for 
funding infrastructure projects.

capture while also employing land taxes, property 
transaction taxes, capital gains taxes, developer 
charges,	property-based	fire	services	levies,	
car parking taxes, municipal rates, betterment 
taxes and augmentation fees (to name a few). 
Consequently, the Property Council opposes the 
introduction of this new tax on property.

BOOSTING THE INFRASTRUCTURE BASE
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2.2 Governance

2.2.1 Infrastructure Victoria

Establishing Infrastructure Victoria to assist with the 
management of the state’s infrastructure needs.

Why It’s Important

Victoria faces innumerate infrastructure 
development challenges which require a 
long term, professional and depoliticised 

approach to guide government decision making.

At present, the Commonwealth Government 
pursues this approach through the operation 
of Infrastructure Australia which advises key 
stakeholders on the following issues:

 | Australia’s current and future infrastructure 
needs;

 | mechanisms	for	financing	infrastructure	
investments; and

 | policy, pricing and regulation and their 
impacts	on	investment	and	on	the	efficiency	
of the delivery, operation and use of national 
infrastructure networks.

The Property Council believes the Victorian 
community and its broader economy would 
benefit	from	a	similar	approach	to	developing	
the state’s infrastructure priorities. Consequently, 
we call on the State Government to establish an 
independent statutory authority to oversee these 
important strategic activities.

 
Key Recommendation 
 
That the State Government establish 
Infrastructure Victoria to assess and  
plan for Victoria’s long term  
infrastructure needs.
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Key Recommendation 
 
That the State Government impose a 
mandatory cost benefit analysis test on  
all public sector infrastructure projects 
valued over $250 million, release the 
headline results of this analysis for 
public review and randomly conduct 
post-completion reviews to assess the 
effectiveness of the imposed standard.

Why It’s Important

Managing public money is one of the 
most important responsibilities any 
government can hold. 

Over the past decade, a considerable amount 
of public money has been wasted by successive 
State and Federal Governments on poorly 
thought	out	and	weakly	justified	infrastructure	
projects. In an era where tax revenue is tight,  
debt is rising and economic activity is tepid, 
prudent investment decision-making must  
remain an essential yardstick of competent 
economic management.

In order to reduce the frequency of misguided 
infrastructure projects reaching the funding stage, 
the State Government (through the Department 
of Treasury and Finance) should impose a 
cost	benefit	analysis	test	upon	all	projects	it	is	
considering above $250 million. This test should:

 | draw upon existing optional requirements 
currently in practice within the Department  
of Treasury and Finance (Investment 
Management Standard); 

2.2.2 Mandatory Cost Benefit Analysis Tests

Introduce mandatory cost-benefit analysis tests  
for all infrastructure projects over $250 million.

 | meet the assessments standards formally 
recognised by Infrastructure Australia;

 | demonstrate value for money, an acceptable 
return on investment and evidence based 
public interest/need; and

 | have its results publicly released and  
randomly audited.
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Why It’s Important

Victoria’s designated growth areas 
represent one of Greater Melbourne’s 
worst examples of infrastructure  

supply falling behind infrastructure demand.  
In almost every category of road development, 
the burgeoning suburbs of these regions 
significantly	lag	parity	with	the	standards	 
enjoyed in Melbourne’s established suburbs.

Areas of Melbourne are fast approaching a 
similar fate to that of Western Sydney. Evidence 
of this shift is demonstrated in Melbourne’s 
northern suburbs which have some of the slowest 
commute times in Australia. To avoid similar 
outcomes elsewhere in Greater Melbourne, the 
Government must pre-emptively invest in hard 
infrastructure within growth areas before they 
become fully developed. Failure to do so runs 
the	risk	of	Melbourne	becoming	a	city	defined	
by social dislocation whereby the inner suburbs 
enjoy	Australia’s	finest	living	standards	and	the	
outer suburbs epitomise our worst.

The Property Council recommends that the State 
Government create a $500 million Growth Areas 
Road Transport Fund (GARTF) to reverse the 
region’s	current	road	infrastructure	deficit.	The	

2.3 Investment and Management

2.3.1 Create a Growth Area Road Transport Fund (GARTF)

Create a $500 million Growth Areas Road Transport Fund to provide 
funding exclusively for arterial road development in growth areas.

 
Key Recommendation 
 
That the State Government create a $500 
million Growth Areas Road Transport 
Fund (GARTF) to help boost arterial road 
construction in Victoria’s growth areas.

GARTF would operate similarly to the existing 
Regional Growth Fund and would be funded 
entirely out of consolidated revenue. The fund 
would operate for a single electoral term and 
provide funding directly targeted at arterial road 
development in growth areas. 

Importantly, it would be focused on addressing 
these infrastructure challenges not being 
addressed by existing Growth Areas Infrastructure 
Charge (GAIC) funding.

The State Government has the opportunity to 
create and sustain one of the world’s most livable 
modern cities. We consider the creation of the 
GARTF, separate to the Government’s Growth 
Areas Public Transport Fund and Building New 
Communities Fund, to be crucial to that vision 
becoming a reality. 

BOOSTING THE INFRASTRUCTURE BASE 
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Why It’s Important

Melbourne’s two international  
airports, Melbourne and Avalon, are 
two key components in Victoria’s 

economic infrastructure.

As critical infrastructure assets, these airports 
contribute	significantly	to	the	local,	state	and	
national economy as they act as important freight 
distribution centres and employment and activity 
hubs for the commercial, retail, tourism and 
hospitality sectors.

2.3.3 Protecting Victoria’s Two 24 Hour  
International Airports

Maintaining Victoria’s ‘no curfew’ policy for its two 
international airports.

BOOSTING THE INFRASTRUCTURE BASE

The Property Council believes that Melbourne’s 
two primary airports should be able to continue 
operating 24 hours a day, 7 days a week  
to help maximise the state’s economic and 
social activity.

By	hosting	two	airports	with	highly	flexible	
operating hours, Melbourne can improve the 
efficiency	of	its	freight	distribution,	lift	airfreight	
cargo volumes and improve state-wide 
productivity. As a result, present operating  
hours should be maintained.

Why It’s Important

A  major impediment to increasing 
the performance of Melbourne’s 
metropolitan passenger rail services is 

the antiquated nature of its signaling systems. 
At present, these systems prevent a range of 
service enhancements from taking place such as 
improved service frequency and gap closures. 

According to many transport experts, high-capacity 
signaling has the ability to revolutionise the 
performance of Melbourne’s passenger rail system. 

At present, Public Transport Victoria (PTV) is 
overseeing a High Capacity Signaling Trial on the 
Sandringham Passenger Rail Line. The Property 
Council supports this initiative as well as PTV’s 
plans for improving overall network performance 
(e.g. dwell time) and capacity (e.g. rolling stock). 

2.3.2 Introduce High Capacity Signaling Equipment

Introduce high-capacity signaling equipment for metropolitan 
Melbourne’s passenger rail services.

 
Key Recommendation 
 
That the State Government introduce 
high-capacity signaling equipment on all 
metropolitan passenger rail lines as soon 
as the Sandringham trial is complete.

As soon as the Sandringham Trial Program is 
complete, we encourage the State Government 
to expand these essential performance upgrades 
across the rest of Melbourne’s metropolitan 
passenger rail network.
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2.3.4 Improved Disclosure on Container Port Policy

Better disclosure on major infrastructure investment  
decisions - Ports.

Why It’s Important

The Port of Melbourne is expected to 
reach capacity in the mid 2020’s and a 
second port will be required to handle the 

increase in containerised trade which is forecast 
to quadruple by 2035. To accommodate this 
growth	the	State	Government	has	identified	the	
need for a second port to be established. The 
discussion of where the additional port should be 
located has mainly revolved around two locations, 
Hastings and Bay West. 

The Government recently announced $110 
million to progress development of the Port of 
Hastings site. The Property Council supports the 
development of a second port but has several 
concerns including the level of consultation 
that has been undertaken with the industrial, 
freight and logistics sectors on the location for 
the second port. We are also concerned that 
several key issues with Hastings have not been 
considered including:

 | the lack of road and rail links;
 | the development of the port in the east when a 
large portion of industrial growth is in the west;

 | the native vegetation and heritage land located 
at Bay West;

 | the increase in plant closures in the west; 
 | the impact on employment; 

 | the economic and transport cost impact on 
existing logistic businesses in the west; 

 | congestion impacts in the south-east; and
 | a	cost	benefit	analysis	has	not	been	released	
for each of the potential port sites.

With so little information publicly available to 
illuminate the community on the Government’s 
decision making process, the property industry 
would	like	greater	disclosure.	Specifically,	a	better	
insight into the economic, logistical and social 
justification	for	favouring	Hastings	over	Bay	West.	
Consequently, we are calling on the Government 
to	publicly	release	its	internal	cost	benefit	analysis	
work on the two alternatives.

 
Key Recommendation
The State Government publicly release 
the cost benefit analysis of the Port of 
Hastings development and the Bay  
West alternative.

 
Key Recommendation 
 
That the State Government maintain the 
24 hour, 7 day a week ‘no curfew’ policy 
for Melbourne and Avalon airport.

BOOSTING THE INFRASTRUCTURE BASE 
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responsibility must 
always be the prudent 
management of the 
public’s finances.”



VICTORIA: THE PROPERTY STATE

Page

27

LEADING ON ECONOMIC MANAGEMENT

3.1 Increase Debt Limits
Responsibly increase the State Government’s current debt levels  
to fund infrastructure projects.

Why It’s Important

The property sector highly values the 
State	Government’s	excellent	financial	
leadership that has ensured Victoria is  

the only state or territory with a triple-A credit 
rating awarded by two ratings agencies (Standard 
& Poor’s and Moody’s). 

Victoria’s	economic	and	fiscal	reputation	is	an	
important achievement that attracts foreign 
investors, minimises borrowing costs and enables 
infrastructure and service expenditure. In a fragile 
economic environment, the security of Victoria’s 
triple-A credit rating and the maintenance of a 
responsible debt limit cannot be underestimated.

In 2008, the Property Council engaged the Allen 
Consulting Group to identify the optimal level of 
debt	financing	that	could	prudently	be	undertaken	
by the State Government while maintaining its 
triple-A credit rating (The Allen Consulting Group, 
Optimal Debt Level for the State of Victoria). The 
report found that more borrowing was possible 
without threatening Victoria’s triple-A rating. 

LEADING     N 
ECONOMIC 
MANAGEMENT 

3.

 
Key Recommendation 
 
That the State Government raise its debt 
capacity to invest in infrastructure without 
compromising its triple-A credit rating.

The Property Council believes additional capacity 
continues to exist today within the context of 
Victoria’s present budget position. Consequently, 
we urge the Government to explore the possibility 
of taking on additional debt to fund infrastructure 
investment without triggering a rating downgrade.
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Section Name

3.2 Raise Budget Surplus Target
Increase the budget surplus target to $250 million through 
cost savings. 

Why It’s Important

The Property Council believes that the 
former	target	of	$100	million	for	an	official	
budget surplus, as a benchmark for good 

financial	management,	is	now	outdated.	

The current target was developed in 1999 as 
a result of the Kennett Government’s use of 
budgetary surpluses as a yardstick for assessing 
financial	management.	When	the	target	was	set,	
$100 million represented 0.45 per cent of annual 
government revenue. Today, the same nominal 
target amounts to just 0.21 per cent of annual 
government revenue, a 53 per cent reduction 
in size. While recognising the 2012-13 Budget 
surplus achievement of $316 million, the  
Property Council believes that it is now necessary 
to	increase	the	target	to	reflect	the	state	of	
today’s global economy and the variance in 
government expenditure.

 
Key Recommendation 
 
That the State Government raise its annual 
budget surplus target to $250 million 
through cost savings and direct future 
budget surpluses into public infrastructure 
development and/or property tax relief.

The Property Council recommends that the 
Government revise its budget surplus target 
to	$250	million	to	more	accurately	reflect	
the changed nature of the State Budget and 
contemporary	financial	realities.	This	should	
be primarily achieved through rationalising the 
delivery of government services and the abolition 
of government waste. We recommend that 
future budget surpluses be invested in public 
infrastructure development and/or property  
tax relief.
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4.1 Establish a Housing 
Affordability Monitor
Establish a government body to review all policy impacting 
upon housing affordability.

Why It’s Important

In recent years, the scale and breadth 
of government policy impacting upon 
Melbourne’s housing sector has grown 

substantially. As housing affordability is a major 
competitive advantage for our state, the property 
industry has observed this rising burden with 
increasing concern.

According to our analysis, the cost of meeting 
government policy is now higher than the raw 
cost of land in Melbourne’s critical growth 
corridors. If left to grow unchecked, it will not be 
long before this trend results in Melbourne losing 
its affordability edge forever. Such an outcome 
will be especially harmful to young families and 
Victoria’s ageing community.

The property industry has consistently advocated 
for government policy to be routinely assessed 
so that the cost impact upon home buyers is 
managed. We have done so because we believe 
no one at present is ultimately responsible for 
Melbourne’s deteriorating housing affordability.

The Property Council believes that the State 
Government has a key role to play in ensuring 
that Melbourne’s housing affordability advantages 
are not lost. Consequently, we are calling on the 
Government to establish a Housing Affordability 
Monitor to review all government policies 
impacting upon the affordability of products in  
the housing sector.

IMPR   VING 
HOUSING 
AFFORDABILITY 

4.

 
Key Recommendation 
 
That the State Government establish a 
Housing Affordability Monitor to review  
all policies impacting on the housing  
sector before they are introduced. 
This process should include a Housing 
Affordability Impact Statement which is 
publicly reported.

IMPROVING HOUSING AFFORDABILITY
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4.2 Meeting the Affordable 
Housing Challenge
Sensible approaches for improving Melbourne’s affordable 
housing stock.

Why It’s Important

Affordable housing is a vital element of 
competitive, dynamic and harmonious 
cities. It is important because there is a 

social and economic cost to be paid if workers 
are priced out of the cities where they work.  

The lack of affordable housing can also have 
a serious effect on a society’s wellbeing. 
Affordability matters because a society must 
offer housing at a fair and equitable price for 
future generations and across all segments of the 
market. 

New home-owners, particularly in Melbourne’s 
growth	areas,	are	finding	housing	increasingly	
expensive. Many of the new homes on offer 
do not qualify as affordable. The prices of new 
houses	in	growth	areas	are	inflated	due	to	the	
hidden taxes and charges which subsidise new 
community infrastructure and are levied on new 
residential subdivisions. 

High-rise apartment blocks rarely provide 
affordable housing options either. As Birrell et al 
(2012) noted, ‘it is the relatively high construction 
cost of apartments that are the crucial factor in 
the inability of developers to provide even small 
apartments of 70m² in medium density projects  
of	five	to	nine	storeys	for	below	$450,000’.	

The capacity to pay for housing has diminished 
over the longer term and presently shows no sign 
of abating. Housing stress remains a pressing 
social problem but is also an economic problem 
as workers with needed skills are being priced 
out of the housing market and are increasingly 
unable	to	find	housing	choices	close	to	where	
they work. Occupations with the greatest 
affordability problems include hospitality workers, 
sales assistants, cleaners and carers. This has 
the potential to constrain economic growth and 
undermine liveability for many in the community 
over the longer term.

The Property Council does not support 
inclusionary zoning. Rather than applying an 
inefficient	tax	in	the	form	of	inclusionary	zoning,	
we have advocated a number of alternative 
approaches to boosting affordable housing stock 
such as progress payments for apartments, 
supporting code assess reforms, and reducing 
construction input costs. In addition to these 
policy recommendations, the Government 
should	find	ways	to	streamline	the	planning	
system to allow for the market to better meet 
the community’s needs. Ideally, we prefer an 
approach that sees partnerships between the 
public sector and private industry develop this 
form of accommodation.

Victoria needs an innovative long-term solution  
to social housing and affordable housing.  
Projects such as (then) VicUrban’s ‘The 
Nicholson’ are a clear example of government 
delivering innovative social housing outcomes. 
The current review and master planning of 
significant	social	housing	estates	in	Prahran,	
Richmond and North Melbourne are an 
opportunity to revisit the role social housing  
plays in Melbourne.

IMPROVING HOUSING AFFORDABILITY
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4.3 Housing Diversity
Encouraging housing diversity by amending  
government policy.

Why It’s Important

The Property Council supports the 
principle of increasing housing diversity 
in metropolitan Melbourne as outlined 

in the State Planning Policy Framework (SPPF). 
A diverse housing market provides a range 
of housing options for the full spectrum of 
household types and meets the wide-ranging 
needs of our community. Delivering greater 
housing diversity is critical to creating an inclusive 
city and therefore maintaining and enhancing 
Melbourne’s liveability.

It is our view that the planning scheme has a 
key role to play in the delivery of a more diverse 
housing stock. As noted in the SPPF, the 
planning system must support the delivery of an 
appropriate quantity, quality and type of housing, 
including the provision of seniors living and aged 
care facilities. We believe there are a number 
of initiatives that are essential to supporting the 
delivery of housing diversity. The two most critical 
are listed below.

First, reduce the excessive regulatory 
requirements imposed on residential 
development. Numerous hidden taxes, charges 
and regulatory red tape requirements presently 
hinder	residential	development	significantly.	 
These should be unwound. 

 
Key Recommendations 
 
That the State Government encourage 
housing diversity by:

 | reducing the financial and regulatory costs 
imposed on residential development; and

 | committing additional resources to 
councils to help them apply, implement 
and operate the new planning zones, 
especially the Residential Growth Zone 
and General Residential Zone which 
encourage higher density residential 
development.

Second, increase the delivery of residential and 
mixed-use	developments	on	infill	sites.	The	State	
Government can encourage this by providing 
direction and support to councils to ensure 
the reformed zones are successfully applied 
and implemented, especially the Residential 
Growth Zone and General Residential Zone that 
encourage higher density residential development. 
The appropriate application of these zones should 
make	a	significant	contribution	to	providing	more	
housing choice.

 | provides certainty to investors with 
respect to planning approvals for 
housing developments; and

 | encourages innovative housing 
developments through the State land 
development agency or through joint 
ventures (e.g. ‘The Nicholson’).

 
Key Recommendations 
 
That the State Government:

 | abandons plans for introducing 
inclusionary zoning;

 | discourages preferential treatment 
for ‘affordable housing’ within the 
planning system and instead invests 
resources into improving overall 
speed to market; 

IMPROVING HOUSING AFFORDABILITY
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4.4 Developing a High Density 
Rating Tool to Encourage 
Residential Development 
Introducing an assessment based approach for encouraging 
high density residential development.

Why It’s Important

The Property Council supports the 
principle of increasing housing density 
in metropolitan Melbourne. Increasing 

housing density contributes to the achievement  
of a number of other important housing objectives 
outlined in the State Planning Policy Framework 
(SPPF), including urban consolidation, increased 
housing diversity, improve affordability and higher 
economies of scale. 

While there is considerable evidence that 
increasing housing density is good for 
Melbourne’s long term economic potential, when 
it	comes	to	specific	development	proposals,	the	
level of opposition from the community (most 
often through local councils) is often substantial. 
Consequently, we urge the State Government to 
adopt a proactive rather than reactive approach 
to achieving housing density. 

The Property Council proposes a new strategy 
for encouraging higher density whereby sites 
suitable	for	residential	development	are	identified,	
assessed and promoted for development using  
a formulae driven rating tool.

Under such a system, key sites would be 
assessed on a scale of 1-10 whereby their rating 
would be determined by accounting for liveability 
indicators such as transport, employment, 
open space and social infrastructure. After the 
assessment is complete, the sites with highest 
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score would then be promoted as the preferred 
locations for residential development within 
Greater Melbourne. Rather than building density 
in areas where amenity is weakest, such an 
approach would encourage density where it 
is strongest. By adopting such an approach, 
government would be able to focus development 
in those areas where higher densities can be 
justified	instead	of	the	present	model	which	has	
no consistency. 

In order to secure community support, the 
development of the rating tool should be 
conducted in full cooperation with the general 
public and other relevant stakeholders. Once 
complete, the State Government should then 
deploy the tool for assessment in key urban 
renewal	sites	identified	in	Plan	Melbourne.

 
Key Recommendation 
 
That the State Government develop a high 
density residential development rating tool 
which assesses site suitability based on  
an agreed set of indicators.
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4.5 Progress Payments for 
Apartment Purchases
Work with industry to trial a progress payments regime 
for apartment purchases in Victoria, similar to that in 
operation in Singapore. 

Why It’s Important

Melbourne’s population growth, 
combined with changes to planning 
such as Plan Melbourne will 

necessitate a greater number of higher-density 
residential	developments,	both	in	greenfield	areas	
and in established suburbs.

However, the manner in which apartment projects 
are	financed	currently	are	at	a	distinct	competitive	
disadvantage compared to house and land 
packages. This in turn has the effect of further 
reducing the affordability of apartments, and 
limiting housing choice for Melbourne’s residents. 

The cause of this disadvantage is in part due  
to	the	financing	arrangements	and	requirements	
for apartment developments compared to 
house and land packages. The latter require the 
payment of a deposit by the purchaser, followed 
by progress payments at agreed points in the 
construction process. 

By contrast, apartment projects require payment 
of a holding deposit under a pre-sale contract, 
however the deposit is not made available to the 
developer until the pre-sale contract is complete. 
This can only occur once the development 
has reached occupancy permit stage and the 
Registrar has issued the title. Additionally, a 
significant	number	of	pre-sale	contracts	are	not	
completed due to a failure by the purchaser to 
meet their lender’s requirements that may have 
changed	from	when	the	contract	was	first	entered	
into due to a change in market conditions. 

Further, developers are required to enter into a 
number	of	pre-sale	contracts	before	their	financier	
will	advance	finance	for	the	project,	without	which	
construction cannot commence. This means 

that not only does the developer of an apartment 
project	have	to	finance	the	full	cost	of	the	project	
up front, and the holding costs of completed 
units, they must also take on the risk that 
purchasers will be unsuccessful in completing 
pre-sale contracts.

The result of these differing requirements is 
that	apartments	cost	more	to	finance	and	
are therefore more expensive than they need 
to	be,	and	therefore	are	at	a	distinct	financial	
disadvantage to development of house and land 
packages.	The	financing	of	an	apartment	project	
ultimately requires more developer capital and 
financier	equity	than	financing	a	number	of	house	
and land packages with the same value 
to purchasers.

Additionally, the working capital required for an 
apartment project is higher which in turn limits the 
number of projects a developer can be engaged 
in simultaneously. This can have the effect of 
reducing the supply of stock in the market, further 
contributing to increasing prices.

The progress payments model used in the 
purchase of house and land packages serve to 
reduce the overall equity used in a project, as the 
developer	is	not	required	to	finance	the	entire	cost	
of the project up front. By reducing the overall 
equity used in a project, there should be a similar 
reduction in the price of apartments through a 
structural reduction in the costs of production. 

Singapore currently has a statutory provision 
for progress payments on the purchase 
of apartments. While there are some clear 
differences	in	the	legislative	and	financial	

IMPROVING HOUSING AFFORDABILITY



 
Key Recommendation 
 
That the State Government develop and 
trial a mechanism that allows for progress 
payments in the purchase of apartments  
in Melbourne.

frameworks of Singapore compared to Australia, 
the Property Council believes that the model 
could be adapted to Australian conditions. 

The Property Council is recommending that the 
State	Government	work	with	financial	institutions	
and property industry stakeholders to establish 
and trial a mechanism that allows for progress 
payments for the purchase of apartments in 
Victoria. This scheme should be limited to 
projects of a manageable size, and should 
only run in parallel, not replace, the existing 
mechanisms	for	financing	and	purchasing	
apartments. If the trial is successful, the scheme 
could be extended in its scope. 

The implementation of such a trial scheme is 
heavily reliant on consultation and engagement 
with	the	development	and	financing	industries,	
and as such may take some time to establish.  
We urge government to act expeditiously and 
help maintain a level of affordability of apartments 
in Melbourne. 

Note: The Property Council can provide further information on the design and operation of a scheme, in the form of an independent report.

IMPROVING HOUSING AFFORDABILITY



“An efficient, affordable 
and effective planning 
system will be essential 
if Victoria’s hopes  
to remain a leader  
in property.”
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PLANNING FOR A GLOBAL CITY

Why It’s Important

Victorian builders, developers and 
owners continue to be let down by 
Victoria’s	inefficient	and	politicised	

planning system. Through a mixture of poor 
strategic planning, application delays, managerial 
incompetence, inconsistent decision making  
and legal manoeuvring, the cost of enhancing 
livability in our community is becoming 
increasingly expensive. 

In light of two decades of failed planning  
reform, the Property Council believes that  
Victoria needs a new decision making body  
which can deliver certainty to planners,  
investors and the community.

As part of a suite reforms included in the 
Government’s recently released Plan Melbourne 
Strategy, an independent Metropolitan Planning 
Authority (MPA) was created. The Property 
Council welcomes this initiative as an essential 
step	towards	fixing	Victoria’s	planning	problems.

Outlined below is how the Property Council 
believes the MPA should function and what its 
responsibilities should be. 

Guiding Principles

1. Delivery Tool for Plan Melbourne

 | plan for the long term growth of metropolitan 
Melbourne (not the State nor the local level); and

 | through a newly created Minister for 
Implementing Plan Melbourne (supported 
by the Department of Transport, Planning 
and Local Infrastructure), implement the 
Victorian Government’s Vision for metropolitan 
Melbourne.

2. Policy Application

 | operate within a clear government framework 
of policy making and policy application. 

Functions

3. Implement Plan Melbourne 

 | ensure the Plan Melbourne vision is integrated 
within government departments, agencies 
and local governments. Integrate the planning, 
development and investment visions of 
government departments;

PLANNING F   R  
A GLOBAL CITY 

5.

5.1 Governance

5.1.1 Operate, Fund and Empower a Metropolitan 
Planning Authority 

Enable and effectively fund a Metropolitan Planning 
Authority to improve the operational effectiveness  
of Victoria’s planning system.
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 | set delivery measures for state and local 
government to meet that ensure the objectives 
of Plan Melbourne are achieved;

 | assist local government to meet delivery 
measures; and

 | report on and monitor the implementation of 
Plan Melbourne with pre-agreed performance 
and implementation criteria.

4. Planning Powers

 | preserve local government’s role as a planning 
authority – assist without taking away local 
government power; and

 | sites of strategic economic, infrastructure, 
social	and	environmental	significance	to	have	
alternative arrangements:

 | assume planning approval powers; and
 | be overseen by geographically based 
advisory boards.

5. Economic Development

 | promote the shift toward employment and 
economic clusters;

 | facilitate inter-agency coordination in areas 
deemed	to	be	of	economic	significance;	and

 | deal with major applications.

6. Housing

 | facilitate the setting of delivery measures by local 
government in line with Metropolitan Planning 
Strategy objectives to manage population growth;

 | govern the ongoing implementation of the new 
Residential Zones; and

 | ensure that the housing economics remain 
focused on long term affordability metrics.

7. Infrastructure 

 | assist the Victorian Government to set priorities 
in line with implementation of Plan Melbourne;

 | be responsible for project coordination where 
directed by the State Government; and

 | facilitate the coordinated planning of 
major service needs by State Government 
departments and agencies and local 
government. This could include planning for 
hospitals, universities, regional sports centres 
and justice services.

Operations

8. Funding

 | oversee targeted revenue collection and distribution;
 | increase planning fees across the board, but 
link the increases to service delivery outcomes; 
and

 | manage the distribution of other funding 
sources such as the Growth Areas Infrastructure 
Contribution and associated works-in-kind.

9. Dispute Resolution

 | resolve planning disputes between local and 
state planning frameworks.

10. Structure

 | a balanced mix of government and private 
sector expertise on the board and executive 
will be critical; and

 | commercial and private sector experience  
will be required to effectively coordinate and  
drive outcomes.

 
Key Recommendations 
 
That the State Government charge  
the new Metropolitan Planning 
Authority with:

 | implementing Plan Melbourne;
 | integrating the planning, 
development and investment visions 
of government departments such as 
DTPLI and DOSD; 

 | assuming planning approval powers 
for sites of strategic economic, 
infrastructure, social  
and environmental significance;

 | resolving planning disputes between 
local and state planning frameworks;

 | overseeing targeted revenue 
collection for the development of 
urban renewal and growth area sites; 
and

 | the adoption of the above listed 
10 point plan for a Metropolitan 
Planning Authority.

PLANNING FOR A GLOBAL CITY



5.1.2 Creating a Single Development Authority

Rationalising Victoria’s two development authorities into  
a single entity.

Why It’s Important

The Property Council urges the State 
Government to rationalise its involvement 
in the business of development and 

amalgamate the two current development 
authorities into a single agency reporting to a 
single Minister. 

While the remit of Places Victoria and Major 
Projects Victoria are different, they both have 
overarching goals of enhancing the liveability 
and resilience of communities. Places Victoria 
does this through facilitating and delivering urban 
renewal projects and Major Projects Victoria does 
this through delivering infrastructure to promote 
economic, social and environmental outcomes  
for the Victorian community.

The current division between two agencies 
divides	finite	staff	and	financial	resources	while	
simultaneously duplicating administrative and 
governance processes. This is a waste of both 
funding and time, which is even more concerning 
given tight budgetary conditions. 

We	believe	there	is	significant	value	in	rationalising	
this situation by creating a single development 
agency that has the expertise and resources 
to deliver the full range of projects currently 
managed by both Places Victoria and Major 
Projects Victoria. 

 
Key Recommendation 
 
That the State Government create a single 
development agency that has the expertise 
to deliver the full range of projects 
currently managed by Places Victoria  
and Major Projects Victoria. 

VICTORIA: THE PROPERTY STATE
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5.1.3 Creating a Planning and Building Tribunal

Creating a dedicated Planning and Building Tribunal to 
handle all planning and building matters. 

Why It’s Important

After 15 years of operation, VCAT requires 
a major overhaul of its functions with 
special attention given to its speed, cost 

and decision making capacity relating to the 
following areas:

 | domestic building works;
 | sale and ownership of real property; and
 | council valuations and planning permits.

Too often, participants in the property sector 
report of VCAT Members with only a limited 
understanding of the intricacies of planning, 
construction and environmental law. Moreover, 
concerns about the length of time it takes to 
have matters heard and decisions made, are also 
adding to community concerns about the true 
temporal	and	financial	cost	of	dispute	resolution	
via this Tribunal.

Despite the introduction of initiatives such as the 
Major Cases List and the Practice Court, which 
have made minor improvements in reducing the 
time and cost burden associated with VCAT 
hearings, more must be done. 

The Property Council recommends that an 
independent, dedicated Planning and Building 
Tribunal be established, which would remove all 
planning and building matters from the existing 
VCAT process. The Members of the new 
tribunal	must	be	qualified	experts	in	planning	
or	construction	related	fields	to	ensure	fair	and	
equitable outcomes are achieved, with minimal 
costs	to	all	parties	both	financially	and	in	terms	of	
the time taken for matters to be heard. 

Another initiative worth exploring, based on the 
United Kingdom’s planning system, is introducing 
assessment	‘on	the	papers’	for	specific	classes	
of applications. These could include small 
unit developments, single dwellings, and a 
consideration solely of car parking provisions and 
certain heritage issues. 

 
Key Recommendations 
 
That the State Government:

 | establish a new and independent Planning 
and Building Tribunal to hear those matters 
related to planning or construction that are 
currently being heard at VCAT;

 | ensure all members of the new Tribunal are 
experts from the planning, construction and 
environmental sectors to guarantee equitable 
and timely outcomes on matters; 

 | consider more broadly initiatives such as the 
Practice Court, including the potential to hold 
hearings to identify key issues in advance of a 
matter being fully heard by the tribunal;

 | review the submission process for simple 
cases heard by the tribunal and alternative 
functions such as the use of pre-submissions 
to determine key issues ahead of a case 
being heard;

 | establish clearer criteria where third party 
appeal rights remain to determine legal 
standing of a third party in the planning 
approval and tribunal processes; 

 | assess all tribunal applications through a 
triage-style process and review for: 

 | scope for mediation; 
 | reasonableness of grounds of third party 
appeals (to identify and minimise vexatious 
appeals);

 | demonstration of standing, for example, 
whether a party is potentially materially 
affected by the proposal or not. 

 | deal with minor applications ‘on the papers’ 
as per the UK system of the Planning 
Inspectorate; and

 | require that parties to applications for review 
submit an outline of ‘matters in dispute’ to 
save time in hearings where the Planning 
Scheme provisions and other background 
material is presented. 

PLANNING FOR A GLOBAL CITY
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5.2 Policy Framework

5.2.1 Adopting the Development Assessment 
Forum Principles

Implementation of DAF in Victoria.

Why It’s Important

The Development Assessment Forum 
was established in 1998 to bring about 
change	and	simplification	of	development	

assessment processes across Australia. The 
Property Council has been a strong supporter 
of DAF and its objectives. DAF’s primary 
achievement has been the development of 
the Leading Practice Model for Development 
Assessment (the DAF Model). The DAF Model 
sets out 10 leading practice principles which 
form a pathway to streamline development 
assessment processes. To foster transparency 
and competition, the Property Council has 
commissioned two report cards – in 2010 and 
2012 – that assess state and territory frameworks 
against the leading practice principles. The 
report cards revealed incremental progress in 
most jurisdictions, however there is room for 
improvement nationwide. 

DAF aims to promote world-class planning  
and development assessment processes in 
Australia through: 

 
Key Recommendation 
 
That the State Government adopt the  
DAF principles.

 | national harmonisation of planning systems; 
 | adoption	of	efficient	and	cost	effective	
processes; 

 | improved access to information for all 
stakeholders; and 

 | implementation of electronic planning systems. 

The Property Council believes it is the 
responsibility of the State Government to set 
milestones for planning reform and work to 
meet them. There is a clear role for the State 
Government in adopting the DAF principles,  
and working to ensure development assessment 
processes in Victoria are streamlined and the 
envy of other jurisdictions.
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5.2.2 State Planning Policy Framework Reform

Amending the SPPF to better reflect evolving community needs.

Why It’s Important

The Property Council acknowledges the 
State Policy Planning Framework (SPPF) 
is a key part of the Victorian planning 

system and the Victoria Planning Provisions 
(VPP). Given it sets out key policy directions for 
state planning issues, it is critical to determining 
how land is used and developed in Victoria. As 
such, the SPPF should provide high-level advice 
and guidance, rather than delving into detail.

While the guidelines for the SPPF state that 
the policies must be taken into account when 
preparing a planning scheme or amendments to 
a planning scheme, we believe the SPPF should 
have a stronger role in guiding the design of 
municipal planning schemes. We suggest the 
implementation of both incentives for compliance 
and penalties for non-compliance. To this end, 
any planning scheme amendments that are 
inconsistent with SPPF policies and are therefore 
non-compliant should be considered invalid.

The policies that collectively form the SPPF 
should be listed as a hierarchy of priorities 
rather than what commonly become competing 
objectives. We believe the two most important in 
this hierarchy should be housing affordability and 
sustainable development. 

Finally,	the	SPPF	should	reflect	a	pragmatic	
approach to planning. There is an acknowledgement 
that SPPF is dynamic and will be revised as the 
government	develops	and	refines	policy,	and	
changed as the needs of the community change. 
It should, therefore, provide a framework that 
foreshadows the direction of change and provides 
a sensible pathway forward. For example, it is 

 
Key Recommendations 
 
That the State Government amend the 
State Planning Policy Framework so that it:

 | provides high-level advice and guidance 
about how land is used and developed 
in Victoria;

 | has a stronger role in guiding the design 
of municipal planning schemes through 
the use of incentives for compliance and 
penalties for non-compliance;

 | contains a clear hierarchy of priorities 
with housing affordability and 
sustainable development being the 
two highest; and reflects a pragmatic 
approach to planning by foreshadowing 
future changes to planning policy and 
providing a pathway forward.

That the State Government restrict the 
introduction of local council planning policies 
which are inconsistent with the SPPF.

highly likely the urban growth boundary will again 
be	modified,	so	the	SPPF	should	provide	a	
framework that allows for this in its next iteration. 

PLANNING FOR A GLOBAL CITY
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5.2.3 Precinct Wide Policy 

Develop a precinct development policy in cooperation 
with the private sector.

Why It’s Important

The Property Council believes a 
comprehensive policy guiding precinct 
developments is long overdue. We believe 

the State Government has a key role to play in 
facilitating more sustainable precincts through 
policy, regulation and its approach to developing 
government-owned	land.	There	are	significant	
opportunities in the both the scale and number 
of precinct developments that are on the horizon, 
including Fisherman’s Bend, Federation Square 
East, E-Gate, the Werribee East Employment 
Zone and the Hastings Port area.

We recognize the precinct wide initiatives 
the State Government has embarked on 
to date, including Aurora, VicUrban’s then 
flagship	sustainable	housing	development.	
We suggest that the lessons learned from 
previous experiences should inform the policy 
development. The scope of the policy should be 
broad	and	cover	both	greenfield	and	brownfield	
sites intended for residential, commercial, 
industrial or mixed-use development. 

Precinct wide policy provides an opportunity 
to deliver a cohesive package that includes a 
strategic, coordinated urban design framework 
with the optimum design and deployment of 
economic and social infrastructure. These 
precincts should strive to be low carbon and 
climate resilient and create an environment  
where it is easier to make sustainable choices.

As a microcosm of city-wide urban development, 
precincts are an opportunity to trial and 
deploy existing technologies and systems in 
an integrated manner at a large scale. These 
technologies will enable the precinct to make 
more	efficient	use	of	resources	than	would	
otherwise be possible. There are opportunities 
for installing technology at the precinct scale 
that also enables other innovation such as tele-
working and collaborative consumption.

Key Recommendations 
 
That the State Government facilitate:

 | more sustainable precinct developments 
through policy, regulation and its 
approach to developing government-
owned land;

 | precinct wide renewable energy 
generation and distribution, and outline 
a regime of feed-in tariffs for this 
purpose; and

 | precinct wide water catchment, storage 
and distribution, and outline a regime of 
feed-in tariffs for this purpose.

We believe a precinct wide policy should 
encourage and facilitate the implementation 
of renewable energy generation (including 
cogeneration and tri-generation), intelligent 
building management systems, smart metering 
and precinct wide water catchment, storage and 
distribution. It should also facilitate the return of 
both energy and water to the grid and outline a 
regime of feed-in tariffs for this purpose.

We ask that the State Government commit to 
collaborating with the private sector to produce 
policy and regulatory frameworks that facilitate 
innovative development models.

PLANNING FOR A GLOBAL CITY
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5.2.4 Height Limits

Matching height limits with Plan Melbourne’s  
growth strategy.

Why It’s Important

The Property Council welcomes the State 
Government’s efforts to simplify Victoria’s 
planning system through zoning reforms. 

However we believe some critical opportunities 
have been missed in this process, especially 
regarding the new residential zones. 

The General Residential Zone and Residential 
Growth Zone should have minimum height 
thresholds in addition to the discretionary height 
limits given they both have stated purposes of 
allowing housing growth and diversity. We believe 
a minimum height threshold allowing two-storey 
development is more appropriate.

Furthermore, the discretionary height limit of 13.5 
metres should be increased for the Residential 
Growth Zone. We believe the height limit, which 
currently allows four-storey development, should 
be increased to allow six-storey development. 
This zone is intended to encourage the greatest 
residential density and scale of development of 
the three new residential zones, yet the current 
height limit on development is only one storey 
higher than the General Residential Zone. This 
does	not	reflect	the	true	intent	and	potential	of	
the zone. Even if this zone is applied widely, the 
drafting does not send a positive message to 
the industry or the community that growth will be 
encouraged where development is demanded. 
This	is	particularly	significant	if	the	government	
pursues the hard edge on Melbourne’s growth, as 
an equal volume of housing at a similar affordable 
price must supplement reduction in future land/
housing supply. Failure to do so would create a 
supply imbalance and therefore put an upward 
pressure on price and thereby continually eroding 
the affordability of Melbourne’s housing. 

 
Key Recommendations 
 
That the State Government increase the 
maximum height limit permitted in the 
Residential Growth Zone to six storeys  
and mandate a minimum height limit of  
two storeys.

That the State Government strongly 
encourage the adoption of a minimum 
height limit of two storeys in the General 
Residential Zone.

Our position is reinforced by the implementation 
of the reformed zones by the City of Glen  
Eira. The General Residential Zone will be applied  
in and around the shopping areas of Glenhuntly, 
McKinnon, Murrumbeena and housing lots 
abutting tramlines. The Residential Growth  
Zone will be applied in areas immediately 
surrounding Elsternwick, Carnegie and Bentleigh 
shopping centres. 

Given there is no stated minimum height threshold, 
it is possible that these strategic locations could 
have single storey residential development. 
We	believe	this	is	a	significant	lost	opportunity	
for increased residential development in these 
strategically located sites. This outcome would not 
only fail to realise the full potential of these sites, 
it also undermines the achievement of housing 
targets in the municipality and the overall intent of 
the Plan Melbourne Strategy. 

PLANNING FOR A GLOBAL CITY
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5.2.5 Code Assessment

Introducing a Code Assess framework which prioritises  
an urban design led approach and fast tracks approvals.

Why It’s Important

More development should be code 
assessed in Victoria, in particular multi-
unit and commercial development. 

Conforming code assessable developments  
meet the standards or performance outcomes  
of a local authority’s development guidelines.  
If	a	development	satisfies	the	performance	
criteria, the Council cannot refuse the 
development application and the community will 
only	be	notified	for	information	purposes	that	an	
application has been received. Submissions from 
the community will not otherwise be entertained. 

If the development does not meet an element of 
the criteria, Council can consider an alternative 
solution on merit, with community involvement 
(on the non-complying aspect of the development 
only), while the development remains on the code 
assessable development track.

Victoria’s planning system is in need of an urban 
design led approach to increase housing diversity 
and choice. We need a framework and set of 
guidelines that can be incorporated into planning 
schemes across the metropolitan area and 
provide a ‘code compliance’ approvals regime 
where only limited buildings and works approval 
would be required.

The aim is not to impose a single design 
standard, but rather to develop a shared vision 
of the spatial and built form outcomes of the 
strategic planning process. 

 
Key Recommendation 
 
That the State government introduces a 
Code Assess framework that fast tracks 
approvals and prioritises an urban design 
led approach.

The outcome of such a framework would  
be either a series of pre-designed options 
that could be selected by councils with 
different standards applying in different parts 
of the municipality or in some particular 
cases,	a	specific	urban	design	framework	
providing a framework for code compliance 
would be designed.

Victoria’s opportunity to deliver on its 
aspirations lies in the current Zone Reform 
process, expanding VicSmart and in 
the implementation of Plan Melbourne. 
Victoria has an affordability issue and any 
simplification	of	the	process	to	streamline	
the delivery would in the medium to long 
term, improve it The opportunity cost of not 
achieving the best use of what we have as  
a community, will be too great.
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5.2.6 Heritage Policy

Making heritage policy more equitable for  
property owners.

Why It’s Important

The Property Council maintains its support 
for the principle of heritage protection and 
conservation. Property Council members 

own, manage, lease, protect and conserve 
a large number of heritage-listed buildings in 
Victoria. However, there are two fundamental 
weaknesses in the current heritage conservation 
system which require review:

 | a lack of consideration for private economic 
costs in the heritage listing of a building and  
its maintenance; and

 | inconsistency in heritage status listing.

Victoria requires council approval for 
developments including demolition or alteration 
of a heritage item or place that is listed within a 
heritage conservation zone. The costly nature  
of modifying a heritage listed building, which  
often requires specialist consultant reports to 
justify the development proposal, means that a 
heritage listing immediately imposes limitations  
on development and maintenance.

The Property Council believes that more support 
should be given by councils to owners of heritage 
listed buildings to offset the direct cost of this 
policy and of the site’s maintenance. Considering 

 
Key Recommendation 
 
That the State Government review the 
operation and equity of heritage policy in 
the following areas:

 | community support for heritage building 
owners; and

 | inconsistency in heritage status listing.

PLANNING FOR A GLOBAL CITY

that the community and local council derive much 
of	the	benefit	from	a	listing,	this	approach	would	
be more equitable and create an incentive for 
better upkeep of heritage sites. 

Moreover, a heritage listing should not be an 
obligation imposed on a property owner without 
consideration	of	the	owner’s	financial	status	and	
objections. While some councils in Victoria allow 
property owners the option to decide whether 
their houses are listed, this does not apply in 
every case. This causes considerable frustration, 
as property rights are not being enjoyed amongst 
all Victorians equally.
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5.2.7 Removing Airport Obstacles to Development

Reducing the impact of flight paths on property 
development.

Why It’s Important

The Property Council recognises the 
important role Essendon Airport plays 
in the provision of aviation services 

in Melbourne. While we support the future 
development of Essendon Airport, we believe the 
State	Government	needs	to	find	a	better	balance	
between	protecting	the	flight	paths	of	the	airport	
and ensuring they do not unnecessarily restrict 
development. 

The primary issue is the current southerly 
approach to the airport which passes over central 
Melbourne and has a 373 metre height limit. This 
height limit restricts development in the CBD, 
Fisherman’s Bend and the Tullamarine Freeway.

Since the introduction of the height restrictions, at 
least two major projects - Australia 108, designed 
as the tallest and largest skyscraper in Australia 
and 555 Collins Street have been rejected. 

The Property Council believes this policy requires 
review for three key reasons. Firstly, the Essendon 
Airport Masterplan (October 2008) states that 
the airport has limited projected growth from an 
aviation perspective. We would therefore question 
why	the	southerly	flight	path	is	being	protected	
at	the	expense	of	significant	development	
opportunities.

 
Key Recommendation 
 
That the State Government review the 
policy protecting flight paths – especially 
for Essendon Airport – and modify it to 
remove restrictions on development in key 
areas such as the CBD, Fishermans Bend 
and along the Tullamarine Freeway.

Secondly, while we support the strategic position 
of Essendon Airport outlined in the State Planning 
Policy Framework (Clause 18.04-2), we believe 
there is greater long-term value to the community 
in	altering	the	flight	path	boundary	thereby	
removing the restrictions to development in these 
critical areas.

If the southerly approach to the airport and the 
associated	PANS-OPS	flight	path	restrictions	
remain, future major projects may also be stymied. 
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5.2.8 Zone Reform

Fixing the flaws of Zone Reform.

Why It’s Important

Residential Zone Reform

The Residential Zone reforms released 
in 2013 were generally welcomed by 
industry, however their implementation 

has been unfolding in a way that is directly counter 
to the objectives of Plan Melbourne, and now 
risks	locking	significant	sections	of	metropolitan	
Melbourne down and severely restricting 
development.

As a consequence of the reforms, councils will 
be responsible for approving height, density 
and change for an area without an overarching 
strategic direction such as housing targets. Diverse 
developments that provide local communities with 
the ability to, for example, downsize from their 
family home, will be restricted if councils apply low 
growth zones too widely. The practical impacts of 
this will see Melbourne’s communities ageing and 
changing	without	sufficient	housing	choice	to	meet	
their	needs	and	some	sectors	not	having	sufficient	
housing that is suited to their needs, in the places 
they want to live. 

The transition period to the new Residential 
Zones provides an important opportunity for State 
and local governments to recalibrate residential 
development in Victoria. As the system currently 
operates, a house can be built without a planning 
permit, but all multi-unit developments require 
planning permits. This may have been relevant in 
the past when detached housing was the norm. 
However, new data suggests that the number of 
apartments being built in Melbourne is closing in 
quickly on detached houses. 

The opportunity also exists to review the 
Residential Zones and link them to a code 
assessment process for multi-dwelling 
developments that meet ‘acceptable’ design  
and amenity outcomes. This would mean that  
the development should not have to go through  
a lengthy and costly planning permit process, 
which would help keep downward pressure on 
housing prices.

An alternative option may be that if such a 
development still requires a planning permit, it can 
be exempt from third party advertising, objections 
and reviews. This approach would give the option 
to councils to review applications, but avoid the very 
significant	time	delays	and	costs	associated	with	
objector third party appeals. This could easily be 
tailored to the proposed new zones, with multi-unit 
dwellings being either code assessed, or exempt 
from third party processes in the Mixed Use and 
Residential Growth Zone.

Generally speaking, ‘mixed use’ areas are prominent 
in areas undergoing transition between land uses. 
As a result, there is often desire to introduce higher 
densities into these areas. However, the current 
definition	of	‘neighbourhood	character’,	within	the	
Mixed Use Zone acts as an obstacle to this kind of 
development. If the Government is serious about 
stimulating development in this zone, its references 
to the purpose of neighbourhood character 
should be deleted. An additional purpose should 
also be included in the Mixed Use Zone aimed at 
encouraging a range of dwelling sizes and types 
so as to attract different household forms including 
families and accommodation for aging residents.

Due to the magnitude of the reforms to residential 
zoning, a periodical review process must be 
included in the Government’s implementation 
schedule. It is essential to ensuring the aims of  
the reforms are achieved and provides the ability  
to make any necessary further amendments.  
The Government should also seek to understand 
the long term impacts of the new zones on land 
values and future opportunities for investment in 
other sectors. This should be done with input from 
other departments and industry groups. 

As it currently stands, the implementation by 
councils of the new Residential Zones will 
severely restrict development in Melbourne’s inner 
metropolitan suburbs, which will in turn restrict 
housing	choice	and	place	significant	pressure	on	
affordability. The Property Council believes that in 
order to mitigate these adverse effects a periodical 
review process must be established, along with 
a framework for logical inclusions and better 
resourcing for local councils. 

PLANNING FOR A GLOBAL CITY



 
Key Recommendations 
 
That the State Government set a fixed date 
for assessing the effectiveness of the new 
residential zones. This assessment should 
consider the impacts on the following:

 | housing affordability;
 | local economy;
 | planning system efficiency (including 
decision making times);

 | land values;
 | development costs (planning); 
 | transport and mobility; and
 | achieving Plan Melbourne’s  
population strategy.

 
Key Recommendations 
 
That the State Government and local 
councils formulate alternative processes 
for appropriate multi-unit dwelling 
developments that could be assessed 
based on design and amenity guidelines 
and fast tracked through the planning 
approval system.

That the State Government remove 
any reference to the purpose of 
‘neighbourhood character’ in the Mixed 
Use Zone.

That the State Government include an 
additional objective within the Mixed 
Use Zone which encourages a range 
of dwelling sizes and types to attract 
different household forms.

Commercial Zone Reform

The	consolidation	of	Victoria’s	five	
Business Zones into two Commercial 
Zones,	and	the	removal	of	floor	space	

caps in retail areas, has the potential to revitalise 
retail and commercial dead zones in and around 
greater Melbourne. This will in turn stimulate 
growth, competition and development in the 
commercial and retail sectors. 

However, the proposed zones also represent 
a clear departure from Activity Centres policy. 
Substantial changes to ‘as of right’ development 
is a determined move away from a policy which 
has, for many years, governed the land use 
hierarchy within Victoria’s planning system. 

Planning policy has previously been focused on 
optimising investment in and around designated 
centres of activity. A key objective underpinning 
Activity Centre policy is the aggregation of land 
uses in order to create a vibrant mix of business, 
retailing, entertainment and community based 
activities, and also to encourage higher density 
residential development. This has sustainability 
benefits,	creates	employment	density	and	

 
Key Recommendation 
 
That the State Government provide a clear 
policy framework or practice note which 
reinforces the primacy of the Activity 
Centre hierarchy in the commercial and 
industrial zone.

ensures improved accessibility to services and 
facilities for all Victorians. The Property Council 
is concerned that the new zones will undermine 
these objectives, threaten investment decisions 
that have already been made, and create poor 
outcomes for future investment. We are also 
concerned about the agglomeration losses 
associated with a policy approach of this nature. 

While Plan Melbourne has gone some way 
towards alleviating industry confusion on this 
matter, we encourage the State Government to 
provide further policy guidance on the reforms so 
that they do not undermine the primacy of Activity 
Centre hierarchy.

PLANNING FOR A GLOBAL CITY
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Industrial Zone Reform

Many aspects of the Industrial Zones 
reform, especially the liberalisation 
of	floor	space	area	restrictions	are	

welcome	amendments	and	generally	reflect	
existing trends. However, consideration should  
be given to better equipping government 
agencies and local councils to review and 
potentially rezone industrial areas where there  
is a better use for them.

Activity Centre policy is again challenged by the 
new Industrial Zones, which encourage diverse 
development outside of these designated areas. 
An alternative to ‘as of right’ development would 
be	to	restrict	development	of	offices	of	any	size	
in an industrial area to those directly related to 
an industrial use only, thereby disallowing free 
standing	larger	offices.	This	would	most	likely	
result in the placement of such developments 
in Activity Centres where good public transport 
access	is	readily	available	and	synergistic	benefits	
are more apparent.

 
Key Recommendation 
 
That the State Government consider 
alternative mechanisms to ‘as of right’ 
development in the Industrial Zones.

Retail Zone Reform 

The Property Council supports the 
Government’s ambition to stimulate 
growth, competition and development in 

Victoria’s retail and commercial sector. However, 
we are concerned that the reforms may also 
have	significant	and	wide-ranging	unintended	
consequences on the zones’ ability to revitalise 
retail and commercial dead zones in and around 
greater Melbourne.

Primarily, the Property Council is concerned 
that the new zones have the potential to create 
a two-tiered system within the retail sector, 
through	the	continued	application	of	floor	space	
caps in Activity Centres but not in other areas. 

 
Key Recommendation 
 
That the State Government remove  
floor space caps in Activity Centres  
to encourage fair retail competition  
by December 31, 2014.

The continued presence of Development Plan 
Overlays and Incorporated Plan Overlays restricts 
development and investment in some areas, 
but	not	all,	creating	an	uneven	playing	field	and	
undermining market competition. If the Victorian 
Government is seeking to encourage retail 
development across Victoria, it should do so  
by	removing	other	floor	space	caps.

PLANNING FOR A GLOBAL CITY
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5.2.9 As of Right Development and Third Party 
Appeal Rights

Reforming ‘as of right’ and third party appeal rights.

Why It’s Important

Victoria is the only jurisdiction in Australia with 
a broadly-based third party appeals system. 
There are many examples of inappropriate 

use of third party rights and the exercise of these 
rights on invalid or inappropriate grounds. 

Despite provisions in the Planning and 
Environment Act 1987 requiring objectors to 
demonstrate how they are affected, this is not 
applied in practice. As a result, the third party 
appeal rights process is widely regarded as 
dysfunctional. 

The approach taken to streamlining the 
development approvals process and minimising 
obstacles to investment suggested in a number 
of the new zones, is to make uses ‘as of right’. 
This removes the need for a planning permit 
for such uses. It also removes the ability for a 
planning assessment to be made about the 
appropriateness of a use, or the ability to impose 
conditions on a permit that might be appropriate 
to regulate a use in a sensitive area (for example, 
hours of operation and conditions for businesses 
in residential areas). 

The Property Council believes that a preferable 
approach to making uses ‘as of right’ would be 
to retain the need for a planning permit so that 

 
Key Recommendation 
 
That the State Government amend current 
third party advertising, objections and 
appeal rights so that the use of permit 
applications may be utilised where ‘as-
of-right’ development has the potential 
to deliver suboptimal outcomes and third 
party appeals will only hinder development. 

the merits of a proposal can be determined and 
so that conditions can be imposed, but to be 
exempt the use from third party involvement. 

This means that the matter would be resolved 
between a council and the applicant. If designed 
correctly, this could be done quickly, without 
the need to advertise. It would also avoid the 
possibility of unfounded objections and long 
drawn out and costly appeals. 

This process works effectively in other 
jurisdictions and could be applied to many of  
the uses suggested as being ‘as of right’ in  
the Residential Growth Zone and the Industrial 
Zones	(e.g.	supermarkets	and	larger	offices).

PLANNING FOR A GLOBAL CITY
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Section Name

“Victoria’s local 
councils are long 
overdue for a fresh 
wave of productivity 
and performance 
based reform.”
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6.1 Information and Financial 
Support for Local Councils
Provide additional resources to local councils to assist 
them with the new planning zones.

Why It’s Important

The State Government’s zone reform 
represents the most significant changes to 
Victoria’s planning policy in recent decades. 

The consolidation of 32 existing zones, including the 
amendment of 12, abolition of nine and creation of 
five new zones is a significant task. 

To assist with the effective implementation of these 
zones, the State Government should provide 
direction and support to local councils to ensure 
the reformed zones are successfully applied and 
implemented. Specifically, detailed information is 
required to:

 | fully explain the intentions of the new zones, 
including economic justifications;

 | increase the rigour around the zone reform as 
practical planning tools;

 | guide the application of the new zones;

 | ensure that outcomes driven by the application of 
the new zones are actually what are required; and

 | established clear performance targets for zone 
related service activities.

This direction should be based on statewide and 
metropolitan strategic objectives and the capacity 
of councils to deliver definable outcomes. Direction 
from government should also seek to establish 
alignment between a council’s capacity to deliver 
a diversity of housing types and densities and the 
broader interests of the state. 

While the twelve-month implementation window 
gives local councils sufficient time to introduce the 
reforms, the success of the proposed residential 
zones is reliant on councils having the resources 
to undertake the strategic work necessary to 
appropriately implement them.

6. IMPR   VING 
LOCAL 
GOVERNMENT
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6.2 Fines for Councils 
Abusing Planning Powers
Improving accountability at a local council level.

Why It’s Important

The Property Council recognises the 
important role of Local Councils in the 
governance of planning, zoning and 

development assessment. 

We believe good governance of the planning 
system requires, among other things, a high  
level of accountability, transparency, 
participation and openness. 

Good governance is important to ensure the 
discretion available to Local Councils in determining 
how land will be used is not abused, but rather 
serves the public interest and provides a level 
playing field for businesses. 

We are concerned that these standards are 
not being attained in Victoria and in fact Local 
Councils are abusing their power in administering 
and enforcing their local planning schemes. 

The current system of reporting infringements 
is insufficient in deterring this abuse and it 
should be replaced with monetary fines for 
the offending councils. Conversely, monetary 
incentives should be provided for councils 
who meet performance targets, similar 
to private operators of public infrastructure 
such as Metro Trains and Yarra Trams. 

It is our opinion that a State Government 
department – the Department of Transport, 
Planning and Local Infrastructure – should 
administer these incentives and penalties.

 
Key Recommendation
That the State Government:

 | provide additional information to 
all stakeholders to help support 
the application, implementation 
and operation of the proposed 
planning zones;

 | commit additional resources to 
councils to help them apply, implement 
and operate the new planning zones 
in a way that is aligned with the 
objectives of Plan Melbourne; and

 | establish clear performance targets 
for councils in regard to zone related 
development approval and permit 
condition processing.

IMPROVING LOCAL GOVERNMENT

VICTORIA: THE PROPERTY STATE
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Why It’s Important

The Property Council recognises that 
local councils require discretion in 
applying differential rates, however 

we believe this system should be simplified 
and streamlined. Across the 79 local councils 
in Victoria, many different rating practices 
and strategies for differential rating have 
been developed over the years. The State 
Government acknowledges there is a need for 
greater consistency, transparency and certainty 
in the application of differential rates across 
municipalities in Victoria. To this end, the 
Property Council suggests the following five 
areas of reform. 
 

Business Activity Classes

The Property Council does not support the 
concept of differential rates across business 
activity classes. There are currently too many 
businesses paying rates at unfairly high levels 
as a result of inequitable differential rating policy. 
We believe that all forms of business should be 
treated equally under the tax system, especially in 
the area of property taxation. 

The State Government must work with local 
councils to develop and implement a simpler 
and flatter differential rate structure to ensure 

that greater equity is provided to the business 
community. It should caution councils against 
misusing differential rating policy and reject unfair 
rating proposals where appropriate.

Furthermore, we believe councils are engaging 
in the implementation of ‘industry policy’ 
through differential rates, which is beyond their 
responsibilities as the third tier of government. 
The State Government should actively discourage 
the implementation of any policy measures 
that undermine State and Federal Government 
economic strategy. 

Self-Sufficient Ratepayers

The Property Council believes that the existing 
rate collection arrangement for retirement villages, 
shopping centres and self-contained residential 
apartments is unfair, and a more equitable and 
responsive rating system should be introduced. 
We believe these ratepayer categories should be 
entitled to a 25 per cent discount (or rebate) to 
reflect their low local government service usage. 

Retirement Villages

Victoria’s retirement village residents pay 
maintenance fees to the village management 
to fund the provision of private services (e.g. 

6.3 Differential Rates
Minimising the occurrence of double taxation 
at a local council level.

 
Key Recommendation
That the State Government establish and 
administer a system of monetary fines 
for local councils abusing their power 
as the responsible authority for the 
administration and enforcement of their 
local planning schemes. Similarly, local 
councils should be granted a monetary 
reward for meeting targets outlined with 
the Plan Melbourne strategy.

IMPROVING LOCAL GOVERNMENT
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waste disposal, bus services and 24 hour 
emergency care) and infrastructure maintenance 
(e.g. drainage, street lights, road and footpath 
construction, landscaping and parking areas). 

Retirement village residents also pay rates to 
local councils to help fund the delivery of 
services and infrastructure maintenance in 
their local communities. In many cases, local 
municipalities collect these rates from 
retirement village residents at an amount 
similar to the General Residential Rate. 

Therefore, retirement village residents are in 
effect being charged twice for the same services 
despite minimal or no use of the public services. 
An example of this is when residents are required 
to pay a garbage charge yet they also pay for 
rubbish collection through a private contractor. 
This represents the worst form of double taxation. 
 

Self-managed shopping 
centres and self-contained 
residential apartments 

Similarly, many shopping centres utilise highly 
advanced and organised waste management 
systems that bypass local government services. 
Moreover, the maintenance of external assets 
such as roads, street lighting and private open 
space are also self-managed. In these cases, 
the occupants of the shopping centre pay for 
the delivery of services privately through their 
rents or centre management fees and again 
through council rates. Comparable examples 
exist for self-contained residential apartments 
and communities where the management 
of many local council services is contracted 
out privately. In these cases, individuals and 
businesses are effectively paying twice for a 
service which is only delivered once. 

Future mixed-use precincts

Any future developments that are purposefully 
designed and built with the intention of being 
self-sufficient and independent of external 
service delivery networks should attract special 
consideration. New technologies, such as 
vacuum waste and grey and black water 
recycling, are increasingly being developed for 
‘a whole of precinct’ approach where service 
delivery is resolved internally. As these types of 
precincts are developed, local councils must 
ensure they are not double taxing their residents 
and businesses for services they do not require.

Properties hosting multiple 
classes of activity

The Property Council is also concerned about 
the application of differential rates to properties 
satisfying more than one property class. In 
cases where a property is used for both primary 
and non-primary production activities, land tax 
legislation allows partial exemption for the portion 
used for primary production (e.g. farming). 

It is common for the principal use of a property 
to change over time. For example, a property 
currently used for farming may also have a quarry 
as a secondary activity that grows over time to 
become the principal use of the property. In these 
cases, local councils often apply the higher rate 
for the quarrying activity to the entire property as 
soon as these activities commence, regardless 
of the proportion of the property being used 
for this purpose. The Property Council believes 
aggressive taxation activity such as this is unfair 
and reform must be undertaken to avoid this 
loophole being exploited by councils. 

 
Key Recommendations
That the State Government work with 
local councils to develop and implement 
a simpler and flatter differential rate 
structure to ensure that greater equity is 
provided to the business community.

That the State Government caution local 
councils against misusing differential 
rating policy and reject unfair rating 
proposals where appropriate.

That the State Government support the 
introduction of a 25 per cent discount 
or rebate to the differential rate for self-
sufficient ratepayers who are in effect 
being charged twice for the same 
services despite minimal or no use 
of the public services.

That the State Government develop 
a guidance note for local councils in 
regard to how they should be assessing 
properties where multiple forms of 
business activity are taking place. 



Why It’s Important

The property industry contributes 
approximately ten per cent of the state 
tax revenues raised in Victoria and a 

significant portion of local government rates, 
particularly in the CBD and metropolitan areas. 

Commercial property (e.g. Office, retail and 
industrial) regardless of its location continues 
to pay a disproportionate amount of rates 
compared to residential properties on the basis 
of an outdated perceived ‘ability to pay’. Despite 
this, commercial properties receive the same, or 
inferior, service provision from local government. 

Commercial property is also subject to 
development and open space contributions 
during the development phase, another source 
of revenue for councils which only add to the 
list of charges effectively reducing commercial 
property competitiveness in Melbourne. 

The increasing reliance by councils on 
commercial rate revenue is both inequitable and 
unsustainable. Further, increasing commercial 
rates will detrimentally impact business and 
hamper economic growth as the majority of 
commercial leases allow for the pass through 
of rates to tenants. 

The Property Council supports the principle of 
an equitable rate base, both within and between 
municipalities. However, to ensure this happens 
the State Government must place greater 
restrictions on the degree to which councils are 
at liberty to levy and vary rates on property. Rates 
should be levied in a way that is transparent, and 
councils must be held accountable for increases 
of more than CPI. 

The Property Council is also concerned by the 
lack of uniformity in rating methods applied 
across municipalities. Anecdotal evidence 
indicates different municipalities levy significantly 
different rates on similar commercial properties, 
without clear justification for the difference. 

6.4 Property Valuations and Rates
Modernising valuation practices at a local council level.

VICTORIA: THE PROPERTY STATE
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Councils have been given the power to levy 
differential rates for specific properties or 
property types, ostensibly to enable them to 
reach a balanced and equitable mix of rate 
revenue. However, in some cases councils 
have used differential rates to ensure that the 
burden falls mostly on commercial property, 
to the benefit of the residents who are local 
government electors. 

The receipt and timing of valuation notices 
is another matter of concern to the property 
industry, particularly in respect to the ability 
of property owners to lodge objections. 
The Property Council recommends that the 
period in which an objection can be lodged 
should be extended to date from the receipt of 
the valuation notice by the owner, not the date 
on which the valuation was issued. There is often 
a significant lag between the two, and the current 
regime effectively prohibits owners in some 
circumstances from lodging objections 
to valuations, which have increased greatly 
in a short period of time. 

Rating authorities, VCAT and the Supreme 
Court should also be given discretion to 
extend the time of lodging objections, and 
to retrospectively authorise objections lodged 
outside the prescribed time where appropriate. 
This is particularly relevant for tenants whose 
leases may commence at any time of the year.

The objection process is a fundamental element 
of the valuations process and the Property 
Council believes that all taxpayers should have 

 
Key Recommendations
That the State Government introduce 
legislative limitations on local councils 
ability to raise and vary rates on  
commercial property.

That the State Government extend the 
period in which an objection to 
a commercial property valuation may 
be lodged. Ideally, from the date the 
receipt of the valuation notice has been 
received by the owner, not the date on 
which the valuation itself was issued.

That the State Government instruct rating 
authorities, VCAT and the Supreme Court 
to provide greater discretion in extending 
the time of lodging objections to 
commercial property valuations and to 
retrospectively authorise objections 
where appropriate.

the right to object to a valuation if they believe 
there is an error in its calculation. It is our view 
that council valuers and/or the Valuer-General 
should be open to scrutiny of their methodology; 
if a valuation calculation is correct, it should stand 
on its merits. The burden of proof should not rest 
unfairly with the taxpayer in this process. 

The valuation of commercial property, and the 
subsequent impact it has on council rates and 
land tax bills, is an area that requires a concerted 
reform effort by Government to ensure transparent 
and equitable processes are implemented. 
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Why It’s Important

On May 23 2013 the State Government 
authorised the City of Hume to 
conduct to a plebiscite on dividing its 

municipality into two parts. The intention of the 
plebiscite is to allow the regional city of Sunbury 
to separate from its surrounding community. 

While the Property Council did not become active 
in this plebiscite action, we believe its existence 
invites further proposals for municipal subdivisions 
who are not in the interest of Greater Melbourne’s 
long term growth and development.

At present, dozens of councils represent over four 
million people across Greater Melbourne. While 
this represents a wonderful and daily exercise in 
grassroots democracy, it also widely considered 
to be a regulatory and compliance nightmare  
for business.

Over the next few decades, Greater Melbourne 
is forecast to grow substantially with many of 
these additional Melbournians settling in the 
growth area suburbs. If Greater Melbourne is to 
successfully house, employ and transport these 
additional people, as well as host a dynamic, 
responsive and successful business community, 
it will need to ensure living here does not become 
excessively complicated. 

Unfortunately, the growth of additional 
municipalities is in anathema to this objective. 
Despite its many benefits, local government 
remains a major obstacle to the smooth, 
sequential and efficient growth of Greater 
Melbourne. It is also a major contributor to  
rising business costs through unnecessary 
regulatory complexity.

The Property Council believes Greater Melbourne 
already has too many municipalities representing 
too few Melbournians. Consequently, we are 
calling upon the State Government to impose a 
numerical limit on the number of municipalities 
that can exist within Greater Melbourne. 

As Melbourne grows and diversifies, it is likely 
that more and more communities will want 
to retain local control over their immediate 
community. While this is a noble aspiration, 
it will increasingly be at loggerheads with 
the development of an interconnected and 
interdependent global city. Consequently, 
we call on the State Government to solve this 
problem before it starts.

6.5 Local Council Plebiscites 
Strategic management of local council growth.

 
Key Recommendation
That the State Government impose 
a numerical limit on the number of 
municipalities within Greater Melbourne. 

IMPROVING LOCAL GOVERNMENT
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Section Name

“Sustainability 
can be a powerful 
investment tool 
when aligned with 
the core objectives 
of business.”
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BRINGING BUSINESS BACK TO SUSTAINABILITY

Why It’s Important

The Property Council believes that 
high-quality open space is an essential 
component of a livable city and supports 

the efforts of the City of Melbourne to improve 
and expand open spaces within its municipal 
boundaries. However, we have genuine concerns 
about the strategy which has been proposed and 
its potential to be adopted in other municipalities. 
 

Funding Open Space

In April 2013, the Property Council responded 
to the City of Melbourne’s proposed Planning 
Scheme Amendment C209 – Public Open Space 
Contributions that sought to introduce public 
open space contribution rates and a new policy 
for deciding when land or monetary contributions 
are preferred. 

In our submission, we highlighted our concerns 
that the proposed open space contributions 
were effectively another tax on development that 
translates to a 60 per cent tax increase.

BRINGING  
BUSINESS  
BACK T 
SUSTAINABILITY

7. 

7.1 A Modern Vision  
for Open Space

As the property industry already generates 
almost 40 per cent of state tax revenue, we 
communicated our view that property alone 
should not be relied upon to fund the open 
space agenda of the City of Melbourne. 

In order to preserve the best elements of the 
City of Melbourne’s vision, the Property Council 
is calling on the State Government to provide 
additional funding sources for the establishment 
of open space. One of these sources could 
come from expanding the annual Parks Charge 
in water bills (collected on behalf of Parks 
Victoria) to include a contribution for councils to 
purchase, develop and maintain open space. 
Alternatively, the State Government could allow 
the City of Melbourne access to part of the 
Metropolitan Improvement Levy, which has been 
historically collected by the Government to pay 
for infrastructure.



Recognising the 
Contribution of Private 
Open Space

We are concerned that the City of Melbourne 
does not intend to give credit for the provision 
of private open space such as courtyards, pool 
and above ground parks as part of the total 
contribution. We believe that the provision of 
high-quality private open space should attract 
a discount of at least one or two per cent 
depending on the size and type of private  
open space.

The Property Council believes the best outcomes 
are achieved through incentives rather than 
enforcing regulation. We suggest that innovative 
and creative solutions to providing open space 
will be achieved by the City of Melbourne working 
together with the private sector who own the 
land. The City of Melbourne’s open space goals 
can be solved through good design and the right 
incentives as was the case with Postcode 3000. 
It is this innovation that will ensure that Melbourne 
remains a world-leader in the provision of high-
quality open space and recreational facilities.

 
Key Recommendations
That the State Government support the 
implementation of the City of Melbourne’s 
Open Space Strategy by diverting revenue 
from its Parks Charge or the Metropolitan 
Improvement Levy.

That the State Government encourage all 
municipalities to acknowledge the provision 
of high-quality private open space as part 
of the total contribution. Further, that these 
contributions should attract a discount of at 
least one or two per cent.

BRINGING BUSINESS BACK TO SUSTAINABILITY
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Why it’s Important

The Property Council believes the State 
Government needs to revise its approach 
to cogeneration and tri-generation 

connection with the Melbourne grid network. 

Despite the obvious opportunities offered by 
tri-generation/cogeneration, there are significant 
barriers preventing building owners from 
connecting cogeneration and tri-generation 
plants to the grid network. The Property Council, 
with ClimateWorks and Seed Advisory, led the 
Unlocking Barriers to Cogeneration Project 
and released the report, Unlocking Barriers to 
Cogeneration in 2011. The Report identified the 
barriers for the greater adoption of cogeneration 
as being: 

 | inefficient connection processes that are costly 
and time consuming, which are symptomatic 
of the case-by-case connection application 
assessments; 

 | an absence of clear guidelines about the roles 
and responsibilities of the distributors; and

 | a prejudice against multi-site, precinct-level 
cogeneration plant and systems. 

At present, the most significant barrier is 
the inability to connect cogeneration and 
tri-generation plants into the network due to 
limited fault current head room within the power 
grid. Significant regulatory hurdles also exist. 
In order for CitiPower to improve capacity within 
the grid, they will need to levy additional costs 
on their customers. This will require a regulatory 
intervention from the Australian Energy Regulator. 

7.2 Cogeneration and  
Tri-generation Connection Policy
Remove hurdles for building owners to connect their 
embedded (cogeneration / tri-generation) systems to  
the grid network.

 
Key Recommendations
That the State Government intervene to 
remove hurdles for building owners to 
connect their embedded (cogeneration / 
tri-generation) systems to the grid network.

That the State Government support an 
annual Fault Level Compliance Service fee 
that would minimise:

 | the barriers to optimal use of installed 
cogeneration and tri-generation for 
network support; and

 | opportunistic sales to the wholesale 
market with a defined timeframe for 
processing applications for connection.

The Property Council is calling on the State 
Government to remove the hurdles preventing 
the successful roll out of this important 
sustainability technology. 

BRINGING BUSINESS BACK TO SUSTAINABILITY
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Key Recommendation
That the State Government amend the City 
of Melbourne Act to:

 | remove the requirement for 100 per cent 
tenant agreement for a building owner 
to be able to enter into an environmental 
upgrade agreement;

 | bring the mechanisms required for 
‘tenant notification’ into alignment with 
NSW’s legislative regime; and

 | link pass through charges to the 
estimated cost savings resulting from 
the building retrofit.

Why it’s Important

In September 2010 the State Parliament 
passed Australia’s first legislation to support 
the large-scale environmental retrofit of city 

buildings – 1,200 Buildings Program. The City of 
Melbourne Act 2001 was amended to enable the 
City of Melbourne to levy a new form of statutory 
charge, called the environmental upgrade charge, 
to help facilitate the growth of environmental 
upgrade finance agreements.

Environmental upgrade finance agreements 
are a partnership between the City of Melbourne, 
Australian financial institutions and building 
owners, which seek to finance environmental 
upgrades of non-residential buildings in the 
City of Melbourne.

The legislative amendment enables financial 
institution to advance funds to building owners 
for selected environmental retrofitting works. 
These funds are then recovered through a charge 
– an environmental upgrade charge – linked to 
rates collection by the City of Melbourne. The 
charge remains on the rateable land until the 
loan is repaid in its entirety.

In order to overcome the split incentive barrier 
that would otherwise deter owners from upgrading 
their buildings, the environmental upgrade finance 
scheme is designed such that owners are able to 
pass certain upgrade costs onto the tenants, 
who in turn reap the benefits of the upgrade. 
The legislation requires that this can only occur 
with the consent of all tenants in a building. 

Unfortunately, the requirement for 100 per cent 
agreement by tenants means the process is 
able to be scuttled by individual tenants, often 
to the detriment of other, more willing tenants in 

7.3 Re-enabling the 1,200 
Buildings Program 
Ironing out the wrinkles hampering the 
1,200 Buildings program.

the same building. It also serves as a deterrent 
to building owners who find the requirement 
onerous and time consuming. 

In order to overcome this, the Property Council 
recommends the legislation be amended to 
remove the requirement for 100 per cent tenant 
agreement but require that any contribution to 
the charge by tenants be reasonable in relation 
to the cost savings they will achieve as a result of 
the upgrade. This is the mechanism that exists in 
NSW where owners are obliged to notify tenants 
about the EUA and any reasonable charges 
they will be requested to make, subject to the 
conditions of the lease in each case.
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7.4 Solar City Strategy
Encouraging the uptake of solar panel usage 
in Greater Melbourne.

Why it’s Important

The Property Council is supportive 
of renewable energy programs which 
improve operational efficiency, lower 

running costs and help improve the environment. 
With the price of solar panels falling across 
in Australia at the same time that electricity 
prices are rising, solar technology is becoming 
an increasingly effective way for businesses to 
reduce their energy outgoings. 

A recent report by the City of Melbourne found that 
Melbourne’s inner city rooftops (low-rise commercial 
buildings) could host enough solar panels to power 
10,000 homes. Presumably the potential would 
be greater if high-rise commercial and residential 
towers were also taken into consideration.

To achieve a sustainable uptake of solar 
technologies, the Property Council recommends 
partnership between state, local government and 
the private sector to develop programs which 
reduce market barriers for businesses.

One of the challenges is to unlock the potential 
in existing building stock which comprise around 
97 per cent of the built environment. There is 
enormous potential for building owners to lease 
unused roof space to manufacturers of renewable 
technologies such as rooftop solar panels. 
Renting rooftop space can allow development 
owners to generate extra income and benefit from 
lower costs in energy. Solutions which more easily 
enable large building owners to sell renewable 
energy back into the electricity grid should also 
be considered.
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Key Recommendation
That the State Government develop a 
solar power policy framework which:

 | encourages the leasing of rooftop 
space for panel installation;

 | reduce the obstacles preventing 
renewable energy sales back into the 
electricity grid; and

 | support Public Private Partnership 
involvement in solar panel uptake  
and installation.

The Property Council understands that the 
Department of Transport, Planning and Local 
Infrastructure is reviewing planning and building 
provisions that affect solar panel placement and 
overshadowing. We recognise the need for this as 
success of a solar system depends on ensuring 
that direct sunlight is available for the life of the 
system. However, the Property Council is strongly 
opposed to the possibility of mandated height 
restrictions, which have the potential for missed 
opportunities to maximise development in the city, 
in addition to hampering the energy efficiency of 
new buildings. 
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Why it’s Important

The Property Council agrees with 
Infrastructure Australia that security of 
water supplies is a nationally significant 

issue for urban, regional and rural areas. An 
important component of long-term water security 
is a diversified water supply.

We believe there is a significant opportunity to 
further diversify water supply through developing 
regimes for precinct-wide water management 
that include rainwater collection, storage and 
use. This is especially applicable to industrial 
and warehouse precincts where there are 
extensive roof spans to collect rainwater, 
combined with land available for water storage 
and infrastructure augmentation.

We recommend that the State Government 
develop a scheme of feed-in-tariffs for water 
collected on a precinct scale and transferred for 
use to neighbouring properties or into some part 
of the community’s water supply. We envision 
a scheme similar to that used for non-industrial 
scale electricity generation.

7.5 A Fresh Approach  
to Managing Urban Water
Refreshing water storage policy.

 
Key Recommendations
That the State Government develop a 
policy framework to facilitate precinct-
wide rainwater collection, storage and 
transfer.

That the State Government develop 
a policy framework to enable feed-in-
tariffs for water.

Overall, we believe this scheme if sensibly 
designed has the potential to reduce the pressure 
on existing water supplies which are experiencing 
increasing demand coupled with variable in-
flows to surface water storage. Importantly, 
such a scheme would also reduce the need for 
infrastructure augmentation to both cope with 
rainfall run-off and water distribution.

BRINGING BUSINESS BACK TO SUSTAINABILITY



Page

68

VICTORIA: THE PROPERTY STATE

Section Name

“Melbourne must 
do everything in its 
power to protect its 
hard won housing 
affordability edge.”
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MANAGING MELBOURNE’S GROWTH AREAS

MANAGING  
MELB   URNE’S 
GROWTH AREAS
8.1 Urban Growth 
Boundary Policy
Introducing a phased expansion approach 
to urban growth boundary policy.

Why It’s Important

The Property Council does not support 
a permanent urban growth boundary 
and encourages the development of an 

alternative method for managing the urban edge 
of Greater Melbourne. 

We oppose the imposition of an UGB on the 
Victorian community for the following reasons:

 | it will increase the cost of land;
 | it will undermine housing affordability;
 | it creates a land shortage when none  
need exist;

 | it has not been economically justified, nor  
is it in Victoria’s long term economic interest;

 | it runs counter to Australian housing culture 
(preference for detached housing);

 | environmental concerns about expansion have 
been exaggerated or are ideologically driven;

 | insufficient housing growth opportunities have 
been created within the existing UGB to justify a 
reduction of developable greenfields land; and

 | existing government policy, especially in the 
transport infrastructure realm, indicates a future 
UGB expansion is already being planned.

With Melbourne’s population forecast to rise 
and major economic infrastructure being planned 
beyond the existing UGB, the property industry 
does not foresee a future scenario where the 
Northern, Western and South Eastern boundaries 
of the UGB are not expanded in some form. 

Consequently, we urge the State Government  
to adopt a responsible approach and plan for  
this eventuality now. 

The property industry’s preferred approach 
to UGB management is the introduction of a 
phased expansion strategy in which future UGB 
changes are flagged well in advance of their 
implementation. By planning for Melbourne’s 
long term growth in such a fashion, governments 
can ensure that transport, housing, employment 
policy, development and social infrastructure 
policy are brought into sensible alignment.

8. 
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8.2. Growth Areas Infrastructure 
Contributions – Works-In-Kind
Implementing a fair infrastructure funding regime which 
supports investment and growth.

Why It’s Important

Victoria’s infrastructure challenge is 
enormous and Melbourne’s outer 
communities are in particular need 

of infrastructure investment. The Works In Kind 
(WIK) regime has the potential to enable the 
early delivery of state infrastructure in these 
growing communities if taken up by the 
development sector.

After intensive lobbying, the Property Council was 
pleased to welcome the Guidelines and model 
agreements for Works-In-Kind released by the 
Government in February this year.

The new guidelines have created a simpler and 
more equitable framework for developers to enter 
into WIK agreements, taking into consideration 
the balance of risk, and the need for flexibility 
to expedite land release in the event that WIK 
delivery is delayed under certain circumstances. 
The new guidelines and model agreements 
are also reflective of the fact that the WIK 
regime is not only about the payment of tax. It 
effectively enables developers to provide crucial 
infrastructure at the time and in the location that 
the community needs it. 

 
Key Recommendation
That the State Government introduce a 
phased UGB expansion strategy in which 
future UGB changes are flagged well in 
advance of their implementation.

 
Key Recommendation
That the State Government ensure 
the MPA is appropriately resourced to 
administer the GAIC Works-In-Kind 
agreement regime.

The past ten years of UGB policy have been a 
total failure. This is evident in the fact that the 
‘permanent’ boundary has been changed multiple 
times. The Property Council encourages the State 
Government to abandon the current approach 
and embrace a more practical alternative. 

Despite the significant progress represented 
by the guidelines, their success depends on 
the degree to which developers, government 
and local councils are able to work together in 
their delivery. The projects contemplated by the 
Guidelines are state infrastructure items, worth 
tens of thousands in terms of construction 
costs, but significantly more to the residents 
of Melbourne’s growth areas. Much of the 
implementation, particularly the negotiation and 
administration of WIK agreements will fall to the 
MPA, and the Property Council urges government 
to ensure that appropriate resources are 
dedicated to this area.
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8.3 Development Contributions
Introducing a fairer development contributions regime.

Why It’s Important

The firsthand experience of developers and 
other stakeholders is that the expansion 
of development contributions to their 

current form has been so unprecedented, that  
it is now out of control.

Development levy costs are primarily borne by 
consumers (home buyers) rather than developers. 
Land well serviced by infrastructure is not in 
plentiful supply in Victoria. This increases 
property demand relative to supply in established, 
well serviced areas; and adds to the cost of 
development in new release areas, pushing up 
home prices beyond what is affordable for many 
potential home buyers. 

Significant reform is urgently needed to address 
these issues and ensure housing affordability is 
not further eroded in Victoria. Further, greater 
attention must be paid to the increasing 
variability in approval timeframes and local 
council expectations. The Property Council has 
engaged heavily with Government on these 
issues and has made a number of submissions 
outlining what we believe the most appropriate 
framework should be.

A key point that must be reflected in a reformed 
development contributions regime is that they 
are a contribution, and should not be expected 
to fully fund required infrastructure. Consideration 
must be given to alternative mechanisms for 
funding and financing infrastructure delivery. 

Ultimately, the reliance on development 
contributions, rates, levies and state taxes to fund 
infrastructure is inefficient and unsustainable. By 
its nature, the development activity that allows for 
the collection of these contributions, levies and 
taxes is volatile, thereby creating an uncertain 
revenue stream. Additionally, capital investment 
for infrastructure is generally needed at a far 
earlier point than the revenue from development 
would allow for, and the requirements are subject 
to change seemingly at the whim of the multiple 
agencies, authorities and councils with which 
developers are required to negotiate.

Page

71



Page

72

VICTORIA: THE PROPERTY STATE

MANAGING MELBOURNE’S GROWTH AREAS

Any reform to the regime in Victoria must 
implement a legislated capped maximum for 
development contributions. Infrastructure items 
with fixed charges should be included up to the 
cap, and justified by population and area-specific 
infrastructure needs. This will promote greater 
efficiency in the use of development contributions 
to fund infrastructure, increase productivity and 
provide better outcomes for Victoria as the state 
continues to grow. 

Development contributions must be collected 
through DCPs and administered by the relevant 
councils. The administration of development 
contributions must be transparent and 
accountable. On this basis, activity centres should 
be levied on the same basis as residential land. 

The must also be one Infrastructure Plan that 
clearly identifies infrastructure to be funded by 
the Growth Area Infrastructure Contribution, a 
Development Contributions Plan (DCP), council, 
government agencies and developers. This 
Infrastructure Plan should be included in a PSP 
or other planning ordinance as relevant to the 
development setting, and the land required 
for each infrastructure item should be likewise 
identified. There must be a clear justification, 
need and nexus between infrastructure items 
included in the Infrastructure Plan, and the area 
to which they relate. 

Wherever possible, development contributions 
should be offset by Works-In-Kind (WIK) provided 
by developers. Possible Works-In-Kind should 
also be identified in a PSP or other planning 
ordinance as relevant to other development 
settings, with input from all stakeholders. 

 
Key Recommendations
That the Government finalise its consultation 
process and adopt a new regime for 
Development Contributions that ensures:

 | that development contributions are only a 
contribution to the cost of infrastructure;

 | that a capped maximum for development 
contributions is legislated;

 | that the administration of the development 
contributions regime is transparent and 
accountable;

 | that an Infrastructure Plan is included in the 
PSP or relevant planning ordinance, clearly 
identifying the required infrastructure and 
its funding source; and

 | that wherever possible development 
contributions should be offset by Works-
In-Kind, also identified in PSPs or other 
planning ordinance.

An appeals process must be established to 
resolve disagreements between developers and 
council regarding Works-In-Kind decisions. 

As mentioned above, the Property Council 
has previously provided the Government with 
a detailed submission outlining our proposed 
solution and preferred development contributions 
mode. We reiterate our call for the Government 
finalise its consultation with industry and 
implement a new system for development 
contributions in Victoria.
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8.4 Maintaining Lot Size 
Densities in Greenfields
Maintaining lot size density requirements in Greenfields  
at 15 dwellings per hectare.

Why It’s Important

The greenfields housing market has 
traditionally been an affordable choice for 
homebuyers, and also one in which there is 

a diversity of product available. Given an increasing 
percentage of Melbourne’s growing population 
is likely to be accommodated in growth areas, 
government must ensure that the advantages of 
these types of developments are not further eroded 
by ill-conceived regulations. 

A key recommendation of Plan Melbourne is that 
growth area PSP Guidelines be amended to require 
the delivery of an average of 18 dwellings per 
hectare in new growth areas. This is not supported 
by industry or the Property Council, and in many 
instances will result in development not going ahead. 

The current position of 15 dwellings per hectare 
results in an average lot size of approximately 450m2 
per lot. This allows a degree of flexibility in the type 
of housing that is able to be delivered, providing 

consumers (home buyers) greater choice and also 
a greater perception of ‘value for money’. Increasing 
the density requirements will restrict this flexibility, in 
a way that will cause development in many areas 
to become unviable. If it were to be implemented, 
the flow on effects would significantly erode housing 
choice, placing further pressure on supply and 
affordability.

 
Key Recommendation
That the State Government maintain the 
density requirement in new growth areas at 
15 dwellings per hectare.
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8.5 Exurb Policy
Establishing a growth management strategy for Greater 
Melbourne’s exurbs.

Why It’s Important

The State Government has invested 
significant time and resources into 
strategic planning for metropolitan 

Melbourne and regional cities in Victoria. 
We support this approach, however we believe 
complementary policies are required to guide 
the future development of the exurbs. 

These communities, located on the urban fringe, 
have a considerable proportion of residents 
commuting to jobs in urbanised areas and 
generally exhibit low housing density and relatively 
high population growth. Exurbs on the periphery 
of metropolitan Melbourne include townships in 
the Dandenong Ranges, the Yarra Valley and the 
Mornington Peninsula.

In the absence of detailed policies guiding the 
future development of these areas, we are 
concerned that they will simply be absorbed into 
metropolitan Melbourne as outward expansion 
continues. We suggest a more prudent approach 
is to proactively decide how to manage – or inhibit 
– future development in and around exurbs. 

For example, if a township is to be incorporated 
into metropolitan Melbourne then a 
comprehensive strategy is required to manage 
development through planning controls, 
investment in infrastructure, especially transport 
infrastructure, and economic development. 

The Property Council believes a more strategic 
approach to the management of these areas will 
provide certainty for investors and yield better 
long-term results.

 
Key Recommendation
That the State Government develop 
policies guiding the future development or 
protection of exurbs – townships currently 
outside the urban growth boundary – 
including planning controls, investment in 
infrastructure, and economic development. 
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Why It’s Important

The Property Council supports the 
inclusion of Green Wedges in the Plan 
Melbourne strategy and we believe they 

should be protected. To this end, we welcome 
the recent review of the Green Wedge Zone 
and Green Wedge A Zone as part of the zone 
reform process. However, we believe important 
opportunities have been missed in this process 
and we recommend the State Government 
consider the following issues.

The strategic location of Green Wedges is an 
important factor in ensuring they are protected. 
We believe they should not be located where 
there is likely to be future development, such as 
key intersections along the Outer Metropolitan 
Ring road, long term development corridors and 
near train lines.

The Property Council is of the view that a purist 
approach to Green Wedges should be adopted 
whereby they should be genuinely ‘green’. 
Planning controls currently permit uses within 
these zones – such as airports and quarries – 
that are contrary to this aspiration and detract 
from the environmental, landscape and ecological 
values of the area.

The Property Council believes these ‘greyfield’ 
areas should be excised from the Green Wedge 
Zones and consideration should be given to 
creating a new zone for them. This new zone 
would enable further development or use of 
these areas but with an emphasis on protecting 
and enhancing the landscape values and 
overall amenity and appearance of land in the 
adjacent Green Wedge Zones. These ‘greyfield’ 
areas would essentially be islands of activity 
within Green Wedge Zones which would then 
provide a buffer between these activities and 
residential development.

8.6 Green Wedges Policy
Making Melbourne’s green wedges truly green.

The regeneration of ‘greyfield’ sites will also 
contribute to achieving the intent of the Green 
Wedge Zones by reducing the pressure on these 
zones for additional use and development. For 
example, additional uses are now permitted as 
part of the zone reform process, such as primary 
and secondary schools. Locating these activities 
on regenerated greyfield sites will reduce the 
need to use land in the Green Wedge Zone with 
high landscape or ecological values.

Government policy addressing the regeneration 
of ‘greyfield’ sites is also unclear or absent. We 
therefore request further clarity to ensure the 
community is better informed about what kind of 
development is possible where.

 
Key Recommendations
That the State Government adopt a purist 
approach to Green Wedges whereby they 
should become genuinely ‘green’ with no 
development permitted.

That the State Government identify 
areas within the Green Wedges which 
have compromised their environmental, 
landscape and ecological values 
and rezone them Greyfields.Further 
development should be encouraged in 
these ‘Greyfields’ but with the purpose of 
protecting the remaining land in the Green 
Wedge Zones from development.

That the State Government provide more 
information about appropriate investment 
in, and redevelopment of, Greyfield Zones.

 

MANAGING MELBOURNE’S GROWTH AREAS
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8.7 Creating a Greyfields Zone
Securing an economic future for the cement quarrying 
industry in Victoria’s greyfields.

Why It’s Important

The provision of sufficient land for long 
term cement quarry development is vital 
to Melbourne’s economic future. 

Unfortunately, no new extraction sites near 
Melbourne have been commissioned within the 
past twenty years and not enough land has been 
set aside for their future development within 
recent strategic land use plans.

With the expansion of Melbourne’s urban 
centres threatening the operation of existing 
extraction sites, and no significant planning being 
undertaken for the reservation of future sites, the 
property industry is worried about where its future 
cement supplies will be coming from. 

In Sydney at present, cement is transported from 
up to 200 kilometres away because no new sites 
were reserved in advance of Greater Sydney’s 
expansion. As a result, Sydney cement prices 
are considerably higher due to the transportation 
costs involved.

In Melbourne’s case, the transport distances are 
currently much smaller. However, if no long term 
planning is done to identify future source sites, the 
city’s competitive edge could quickly be eroded.

 
Key Recommendation
That the State Government create a new 
planning zone entitled ‘Greyfields’ which 
encourages the long term reservation 
and development of cement quarries.

According to Property Council research, 
quarrying sites should ideally be located 
within 30 kilometres of the end use consumers. 
Consequently, if the State Government is going 
to ensure the property industry has affordable 
access to cement supplies, it will need to strike 
a sensible balance between competing urban, 
environmental and development interests. 

In order to achieve this balance, the Property 
Council proposes the creation of a new planning 
zone entitled ‘Greyfields’. This new zone should 
exist inside and beyond the urban growth 
boundary and permit the development of future 
quarries to help supply Melbourne’s long term 
construction activities. 
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Why It’s Important

The Property Council supports the intent 
of the Biodiversity Conservation Strategy 
(BCS) as the overarching strategy for the 

protection of biodiversity in the growth corridors. 
In our view, the strategy represents positive 
structural reform to how the State Government 
manages biodiversity in Victoria. There remain, 
however, a number of significant issues that must 
be addressed prior to the finalisation of the BCS.

Overall, the Property Council is concerned 
that the focus of the strategy is too narrow, 
placing too much emphasis on environmental 
considerations at the expense of economic and 
social considerations. We believe this approach 
has led to a flawed agreement.

We are also concerned that the intended 
funding for the strategy - almost $1 billion - will 
effectively be borne by first home buyers in 
Melbourne’s Growth Areas. The Property Council 
fundamentally disagrees with this approach for 
the following reasons. Firstly, it is unreasonable to 
expect a small portion of the community to meet 
these costs when the benefits are essentially for 
all Victorians. Secondly, there is a risk that the 
costs will escalate over time thereby increasing 
the cost of housing in Growth Areas. Finally, 
any additional developer charges should be 
considered in the context of the multiple existing 
charges and imposts on residential development 
in outer Melbourne. 

Furthermore, the strategy fundamentally 
relies on development occurring in a timely 
and consistent manner to enable funds for 
landowner compensation to be collected, yet 
a range of unresolved issues directly impact on 
the achievement of this. We therefore urge the 
State Government to consider the issues below 
in detail prior to entering into an agreement with 
the Commonwealth:

8.8 Native Vegetation and 
Biodiversity Management 
Striking a fairer balance between environmental values and 
community development needs.
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1. The BCS will impact on Victoria’s competitive 
advantages through increasing housing prices 
and impacting on current industrial land use. 
We suggest a more balanced approach 
to conservation that considers social and 
economic implications is more appropriate;

2. The BCS does not adequately deal with land 
acquisition, sterilisation and compensation 
issues. We understand a Land Acquisition 
Strategy is under development by the 
Department of Environment and Primary 
Industries (DEPI) and that this will outline the 
final land manager for every conservation 
reserve. This strategy must be released for 
consultation and we strongly encourage DEPI 
to engage with industry on this issue; 

3. The Property Council maintains the position 
that land taken or rendered undevelopable 
by conservation areas should be transferred 
to the government at the earliest possible 
time and the landowner compensated. This 
land should have a Public Acquisition Overlay 
imposed in the Planning Scheme to facilitate 
this transfer;

4. The Property Council does not support the 
position that landowners with conservation 
areas on their properties should be forced to 
enter into ongoing management agreements. 
The development industry is not in the business 

of ongoing environmental management and it 
should not be responsible for holding or other 
costs that result from being required to manage 
conservation land in perpetuity. Furthermore, 
to require landowners to be liable for land 
they cannot utilise for any purpose other than 
conservation (with limited public access), is 
an unworkable approach to the long term 
management of biodiversity matters; and 

5. A portion of BCS implementation funds should 
be directed toward more sustainable and cost 
efficient strategies for managing public and 
private land. In particular, a greater focus on 
creating and expanding conservation areas 
outside Melbourne and away from urban 
settlements will produce more cost effective 
outcomes and better, more sustainable 
biodiversity conservation.

As it stands, particularly in relation to the 
Growling Grass Frog (GGF) conservation areas, 
the Property Council believes the BCS will 
deliver conservation land subject to an ad-hoc 
combination of public and private land ownership. 
This is an inferior outcome for all parties. Not only 
are the GGF conservation areas in most cases 
excessive, leading to wasteful use of precious 
urban land inside Melbourne, but they will create 
a maze of public and private land, disrupting 
cycle path provision and drainage management. 

MANAGING MELBOURNE’S GROWTH AREAS
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Key Recommendations
That the State Government ensure that 
all conservation areas are included in a 
Public Acquisition Overlay to allow affected 
landowners the normal protections 
associated with land acquisition. 

That the State Government ensure 
that the initial funds from the BCS 
implementation are directed towards 
research into more sustainable and 
cost efficient strategies. A focus on 
protection and expansion of habitat on 
existing and proposed public land and 
land outside the Urban Growth Boundary 
should be given the highest priority. 

That the State Government conduct a 
review of the BCS within three years of its 
implementation.

The State Government should examine 
extending the Melbourne Strategic 
Assessment to other urban land inside 
Melbourne that would benefit from a 
similar reform – in particular land burdened 
by grassland issues in Melbourne’s West 
and Inner West.

The State Government should maintain 
DEPI as a notice authority for planning 
permit applications to ensure responsible 
authorities can determine planning permit 
applications with regard to net community 
benefit and against all relevant aspects of 
the planning scheme.

Greater effort should be made to embrace 
multi-uses of these spaces for activities such 
as sporting reserves, sensitively located.

The Property Council believes government 
investment in the protection and expansion of 
habitat outside of the Urban Growth Boundary 
will generate greater long-term sustainable 
biodiversity outcomes while also lowering costs 
to development. We suggest this option be 
investigated and pursued as soon as possible 
to reduce the requirement for conservation land 
within the Urban Growth Boundary. Victoria has 
an affordability issue and any simplification of the 
process to streamline the delivery of land in a fair 
and equitable manner would in the medium to 
long term, improve Victoria’s affordability. A review 
should also be conducted within three years of 
the BCSs implementation.

The Property Council also believes that further 
reform of the recently released Native Vegetation 
Regulations is required to smooth their 
implementation overtime. Initially, two areas for 
attention have been identified. 

Firstly, similar to the approach taken in the BCS 
there are vast reserves of urban land, in particular 
industrial land in Melbourne’s West and Inner 
West that could be unlocked if the Melbourne 
Strategic Assessment was extended to these 
areas. The Property Council estimates that there 
is approximately 2,200 hectares of land that could 
be freed up for development under this initiative.

Secondly, the Property Council believes 
that planning decisions should be made by 
responsible authorities with all information 
regarding social, economic and environmental 
consequences and benefits in front of them 
and with respect to local planning objectives. 
At present DEPI officers through their planning 
referral powers have an effective right to veto a 
development, unless a development proponent 
takes the matter to VCAT and some considerable 
cost and delay. The issues is that a responsible 
authority must accept a decision of DEPI acting 
as a referral authority on a planning permit 
application and has no right to seek to vary 
that decision. DEPI though, only considers 
environmental issues in isolation of other factors, 
and this is the way the silo based system works 
at a structural level.

A vast improvement would be for DEPI to be 
designated as a notice authority instead of a 
referral authority. This reform would ensure that 
DEPI was advised of relevant permit applications 
and tat a responsible authority (usually the local 
Council) would be able to consider the DEPI 
advice in the context of other factors and rule of 
the application.

MANAGING MELBOURNE’S GROWTH AREAS
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Section Name

“Victoria is only 
scratching the 
surface of what its 
property industry 
can do - it’s time to 
tap the gas!”
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SUPERCHARGING PROPERTY INVESTMENT

Why It’s Important

The Property Council urges the State 
Government to establish an innovative 
system for engaging with the private 

sector in the development and delivery of new 
infrastructure, including social and public housing. 

The infrastructure backlog in Victoria requires 
urgent attention to meet the demands of a 
growing population without compromising 
amenity. Given the considerable scale of the 
investment required to meet this demand, we 
have concerns about how the State Government 
intends to finance the works required. 

To this end, the State Government should 
consider unsolicited proposals from the private 
sector to address the infrastructure backlog 
and adopt a system similar to that of the New 
South Wales Government.

The NSW system is designed to encourage the 
best ideas and solutions from the private sector, 
and a greater level of private sector investment 
and participation in projects. The key drivers for 
the government are meeting strategic government 
objectives and value for money.

The system uses a transparent and streamlined 
approach that facilitates the government and 
private sector working together to develop and 
deliver innovative ideas. Prospective projects are 
submitted to government in a consistent format 
– the schedule of information requirements – and 
assessed according to publicly available guidelines.

The assessment process includes three stages. 
The first stage identifies the potential benefit 
to government of further consideration and 
development with the proponent. Should the 
proposal proceed to stage two, the government 

SUPERCHARGING 
PR   PERTY 
INVESTMENT

9. 

9.1 Encouraging Development

9.1.1 Unsolicited Proposals

A business friendly way to stimulate fresh investment 
in Victorian infrastructure.
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SUPERCHARGING PROPERTY INVESTMENT

Why it’s Important

For well over a decade, both sides of 
politics have indicated strong support for 
the increased consolidation of Melbourne’s 

urban development. This bipartisanship has been 
driven by the strong evidence supporting valuable 
economic and social returns from increased 
population and business density.

A critical element of urban consolidation is the 
remediation and regeneration of soil on infill 
sites. By virtue of the process of construction, 
infill sites generally require a significant amount 
of excavation (e.g. for underground carparking) 
and soil removal. However, due to the nature 
of Melbourne’s geology and industrial history, 
this process is incredibly costly as much of 
Melbourne’s infill soil is contaminated. 

As a result of bipartisan policy on the matter of 
soil cleaning, all developers are required to pay 
an inflated soil storage cost. This cost is almost 
800 per cent higher than the actual cost of 
storage because it has been inflated purely for 
the purpose of creating a viable market for soil 
cleaning businesses.

While the Property Council supports improving 
environmental outcomes, we believe the current 
method is too expensive and unnecessary in the 

9.1.2 Contaminated Soil Processing Reform 

Review the current process for dealing with contaminated 
soil to encourage the redevelopment of infill sites. 

context of the Victorian development environment. 
It also directly undermines Government policy in 
the area of urban consolidation where the existing 
regime makes it cost prohibitive. Victoria has 
numerous sites where contaminated soil can be 
stored safely and at low cost.Moreover, Government 
policy aimed at artificially increasing business costs 
simply to drive innovation is unacceptable.

We believe the current policy position runs counter 
to reducing business costs, urban consolidation 
ambitions and good government. Consequently, 
we recommend that the existing storage fees 
regime be reviewed and that a new site for 
contaminated soil storage should be identified.

works with the proponent in the development and 
assessment of a detailed proposal. The third stage 
involves the finalisation of all outstanding issues 
with a view to entering into a binding agreement 
should the government accept the final offer.

The key objective of this assessment process is to 
provide consistency and certainty to private sector 
participants about how their unsolicited proposals 
will be assessed within a transparent framework.

 
Key Recommendation
That the State Government establish an 
innovative system for engaging with the 
private sector in the development and 
delivery of new infrastructure (including 
social and public housing) by considering 
unsolicited proposals through a rigorous, 
consistent and transparent system similar 
to that of the NSW Government.

 
Key Recommendations
That the State Government: 

 | review its existing contaminated storage 
fees regime; and

 | commence investigating new sites for 
contaminated soil storage.



Why it’s Important

The Property Council acknowledges 
the State Government’s Easter Sunday 
trading reforms of 2011 and supports 

the continuation of existing retail trading hours 
in Victoria. We believe that the existing hours of 
operation contribute to the ongoing liveability of 
Melbourne and its recognition as an international 
city. The current framework of retail trading hours 
suggests that Victoria is ‘open for business’ to 
international investors and visitors. 

In this context, the Property Council believes 
that any change to trading hours should be 
approached with caution. In particular, the 
Property Council does not support any further 
designation of restricted trading days. We 
believe an appropriate balance has been struck 
between the interests of large traders and smaller 
shops. This contributes to a more dynamic and 
competitive retail trading sector with the capacity 
to create more jobs and opportunities for growth. 

9.2 Liberating Retail
9.2.1 Retail Trading Hours 

Maintaining Victoria’s Retail Trading Hours.

 
Key Recommendation
That the State Government maintain 
existing retail trading hours.

SUPERCHARGING PROPERTY INVESTMENT
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The Property Council is keen to see 
Victoria’s retail real estate market 
become the most competitive nation-

wide. In order to achieve this, we are calling on 
the State Government to reform the Retail Leases 
Act to create a fair, consistent and efficient 
regulatory framework which encourages the 
expansion of retail providers.

The Property Council considers that there are 
many policy issues which could be improved 
within the Retail Leases Act. They include:

 | the coverage of the Act;
 | the inability to recover costs at VCAT;
 | the abolition of the area rule; and
 | issues relating to the definition of 
retail premises.

Coverage of the Retail 
Leases Act 

The current Victorian legal definition of the 
‘retail premises’ (“premises…used, wholly or 
predominantly for the sale or hire of goods by 
retail or the retail provision of services” (section 
4(1)) currently leaves the definition of retail 

9.2.2 Retail Leases Act 

Upgrading the performance of the Retail Leases Act.

premises open to interpretation. This effectively 
undermines the control of the Act and has led to 
the spread of unnecessary regulation. For example, 
the guidelines on what constitutes ‘retail premises’, 
as given by the Small Business Commissioner, 
runs to 23 pages.

Under the existing legislation, most tenants whose 
businesses provide any sort of service will be 
engaged in the ‘retail provision of services’. As 
the Shopping Centre Council of Australia has 
highlighted, in recent years this interpretation has 
held that patent attorneys, solicitors, architects, 
and medical specialists conduct businesses 
providing retail services and their leases are subject 
to the Retail Leases Act.

 
Key Recommendation
That the State Government excludes  
non-retail commercial tenants from the 
Retail Leases Act.

SUPERCHARGING PROPERTY INVESTMENT
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No costs at VCAT

The Retail Leases Act 2003 provides that a 
successful party at VCAT cannot get awarded 
costs in their favour, other than in two very 
limited circumstances. The State Government’s 
rationale for this policy position is that the risk of 
having costs awarded against them might act as 
a deterrent to a tenant pursuing a claim against 
a landlord. In effect this policy causes significant 
injustice to both landlords and tenants. A party 
that has a strong claim is prevented from fully 
recovering its losses, as it has to incur its own 
legal costs in order to pursue the action. 

VCAT was established to increase access 
to, and decrease the cost of justice. As an 
alternative to allowing costs as a matter of 
course, the Property Council recommends that 
the exceptions to the “no costs rule” be freed 
up so as to allow more discretion for VCAT to 
award costs in appropriate cases. 

Abolition of the Area Rule

The Property Council remains strongly opposed 
to the abolition of the 1,000 square metre rule 
and its replacement by a rent threshold. Far 
from bringing greater certainty to the issue of 
coverage, it brings greater uncertainty. Rents 
per square metre may vary greatly depending on 
the retail format (CBD, High Street, Strip Centre, 
Shopping Centre, etc).

A rent threshold therefore creates anomalies 
such as the fact that retail premises in a 
regional shopping centre may not be covered 
by the legislation because the rent exceeds the 
threshold but similar premises in a strip centre 
would be covered. It is also inconsistent with 
most other states.

 
Key Recommendation
That the State Government free up 
the exception to the ‘no costs rule’  
so as to allow more discretion for 
VCAT to award costs in  
appropriate cases.

 
Key Recommendation
That the State Government modify rent 
thresholds to more closely accord with 
different types of retail formats, with  
the objective of reducing anomalies  
in determining the coverage of  
similar premises.
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Defining Retail Premises

The former Minister for Small Business, Marsha 
Thomson, issued a Ministerial Determination on 
the definition of retail:

“Acting under section 5 (1)(c) of the Retail 
Leases Act 2003, I determine that the following 
kind of premises are premises to which section 
4(2)(f) applies:

Premises that are located entirely within 
a building which, under the terms of the 
lease relating to the premises, or part of the 
premises, are used, or are to be used, wholly or 
predominantly for the retail provision of services, 
other than premises located entirely on any one 
or more of the first three storeys in a building, 
excluding any basement levels.” 

The determination that a retail premises 
includes the first three floors of a building 
creates confusion and uncertainty for industry. 
The determination is widely understood to refer 
to ground, first and second floors of buildings, 
but does not account for mezzanine levels. 

The Ministerial Determination fails to address 
issues concerning a car park or a building which 
has two main entrances on different levels. 
Further, there is also confusion around businesses 
that may operate on one of the included levels, as 
well as other levels in a building (e.g. second and 
third floor of a building).

 
Key Recommendation
That the State Government amends 
the definition of a retail premise which 
currently applies to shopping centres 
to ensure it also applies to mixed use 
commercial buildings which contain  
retail space.
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Why it’s Important

In August 2006, significant changes were 
made to the Retirement Villages Act 1986 
(Vic) and regulations made under that Act. 

As a result of the Six Month Rule arrangements, 
the non-owner resident now has control over the 
sale of their dwelling by being able to choose the 
selling agent and dictating the price. 

This is a problem when a non-owner resident 
leaves a retirement village for a residential care 
facility and pays an accommodation bond, as a 
non-owner resident is entitled to an early payment 
of their exit entitlement (Aged Care Rule). In effect, 
the departing village resident can receive their 
sale proceeds from the village operator and at the 
same time control the sale process and price of 
their dwelling. This issue affects villages on a loan 
lease model, which is the most common tenure 
used in the industry.

The Property Council believes the failure to 
distinguish between residents who control 
the timing and price of sale of their unit from 
those who do not is fundamentally unfair. 
The application of this rule as it exists is 
unique to Victoria, and puts Victoria at a real 
disadvantage compared to other states in 
respect of investor dollars for new villages.

Because this rule only applies in relation to non-
owner residents who signed a contract after 
August 2006, its negative effect on the industry is 
rising exponentially (because post-2006 residents 
are now increasingly departing their villages). We 
believe that immediate attention is required to 

9.3 Activating Retirement Living
9.3.1 Formal Review of the Six Month Rule 

Abolish or amend the Six Month Rule. 

safeguard the financial viability of retirement village 
operators and the future cost of village living for 
Victorian seniors, age pensioners in particular. 

We believe this problem will be exacerbated by 
the Federal Government aged care changes, 
which entitle a new cohort of non-owner residents 
to exit entitlements. The abolition of high and low 
care categories on 1 July 2014 will double the 
number of residents entitled to exercise the right 
to exit entitlements under the Aged Care Rule. 

The Property Council believes the failure to 
distinguish between residents who control 
the timing and price of sale of their unit from 
those who do not is fundamentally unfair. The 
application of this rule as it exists is unique to 
Victoria, and puts Victoria at a real disadvantage 
compared to other states in respect of investor 
dollars for new villages. Consequently, it places 
much needed investment dollars at risk.

SUPERCHARGING PROPERTY INVESTMENT

 
Key Recommendation
That the State Government conduct a 
formal review of the Aged Care Rule 
and work with industry on a better 
alternative for current and future 
retirement village residents. 
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Why it’s Important

The Property Council believes the Victorian 
Government needs to proactively manage 
the needs of a rapidly increasing cohort 

of Victorian seniors and ensure that as Victoria’s 
population continues to age, demand for 
retirement villages is matched by supply. 

An industry strategy is required to foster growth 
of new villages in the right areas, A critical 
component of this strategy is the governance 
structure, which should include a Minister 
with dedicated responsibility for growth of the 
retirement living sector. This is a sector with 
complex regulation and price structures and 
as such, requires specialised knowledge and 
proactive attention from industry growth experts. 

The Property Council believes it is time to 
appoint a Minister with specific responsibilities 
for retirement living, to ensure the industry grows 
responsibility, and helps the Victorian Government 
shoulder the costs of an ageing population. The 
current ministerial arrangement, whereby the 
Minister for Fair Trading is the only minister with 
retirement villages in her remit, misses all the 
positive opportunities for the State Government 
associated with the sector. Consumer regulation 

9.3.2 New Minister for Retirement Living 

Creating a Minister with responsibility for the 
growing retirement village sector. 

is a very small part of the picture, and this narrow 
lens reduces the fiscal benefits for government 
of an industry that houses more people than the 
residential aged care industry. 

If the State Government is not willing to add 
retirement village industry policy to the list of 
ministerial responsibilities of the Health or Aged 
Care Minister, we suggest the administration of 
the legislation and regulations be moved from 
Consumer Affairs Victoria to the Department of 
Health. The Department of Health realise the 
benefits of the sector already through portfolio 
savings in particular, decreased hospitalization 
rates for seniors living in retirement villages, and 
will therefore be incentive to consider industry 
costs in any regulation review.

 
Key Recommendation
That the State Government create a 
Minister with dedicated responsibility  
for the retirement living sector.

SUPERCHARGING PROPERTY INVESTMENT
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Why it’s Important

There is significant concern about the 
current Car Park Ratios under Clause 
52.06 of Victoria’s Planning Schemes. 

The current ratio is impeding development, 
reducing the availability of land and resulting in a 
substantial amount of land being designated for 
car parks that are largely unused. 

The car park ratio for the industrial sector provided 
under Clause 52.06 is two spaces for the smallest 
of sites and an additional 1.5 spaces per 100m2 of 
net floor area for warehouse and 2.9 spaces per 
100m2 of net floor area for industry.

The Property Council believes that the car 
park ratio is currently set too high for industry /
warehouses which is resulting in a substantial 
number of unused car park spaces that are 
encroaching on valuable land space. Overall, high 
car park ratios lead to inefficient use of the site, 
smaller building sizes due to land being taken up 
by unused car parks and minimisation of returns. 

Many of the warehouse and/or industry spaces 
have limited employees yet require two plus 1.5 
spaces per 100m2. In the Car Parking Provisions 
Advisory Committee Report, reference was made 
to an example provided to the committee where 
a warehouse of 10,000m2 may have only six 
employees but would be required to have 66 car 
spaces. This is a gross oversupply of car parks 
that are wasting developable land. 

The Property Council proposes that car park 
ratios be assessed on the basis of the number 
of employees expected to work at the site. This 
would ensure a sufficient supply of car parks 
rather than an oversupply. Alternatively, the car 

9.4 Energising Industrial
9.4.1 Reforming Industrial Car Park Ratio Requirements 

Amending industrial car park ratio requirements 
to reflect on-site needs.
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park ratio for industry / warehouse should be 
lowered to 1.0 car park per 100m2. The car park 
ratios need to be designed to accommodate for 
relevant demand, not designed for future use. 
This view has also been supported in recent 
VCAT decisions where reduced car park ratios 
for industry/warehouse have been accepted.

Although some municipalities do allow for a 
reduction to the car park ratio to be applied for 
other municipalities restrict the ability to apply for 
a reduction to residential and office developments 
only. All municipalities should provide the 
opportunity to apply for a reduction in car park 
ratio in industry, warehouse and manufacturing. 

The Planning Minister recently introduced 
reduced car parking spaces in Activity Centres to 
encourage more sustainable modes of transport. 
The Property Council supports the exploration of 
this concept in industrial areas. 

 
Key Recommendations
That the State Government review the 
current method for determining industrial 
zone car parking ratios. Such a review 
should explore the relationship between:

 | development size;
 | onsite employees; and
 | the complex relationship between 
warehouse size and car parking 
requirements. 

That the State Government encourage 
local councils to create a process whereby 
industrial and warehouse operators 
may apply for a reduced car park ratio 
requirement on their sites throughout their 
operating lifetimes. Such a process would 
enable operators to request reductions 
based on evolving local transport services, 
rather than be permanently tied to the 
situation at the time of permit application.
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Why it’s Important

Part of Victoria’s strength in the industrial 
sector can be traced back to the relative 
abundance of land available for industrial 

use. Added to this is that the available land was 
well serviced and in the right places – near airports, 
shipping ports, major road networks and so on.

However, as Melbourne continues to expand, 
particularly with the increasing demand of land 
for residential development, the availability of 
appropriately sized and zoned land for industrial 
uses is being restricted. 

The 2014 Urban Development Program reports 
on land supply have been used to argue that 
there is a more than adequate supply of industrial 
land. The Property Council cautions against 
complacency on this issue. In our view, the 
availability of larger sites, appropriately zoned 
and serviced, in strategic locations is limited. 

To accommodate and encourage growth in 
the industrial sector it is essential that there is 
municipality support and appropriate application 
of industrial employment zones along with 
traditional office and retail employment zones. 

In addition, the use of overlays in PSPs to set 
aside land for biodiversity conservation, high 
pressure gas line buffers, telecommunications 
cabling and water infrastructure among 
others, effectively ‘eat up’ land available for 
development, and make sites inefficient. These 
days it would be rare to see a suitably shaped 
(generally rectangular/square) lot of 100,000m2 
unencumbered, correctly zoned and serviced, 
available for development. This severely restricts 
the uses that can be accommodated on sites, 
and makes Melbourne a less attractive market 
for logistics and industrial uses of a larger scale. 

Much is made of the ‘abundant’ supply of land 
available for industrial development; however, 
much of this land is not adequately serviced, if at 
all. The cost of providing services to these areas 
is borne by the developer of the land and has 
been consistently increasing the cost of readying 
the land for industrial use. This is specifically an 

9.4.2 Industrial Land Supply 

Ensuring Victoria has a healthy industrial land supply.

 
Key Recommendations
That the State Government review the 
land designated for industrial use across 
the key growth areas and ensure that it is 
appropriately zoned, with as few overlays 
as possible, to provide for a range of lot 
sizes and land uses. 

That the State Government commit to a 
regular review and release of the Urban 
Development Program reports to facilitate 
long term planning in the industrial and 
logistics sector.

That the State Government work closely with 
industry to determine land requirements, 
including zoning and servicing requirements, 
in key industrial areas.

issue for land in the north, which, although well 
serviced by major pieces of infrastructure such 
as the Hume Highway and the Craigieburn 
Bypass, is not ready for development.

The State Government should work to ensure 
that land that is earmarked as available for 
industrial development is adequately serviced. 
This should include a more efficient and equitable 
development contributions and works in kind 
regime, which may help facilitate the delivery of 
infrastructure by developers in a timelier manner 
than what government would be able to provide.

At present the land supply issue is primarily 
decided by the Government. More input from 
industry, investors, developers and consultants 
would ensure a better understanding of what is 
required in terms of future land supply, locations 
and related zoning and infrastructure requirements.

Regular review and release of the Urban 
Development Program land supply reports would 
also facilitate long term planning in the industrial 
sector, and support the growth of Victoria’s 
industrial and logistics industry.

SUPERCHARGING PROPERTY INVESTMENT
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“Streamlining 
regulatory 
processes will cut 
costs and boost 
economic activity.”
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SENSIBLE REGULATORY REFORM

Why It’s Important

Despite repeated commitments from all 
sides of politics across multiple decades 
to cut the red tape burden for small 

business, regulation and their corresponding 
paperwork continue to grow each year.

One of the key reasons for this is the misguided 
belief within government that regulations 
created by individual Ministers are manageable. 
In isolation, there is some merit to this view. 
Collectively however, the opposite is true. And 
over a full term of government, the cost of this 
misunderstanding has a detrimental impact upon 
the business sector.

The Property Council is of the view that the main 
reason for this escalating problem relates to the 
fact that no Minister within government is ultimately 
responsible. Consequently, with no Minister 
responsible, no one is effectively accountable.

SENSIBLE 
REGULAT RY 
REFORM

10. 

10.1 Minister for Efficient 
Government

Creating a dedicated Minister for Efficient 
Government to improve internal government 
operations.

The Property Council proposes the creation of 
a new Minister for Efficient Government tasked 
with reducing regulation and bureaucratic 
obstructionism. This Minister would be 
responsible for reducing the red tape burden 
imposed by government by overseeing reviews 
into its simplification and/or abolition.

Key Recommendation
That the State Government creates a new 
Minister for Efficient Government tasked 
with reducing regulation and bureaucratic 
obstructionism.
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Why It’s Important

The Property Council strongly supports 
the State Government’s efforts to reduce 
the burden of overregulation and red 

tape in Victoria. Consequently, our industry has 
warmly embraced the appointment of a Red 
Tape Commissioner tasked with tackling this 
competition stifling problem.

Having engaged heavily with the Red Tape 
Commissioner since his appointment, we are 
extremely optimistic about the potential for 
regulation and reporting requirements to be 
made easier for businesses in Victoria. However, 
we believe the best gains in this area will only 
be possible if more resources are deployed to 
addressing this challenge.

10.2 Boosting the Office of  
the Red Tape Commissioner
Increasing resources for the Office of the Red Tape  
Commissioner.

 
Key Recommendation
That the State Government increase 
resources allocated to the Office of the Red 
Tape Commissioner to improve its capacity 
for effective red tape reduction.

The Property Council recommends that the State 
Government increase resources allocated to the 
Office of the Red Tape Commissioner to improve 
its capacity for effective red tape reduction. 

SENSIBLE REGULATORY REFORM
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Why It’s Important

The Victorian Competition and Efficiency 
Commission is one of the State 
Government’s most important authorities. 

Tasked with ‘advising on business regulation 
reform and identifying opportunities for improving 
Victoria’s competitive position, this authority plays 
an important role in helping grow the economy 
and improve the efficiency of government.

At present, the property sector is facing a number 
of regulatory and development challenges which 
should be reviewed in order to justify a review in 
government policy. As such, the Property Council 
recommends that VCEC commence inquiries into 
the following areas:

 | regulation in the Retirement Living sector;
 | cost, affordability and development impacts  
of Heritage policy;

 | efficiency of the Victorian planning system  
at a local government level; and

 | cost benefit analysis of publicly owned 
businesses and property assets in local 
government.

10.3 VCEC Inquiries
Commencing four new inquiries exploring Victoria’s next 
big reform challenges.

 
Key Recommendations
That the Treasurer instruct the Victorian 
Competition and Efficiency Commission 
to commence inquiries on the following 
matters:

 | cost and investment impacts of the 
current regulatory arrangements within 
the Retirement Living Sector;

 | cost, compliance burden, housing 
affordability and development impacts 
of existing Heritage regulations on 
the property development and social 
housing sectors;

 | cost of securing development approval 
for residential, commercial, industrial 
and retail development throughout 
Victoria’s 79 local councils; and

 | operational efficiency and cost-benefits 
of publicly owned businesses and 
property assets within local government.
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Why It’s Important

Despite extensive consultation, the 
Property Council remains extremely 
concerned about the quality of 

Regulatory Impact Statements (RIS) being 
performed in Victoria.

The most recent example of the RIS process 
failing stakeholders has been through the 
review of the Retirement Villages Amendment 
(Records and Notices) Regulations 2013 and 
the Retirement Villages Amendment (Contractual 
Arrangements) Regulations 2013.

In this particular case, the RIS process failed 
to properly account for the financial impact of 
the proposed reforms on operators acting in 
the retirement living sector. For example, the 
legal costs required for rewriting the residence 
contracts proposed by the reforms, including 
checking Factsheets and drafting Disclosure 
Statements, were underestimated by a factor 
of four. As a result of this assessment failure, 
the sector now faces a sizeable increase in its 
white tape compliance costs which are highly 
disproportionate to the low levels of consumer 
complaint/dispute and without any formal 
acknowledgement from Government for the 
burden they are imposing. 

10.4 Review of Regulatory 
Impact Statement Processes
Initiating an independent review of Victoria’s RIS processes.

The Property Council believes that the Victorian 
RIS process can be improved by placing a 
stronger emphasis on the feedback from the 
stakeholders who are expected to meet the new 
requirements of government regulation. To that 
end, we recommend that the State Government 
undertake an independent review of the 
performance of its Regulatory Impact Statement 
(RIS) regime. Such a review should involve heavy 
engagement with industry stakeholders who have 
a consistent record of RIS participation.

 
Key Recommendation
That the State Government undertake  
an independent review of the performance 
of its Regulatory Impact Statement (RIS) 
processes.
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Why It’s Important

Commercial building owners must comply 
with a substantial amount of regulation 
and this compliance comes at a 

significant cost. Many of the regulations that are 
introduced ensure that buildings operate safely  
for both tenants and visitors. However, despite 
the regulation existing, there is a lack of policing 
to ensure that the relevant requirements have 
been complied with.

At present, a voluntary self-regulation scheme 
has been implemented which has resulted in 
some buildings complying, and others avoiding 
compliance without penalty. A lack of compliance 
with regulation results in buildings that are unsafe, 
inequitable compliance costs and an disparate 
compliance level amongst building stock across 
Melbourne. 

Why It’s Important

Retirement villages are a commercial 
solution to social problems faced by older 
Australians. They provide considerable 

savings for government on the cost of 
accommodation, in-home care and ancillary 
services. Consequently, they represent  
a crucial part of the housing mix required for  
older Australians, at prices that they can afford.

10.5 Commercial Building 
Regulation Enforcement
Create a new agency to oversee city-wide compliance  
with building regulation.

10.6 White Tape Policy
Resolve the unnecessary issues created by over-regulation 
of the retirement villages sector.

The Property Council supports the introduction 
of regulation enforcement across asset classes. 
The responsibility to regulate could be held by 
a number of groups or authorities including the 
Building Commission or a merged relevant local 
council authority. 

We envision such an agency would derive its 
funding through a combination of consolidated 
revenue, a single charge for an essential services 
report and fines for lack of compliance.

The retirement living sector is governed by  
a complicated legal framework, with multiple 
pieces of legislation that can overlap and 
conflict. These regulatory measures (or white 
tape) can impose significant costs on the village 
owner and operators. These are borne from 
managing complex compliance models from an 

SENSIBLE REGULATORY REFORM

 
Key Recommendation
That the State Government establish  
a body responsible for ensuring compliance 
of regulation provisions as they relate to 
commercial buildings across Melbourne. 
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administrative perspective. Increased regulation  
is then passed onto the consumer, in this case 
the residents, through higher service charges. 
Consequently, affordability is eroded and 
potential residents are priced out of the market. 
These potential consumers must then rely on 
government at both State and local levels to 
provide the critical services they could have 
received in a retirement village. It can also result 
in social isolation which further pressures the 
Victorian healthcare system.

This regulatory burden is unsustainable given 
the centrality of the retirement living sector to 
Victoria’s population. The average age of the 
population in Victoria, and in particular regional 
Victoria is increasing (Victoria in Future, 2012). 
This calls for greater availability for affordable, well 
facilitated and financially sustainable ‘retirement 
village housing’ options. Over-regulation is a 
disincentive to the establishment of a property 
asset which is becoming increasingly necessary. 
For this reason, urgent action is needed to 
simplify the regulatory framework and allow 
retirement villages to become a more sustainable 
housing option. 
 

Owners Corporation Issues

One of the issues previously raised by the 
Retirement Village Association (now the 
Retirement Living Council following the 
merger with the Property Council of Australia) 
is the unnecessary dual regulation by both 
the Retirement Villages Act and the Owners 
Corporations Act. This is currently being 
addressed in the technical review of the 
Retirement Villages Act by Consumer Affairs 
Victoria is currently addressing this in the 
technical review of the Retirement Villages Act, 
however it has not yet been resolved.

Operators and residents in villages where 
there are owners corporations are regulated 
by both the Owners Corporation Act 2006 
and the Retirement Villages Act 1986. In these 
situations, there can be confusion about how 
these provisions can operate effectively, including 
the operator’s role and the participation of loan-
licence residents. For example, there can be 
confusion about the operator’s voting entitlements 
in owners’ corporation meetings. There can also 
be confusion about the roles and appointments 

of the owners’ corporation manager and the 
retirement village manager, particularly where  
the operator owns or controls the manager  
or where one entity performs both roles.

With the retirement living sector confused 
and inundated by too much regulation and 
conflicting policy priorities, the Property Council 
recommends that the State Government resolve 
the overlap as soon as possible.

Key Recommendations
That the overlap between the Owners 
Corporation Act and the Retirement 
Villages Act be resolved by:

 | the provision conflating the annual 
meetings and not add further provision 
to the Retirement Villages Act; 

 | the provision enabling the owners 
corporation to double as the village 
residents committee; 

 | that matters regarding the changing of 
owners corporation rules be dealt with 
only at the annual meeting under the 
Act or at a special general meeting of all 
residents, conducted on the same basis 
as the annual meeting; 

 | that the operator can convene such 
meeting but that apart from the matters 
it is required to attend to under the Act, 
it cannot participate in such meetings 
(unless formally permitted by residents) 
nor vote only if formal permission is not 
too formal and flexible for residents to 
grant; 

 | villages where all community facilities 
are on the common property of the 
owners corporation from the provisions 
of the Act relating to the annual 
meeting; and

 | the operation of the Owners Corporation 
Act so that a village operator is 
disentitled from voting on resolutions  
to increase the owners corporation fee. 

SENSIBLE REGULATORY REFORM



Page

99

VICTORIA: THE PROPERTY STATE

Why It’s Important

The Property Council defines green tape 
as rules and regulations that hinder or 
limit the consideration of appropriate 

sustainable development practices. The lack  
of a ‘whole of government’ approach to 
sustainability has resulted in multiple government 
departments and local municipalities pursuing 
individual priorities and approaches to 
implementing sustainability. 

The Property Council shares the Government’s 
vision for Victoria to be a national leader on 
sustainable initiatives in the built environment 
and believes that this can be achieved through 
reducing green tape and making Victoria the low 
regulation capital. Similar to Queensland, the 
State Government should commit to reducing 
green tape and regulation by a set percentage 
over a set period of time. 

10.7 Green Tape Policy
Reducing the green tape burden on business.

The following six issues have been identified  
as areas where green tape can be reduced  
or streamlined. It is imperative that these areas 
are given consideration to ensure Victoria’s 
competitive edge. 

Climate Change

The Property Council would like the State 
Government to set a clear and consistent state-
wide policy to deal with this issue. A carbon 
emissions reduction target should be set with 
appropriate reduction targets assigned to each 
major sector of the government’s operations.  
The policy should also consider broader 
sustainability targets in areas such as water use, 
transport, waste management and emissions. 
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A growing number of local governments 
have attempted to use the planning system 
to introduce a number of building regulations 
pertaining to disability access. 

The planning system should only resolve planning 
policy issues. It should not be used as a ‘back 
door’ through which councils introduce additional 
building regulations, above and beyond the 
Building Code of Australia. 

Before local councils attempt to mandate 
sustainability, or other regulation that is not within 
their power, they should opt for an alternative 

approach. This could include a partnership with 
developers comprised of education programs  
and incentives to promote the achievement of 
mutual aims.

The Property Council supports State 
Governments drive to improve the planning 
system in Victoria, with a focus on sustainable 
development. In particular it is supportive of 
moves to create a more efficient planning system 
where it seeks to promote more sustainable 
development, such as the Victorian Planning 
Policy Review, which was initiated in 2011 and 
delivered in 2012. Two years on, the Property 
Council is keen to ensure the momentum created 
around this important initiative is maintained and 
implementation is coordinated, measurable and 
promotes alignment between local, state and 
federal initiatives. 

While strong foundations have been set through 
the Victorian Planning Policy Review and the Plan 
Melbourne strategy, it is critical that a process 
ensuring consistent implementation and review 
is adopted and the impacts of these initiatives 
can be assessed against an overarching goal 
of sustainable development through an efficient 
strategic and statutory framework. 

To achieve the above outcomes the Property 
Council believe an independent taskforce should 
be created which can identify ongoing issues, 
lead agencies, prioritise focus and options for 
delivery, and importantly develop a process for 
review to ensure targeted outcomes are realised.

 
Key Recommendation
That The State Government, through 
the Minister for Planning, implement a 
legislative ‘gateway’ mechanism to prevent 
local councils from using the planning 
system to regulate building construction. 

 
Key Recommendation
That The State Government commit  
to a clear target to reduce Victoria’s  
carbon emissions. 

Any resulting policies need to be focused 
on a less administrative approach and more 
focused on operational savings. Longer term, 
the Government should develop a simplified 
framework to adopt the measures required  
for our adaption to the issue of climate change.

The Property Council applauds the State 
Government for considering the impact of climate 
change through their Climate Change Adaption 
Plan. However, there remains a need to have 
a clear, consistent and ambitious approach to 
reducing Victoria’s emissions impact.

SENSIBLE REGULATORY REFORM

Introduction of Building Regulations by Local Councils

Establish a Green Tape Taskforce



Specifically the Taskforce should be focused on:

1. Coordination: In response to the diverse range 
of sustainable development issues, having 
both a strategic and statutory impact, any 
successful plan will need to incorporate a 
range of key public and private stakeholders 
(local municipalities, state government 
agencies and the planning and development 
industry). Coordination is critical to avoid 
duplication and inefficiency. 

2. Measurement: The Taskforce must be put in 
place a process to measure the effectiveness 
of sustainable development initiatives 
implemented in Victoria. This will require the 
identification of effective metrics and indicators 
and a review against these metrics to assess 
and redirect focus where necessary.

3. Adaptability/Future proofing: The Taskforce 
needs to have the ability to align strategic and 
statutory initiatives which may come from a 
diverse range of sources, particularly where 
the process can already be seen to have a 
direct impact on local planning review such  
as the COAG Reform Councils review of 
capital city strategic planning systems.

4. Credible and Independent: Much has been 
made at both state and federal level of the 
importance of transparency and fairness 
when working with the planning system. 
The Taskforce must be both credible and 
independent to engage all stakeholders and 
deliver real efficiencies. 

 
Key Recommendation
That the State Government establish a 
Green Tape Taskforce with responsibility 
for identifying areas of green tape and 
developing strategies to eliminate/reduce it. 

SENSIBLE REGULATORY REFORM



11. 
“Victoria can and must 
do better on labour 
force productivity if 
it hopes to lead the 
nation in property.”
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PRODUCTIVE WORKSITES

Why It’s Important

The Property Council urges the State 
Government to strengthen law and 
order on construction sites to limit the 

impact of rising construction costs. Recently 
commissioned research indicates that the 
construction costs of commercial and apartment 
buildings in Melbourne’s CBD is higher than that 
of other states, and significantly more than other 
residential buildings. 

This is primarily because the construction of 
commercial buildings and high rise apartment 
blocks (generally more than three stories) are 
subject to uncompetitive industrial agreements 
between construction companies and 
construction unions. Houses and low-rise 
buildings are not covered by these agreements 
and are typically handled by a mix of developers, 
domestic builders and subcontractors.

Many of these industrial agreements create what 
we consider to be restrictive work practices, 
including higher labour costs, a high number 
of rostered days off, a 36 hour week and rain 
provisions to stop work. These arrangements are 
not required by law but are industry practice and 
custom that has built up over a long period.

PR DUCTIVE 
WORKSITES

11. 

11.1 Strengthen Law and Order 
on Construction Sites

Returning law and order to construction 
workplaces.

The consequence of these practices is 
substantially higher construction costs, especially 
in relation to other states where the union 
enforcement of these practices is less stringent 
and especially when compared to countries 
such as Canada. This cost differential has 
several negative consequences for the Victorian 
economy:

 | construction is delayed, or cut back in size 
(with negative implications for employment);

 | investment in other states is preferred because 
of lower construction costs, which can 
influence the choice of where to locate head 
offices, service centres and factories;

 | residential construction is distorted, with 
buildings up to three stories high proceeding 
because they do not have the cost premium  
to use unionised labour (monopoly of labour), 
and higher buildings being avoided except in 
the highest demand locations. Normally the 
height of commercial and apartment blocks 
would be expected to reflect the location, 
diminishing with distance from the CBD; and
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 | housing costs in inner areas are higher 
than they would otherwise be because of 
the artificial limitation (lower supply) on the 
economics of medium-rise apartment blocks. 
In particular, apartments are more expensive 
relative to comparable houses, discouraging 
potential purchasers.

This situation must be urgently addressed for 
Victoria to remain competitive in attracting 
business investment and to ensure the ongoing 
supply of diverse and affordable housing.  
The following changes, requiring both state and 
Commonwealth level reform, are recommended: 

 | restoration of the Australian Building and 
Construction Commissioner and its former 
powers (Federal);

 | tougher fines for illegal industrial disputation 
and behaviour, including the reintroduction and 
extension of the Howard Government era fines 
and penalties (Federal);

 | deregister organisations that repeatedly 
flout the law. The State Government 
should introduce new laws to accomplish 
this (State); and

 | encouragement and support for the domestic 
housing sector to up-skill their workforce to 
construct lower cost apartment buildings (up 
to six storey using engineered domestic timber 
construction) without an EBA.

12. 

 
Key Recommendations
That the State Government strengthen 
law and order on construction sites 
by introducing new laws to deregister 
organisations that repeatedly flout the law.

That the State Government create an 
operational environment in which the 
construction of six storey domestic 
non-EBA residential building can be 
undertaken. Such an approach must 
emphasise the benefits of an affordable 
delivery model.

That the State Government urge the 
Commonwealth Government to restore 
the Australian Building and Construction 
Commissioner and its former powers, 
including tougher fines and penalties for 
illegal industrial disputation and behaviour.

PRODUCTIVE WORKSITES

If the State and Commonwealth Government 
were to introduce the above reforms, the benefits 
to the community and the industry would be 
significant. Consequently, they should each  
be seriously considered.
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A VISION FOR MELBOURNE’S PRECINCTS 

Establish a clear vision for 
the future of the Northern 
Knowledge Cluster

The Northern Knowledge Cluster is a major 
cluster of medical and biotechnology 
research, education and healthcare 

services. There are six key biotechnology 
clusters or precincts in and around Melbourne. 
Collectively, these world-class research clusters 
have the highest level of research spend and 
granted patents in Australia. The strengthening 
of the Northern Knowledge Cluster supports 
Melbourne’s aim to become a ‘knowledge city’.

In 2004, the Victorian Government commissioned 
the development of a ten year strategic plan 
for the Cluster, with a focus on the biomedical 
research, education and healthcare institutions  
in the vicinity of Parkville. This included identifying 
a vision for the Cluster.

The vision for the future development of the 
Cluster was articulated in two parts. The first was 
the overall vision for the Cluster and the second 
was the vision for the development of the Cluster. 
An abridged version is included below.

A VISI N FOR 
MELBOURNE’S 
PRECINCTS 

12. 

12.1 The Northern Knowledge 
Cluster
Revisit the Vision.

Overall vision

 | A Cluster that integrates world-class 
healthcare, research and education to 
rapidly translate research discoveries into 
clinical practice, nurture life sciences and 
biotechnology development and drive 
economic growth in Victoria. 

 | That future development of the Cluster 
is consistent with the vision of integrated 
healthcare, research and education. 

 | That strategic development is guided by  
a network body representing the health 
services, research and education functions 
within the Cluster and that this body is 
charged with facilitating Cluster integration  
and co-ordination. 

Cluster development 

1. That planning for all significant sites be 
undertaken in a manner consistent with  
the Cluster’s vision. 

2. That the former dental hospital site Crown 
reservation be changed to an appropriate public 
use designation to take advantage of the 
opportunity created by the Cluster’s strengths  
in healthcare, research and education. 
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3. That the Royal Melbourne Hospital area 
between the Walter and Eliza Hall Institute 
of Medical Research (WEHI) and the Bio21 
Institute be redeveloped with the objectives  
of establishing a research area capable of 
multiple uses, including a major extension 
of WEHI, and of improving connectivity for 
research across the Cluster. 

4. That a masterplan be developed for key 
sites in the South Parkville zone including the 
Royal Children’s Hospital, Bio21 Institute, new 
Royal Women’s Hospital, Royal Melbourne 
Hospital City Campus and the former dental 
hospital site. Further, that discussions are held 
with the University of Melbourne regarding 
the integration of its future plans for the new 
Medical School within the South Parkville zone. 

5. That if accommodation becomes available 
through the planned redevelopment of the 
Royal Children’s Hospital, the opportunity 
for this accommodation to support further 
integration of healthcare, research and 
education be considered.

6. That growth in incubation and commercialisation 
activities associated with the Cluster be provided 
for and further encouraged through planning 
policies and other initiatives that facilitate the 
establishment or expansion of these activities, 
particularly in the mixed use areas of South 
Carlton, North and West Melbourne and the 
Central Business District. 

Given the ten-year plan is nearing the end of its 
life and a number of these development visions 
have been realised, the vision for the Northern 
Knowledge Cluster must be revisited. The 
new vision must be developed in the context 
of significant global and national events in the 
previous ten years, including the impact of the 
Global Financial Crisis on funding and expansion 
opportunities for research, commercial and 
educational institutions.

 
Key Recommendation
That a new vision be developed to 
recognise the new challenges and 
development needed in the Cluster.
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Update the Brief

The brief for the strategic 
planning of the Northern 
Knowledge Cluster must  
be reviewed and updated

The original brief for the strategic planning of the 
Northern Knowledge Cluster comprised a range 
of deliverables including a Strategic Cluster Plan, 
an agreed range of future uses for the former 
dental hospital site, an implementation framework 
to enable the government to assess detailed 
proposals for development on key sites in the 
Cluster, a communications plan and a structure 
plan for the Northern Knowledge Cluster.

The purpose of the Northern Knowledge Cluster 
Strategic Plan was to inform and guide long 
term planning and development of the Cluster, 
particularly taking into account the future of the 
former dental hospital site, the Royal Melbourne 
Hospital and other specific development 

 
Key Recommendations
That the updated plans reflect changes  
in the academic and social environment  
in the last ten years.

That the updated plans show any changes 
in governance of the Cluster.

requirements of stakeholders in the Cluster.  
The overarching aim was to strengthen Australia’s 
recognition in health and medical research.

The Cluster has developed during the past 
decade and the needs of the health, research  
and educational institutions within the Cluster 
have changed. The updated brief should reflect 
these changes and guide the review of the 
Northern Knowledge Cluster Structure Plan and 
any changes to the governance of the Cluster.

A VISION FOR MELBOURNE’S PRECINCTS 

Review the Northern 
Knowledge Cluster 
Structure Plan

The Northern Knowledge Cluster Structure Plan 
is due for review. The review should consider how 
technology and research practices have changed 
over the past decade and adjust the strategic 
planning for the physical location of specific 

expertise accordingly. It should also assess how 
the Cluster is operating within its surroundings 
and identify any changes required with reference 
to new strategic planning documents.

There are a number of strategic opportunities 
for the Cluster, including co-locating research 
facilities with commercial activities and clustering 
to generate greater efficiencies and synergies. 
This clustering also facilitates collaboration, which 

Northern Knowledge Cluster Structure Plan
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The governance 
arrangements for the 
Northern Knowledge 
Cluster must be reviewed

Clear governance arrangements must be 
established for the Northern Knowledge  
Cluster given the complex range of stakeholders. 
Melbourne is the municipal authority for the 
Cluster which is littered with State Government 
stakeholders include the Department of Health 
and the Department of State Development and 
Business Innovation. Additionally, the Cluster 
hosts private sector stakeholders including 
research, commercial and educational institutions. 
These stakeholders collectively represent the 
Biomedical Cluster.

Given this range of stakeholders and their 
sometimes competing agendas, the State 
Government should take responsibility for the 
governance of the Cluster. The key stakeholders 
should all have representation at some level in the 
governance structure; however the Government 
should lead this structure and be responsible for 
coordinating all the relevant stakeholders.

 
Key Recommendation
That planning for the Cluster have a 
strategic focus on the future at a site, 
facility and infrastructure level engaging all 
stakeholders.

 
Key Recommendation
That the State Government be the 
governing body of the Northern  
Knowledge Cluster.

A VISION FOR MELBOURNE’S PRECINCTS 

drives innovation within the Cluster and is vital  
to its ongoing status as a world-class biomedical 
cluster and its contribution to high levels of health, 
social and economic benefits for the State.

The Cluster has developed generally in 
accordance with the strategic plan during the 
past decade however, the needs of the health, 
research and educational institutions within the 
Cluster have changed since the drafting  
of the strategy. The updated brief should reflect 
these changes and guide the review of the 
Northern Knowledge Cluster Structure Plan 
and any changes to governance to ensure long 
term support for this important cluster. The last 
remaining significant site within the Cluster was 
the former dental hospital site, which is currently 
being developed as the Victorian Comprehensive 
Cancer Centre. Given these constraints, the 
strategic assessment of this site must consider 

how and where any future physical expansion 
of facilities will occur. This may require the 
adaptation and redevelopment of existing sites 
while also preserving the heritage values and 
amenity of the area. 

A cohesive, strategic plan must be delivered that 
will guide the future development of the Cluster 
at a site, facility and infrastructure level to enable 
the full integration of institutions. This needs to 
occur at both a functional and physical level.

Governance Arrangements
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12.2 CBD Expansion Zones
 | Melbourne’s Sports Precinct;
 | Fishermans Bend;
 | E Gate; and 
 | Federation Square East.

Prioritisation

Government resources are finite. Market 
demand, derived from population growth, is finite. 
Consequently, potential urban renewal precinct 
developments need to be prioritised based on 
an economic cost benefit analysis. This should 
be informed by economic feasibilities for each 
precinct which would indicate the cost of the 
project, potential supply, forecast demand and 
market appetite of each precinct.

 
Key Recommendation
That the State Government conduct 
economic feasibilities to prioritise urban 
renewal projects.

Project Viability

Establish a viable project 
brief informed by an 
economic feasibility study

The challenge for Major Projects Victoria is in 
establishing a viable project brief that enables 
industry to design an innovative response.  
Urban renewal precinct briefs should articulate 
with sufficient clarity the following key elements:

 | the project vision; 
 | the project governance structures, including 
strategies for facilitating investment and 
funding social and economic infrastructure; 
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It is important that a vision for the design and use 
of Fishermans Bend, Federation Square East or 
E Gate be articulated as soon as the Victorian 
Government deems the project viable. This vision 
should be developed in conjunction with the 
community, public and private stakeholders and 
the investors who will make the chosen urban 
renewal precinct a reality. 

In terms of Federation Square East, the recent 
‘Request for Industry Submissions’ should 
provide the Victorian Government with an industry 
perspective to inform the vision for the Precinct.

With respect to Fishermans Bend, the State 
Government must reassess current government 
land holdings in the area to ensure its use is 
appropriate in the context of the new Central 
City Zone.

The vision for the Sports Precinct should build 
upon the current redevelopment of Melbourne 
and Olympic Parks which aims to cater for the 
growing popularity of the Australian Open and  
to ensure the pre-eminence of the Precinct itself. 
It should also recognise and integrate surrounding 
and adjoining community assets like  
Richmond Station.

 
Key Recommendation
That the State Government prepare a 
detailed, evidence based, viable project 
brief for the Precincts.

 
Key Recommendation
That the State Government develop and 
enunciate a clear vision for the Precincts.

 | an assessment of soil contamination and  
an outline of any site remediation required;

 | the project master plan that outlines: 
 | a transport and traffic management plan; 
 | precinct scale energy;
 | water and waste strategies; 
 | the provision of community facilities  
and open space; and 

 | sets minimum height thresholds;

 | an infrastructure site audit;
 | a plan for affordable, livable housing; and
 | a staged development plan.

An Agreed Vision

Establish an agreed vision upfront



Page

111

VICTORIA: THE PROPERTY STATE

Clear governance arrangements will be critical 
to the success of Fishermans Bend, E Gate 
or Federation Square East. Additionally given 
the Sports Precinct’s location within the City 
of Melbourne and its multiple management 
relationships with Major Projects Victoria, 
Sport and Recreation Victoria, the Melbourne 
and Olympic Parks Trust and Tennis Australia, 
governance is key. 

The overarching governance of any precinct 
should be based on the following framework:

 | a single minister reporting to Cabinet should 
be responsible for the overall governance.  
This minister should have the support of  
other relevant ministers and their departments, 
coordinating an established development 
authority; and

 | a single approval authority to oversee all 
development.

This authority should be responsible for 
development assessment and approval. It should 
be governed by a board and report to only one 
minister. This authority should be funded out of 
consolidated revenue and should not have its 
own revenue raising capability. It must have the 
appropriate amount of authority to effectively 

coordinate relevant government stakeholders, 
authorities and utilities rather than only having 
planning powers.

In the case of Fishermans Bend, it is also 
essential that one council be responsible for 
the precinct. As the precinct is proposed to 
be covered by the Capital City Zone, the City 
of Melbourne should have local authority over 
Fishermans bend. This will only be effective if 
municipal boundaries are redrawn to reflect  
this change.

An essential component of these governance 
arrangements is a clear approach to investment  
in the project and identifying funding for social 
and economic infrastructure.

 
Key Recommendations
That the Precincts have a governance 
strategy overseen by a single minister  
and development authority.

That one local council have authority  
for Fishermans Bend.

Governance Arrangements

The governance arrangements must be clear from the outset
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The Victorian Government should adopt a ‘shop-
front’ approach to attracting investment for any 
urban renewal initiatives. A one-stop-shop for 
information and engagement must be established 
up front so that stakeholders and investors are 
able to access information and engage with 
government in an efficient and informed manner. 
Full integration with the specific urban renewal 
governance structure is essential a staged 
development plan.

Explore alternative funding mechanisms for 
infrastructure in urban renewal precincts, which 
could include a special purpose levy, a bond regime 
or a public private partnership model. The State 
Government must establish a fixed and equitable 
infrastructure funding mechanism that provides 
certainty to the property industry and does not 
undermine private investment opportunities.

 
Key Recommendation
That the State Government inform and 
engage with stakeholders and investors 
up front.

 
Key Recommendation
That the State Government explore and 
establish alternative funding mechanisms 
for urban renewal precincts.

A VISION FOR MELBOURNE’S PRECINCTS 

Create an Investment Facilitator

Set up a one-stop-shop for urban renewal precincts  
to attract and facilitate public and private investment

Identify Infrastructure Funding

Determine upfront how social and economic infrastructure 
will be funded
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Master Plan

Planning is essential to any precinct initiative.  
It is critical that before a master plan is created, 
economic and financial feasibilities need to be 
conducted to indicate the market’s appetite for 
development and development types in the urban 
renewal precinct. This should inform the vision, 
master plan and budget as it will provide evidence 
of any budgetary constraints and projections 
on how maximum economic efficiency can be 
realised in the precinct. A master plan is required 
for the Precinct that aligns with the agreed vision. 
The current redevelopment of Melbourne and 
Olympic Parks focuses on the comfort of 
patrons, with the provision of more open space 
and shade, increased seating capacity, better 
connections to public transport and the city,  
and easier movement into and within Melbourne 
and Olympic Parks.

The master plan should build on these initiatives. 
It should consider any proposed further 
expansion of these facilities, transport access 
to and within the Precinct including parking 
provisions, pedestrian access, traffic congestion 
and connectivity with associated services and 
amenities such as the Royal Botanic Gardens. 

 
Key Recommendations
That the State Government develop a 
master plan for any potential urban renewal 
precinct based on feasibility studies.

That the State Government develop a master 
plan for Melbourne’s Sports Precinct.

Considerations such as soil contamination, the 
extent of remediation activities required and the 
costs involved must be outlined up front as part 
of the Victorian Government’s audit of any urban 
renewal precinct. The Victorian Government must 
define its position on the following:

 | what level of responsibility the government  
will assume for land remediation;

 | if the government will subsidise remediation 
activities undertaken by private organisations; and

 | how environmental waste will be managed as 
the Precincts evolve.

 
Key Recommendations
That the State Government define its 
role both financially and with respect 
to governance in circumstances of 
contaminated soil.

That the State Government develop 
a waste management strategy for 
contaminated soil.

Site Remediation Assessment

Determine the extent and level of soil contamination  
and site remediation required so it is known up front.
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A Traffic Management Plan is crucial to managing 
the changing and varied traffic flow as any urban 
renewal precinct evolves. It is vital that this plan 
be aligned to the Precinct Specific Transport Plan 
so that public and private transportation is fully 
integrated within the context of the area including 
surrounding suburbs.

An open space strategy for each of the urban 
renewal precincts is required and should be 
incorporated into the master plan. Open space 
requirements should be assessed in the context 
of the site’s proximity to high quality open 
space, for example Federation Square’s vicinity 
to the Royal Botanic Gardens and Kings 
Domain, Birrarung Marr, the Main Yarra Trail and 
Federation Square. 

Fishermans Bend, E Gate and Federation Square 
East are all opportunities to include options for 
meeting open space requirements in innovative 

 
Key Recommendation
That the State Government develop a 
Traffic Management Plan for any potential 
urban renewal precinct.

 
Key Recommendation
That the State Government consider 
alternative methods for calculating  
open space.

ways, including on rooftops and within buildings. 
Any open space requirements should be locked 
in for a ten year period to provide certainty and 
equity across the entire development setting.

Traffic Management Plan

Open Space Strategy

Determine the open space requirements



The Victorian Government must invest in precinct-
wide solutions for heating, cooling, energy, water 
and waste infrastructure systems upfront. The 
opportunity to deploy existing technologies and 
systems in an integrated manner and on a large 
scale should be initiated and optimised.

There are significant efficiency gains available 
through a precinct-wide approach to this 
infrastructure that would contribute to creating  
a low carbon and climate resilient precinct. 
An easy and cost effective process for the 
private sector to invest in these environmental 
technologies must also be established. 

The Sports Precinct, Federation Square East, 
Fishermans Bend and E Gate are opportunities 
for precinct scale innovations to be employed. 
This policy accords with that outlined in the City 
of Melbourne Local Policy 22.19 in terms of the 
performance measures set out for individual 
buildings in Policies 22.19-5 and as E Gate and 

Federation Square are designated Urban Renewal 
Areas, our position also aligns with the policy 
requirements in Policy 22.19-6.

The current redevelopment of Melbourne and 
Olympic Parks includes the addition of rainwater 
harvesting and treatment facilities. 

Any future development should also investigate 
the potential for implementing a precinct wide 
approach to energy and waste infrastructure. 
Although cogeneration and tri-generation 
options may not be appropriate due to irregular 
occupation on the site, alternative energy sources 
such as solar or wind should be considered.

 
Key Recommendation
That the State Government consider 
precinct scale infrastructure for heating, 
cooling, energy, water and waste systems.

A VISION FOR MELBOURNE’S PRECINCTS 

Facilitate Precinct Scale Energy, Water  
and Waste Solutions

Design precinct scale infrastructure for heating, cooling, 
energy, water and waste systems to enable the deployment 
of modern technology
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Plan for Community 
Infrastructure

Start planning for 
community infrastructure 
needs up front

Community infrastructure such as educational, 
recreational, cultural and leisure facilities are 
vital to the life of a community.  Population 
projections and other forecasts should form the 
basis of government planning so that community 
infrastructure is delivered as and when the 
community grows. 

The State Government must establish clear 
development rules for the provision of future 
community infrastructure based on forecast need 
so that community infrastructure is delivered 
ahead of population growth. It must also 
encourage the development of innovative funding 
and financing mechanisms to increase the pace 
of infrastructure development.

Consistent with the approach to open space 
provision, the master plan should allow for 
innovative solutions to the provision of community 
infrastructure, for example vertical schools.

Fishermans Bend, Federation Square East 
and E Gate have been identified as urban 
renewal opportunities and, as such, minimum 
height thresholds should be imposed across 
the Precinct. The Sports Precinct offers a rare 

 
Key Recommendation
That the State Government establish clear 
development rules for the future provision of 
community infrastructure  in urban renewal precincts.

That the State Government foster the development 
of innovative funding and financing mechanisms to 
increase the pace of infrastructure development in urban 
renewal precincts.

A VISION FOR MELBOURNE’S PRECINCTS 

opportunity to effectively address Melbourne’s 
residential, commercial and retail property needs 
alongside excellent transport connections and in 
close proximity to the CBD.

Set Minimum Height Thresholds

Minimum height thresholds should be implemented where 
growth is to occur
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Appropriate minimum height thresholds should be 
enforced across the Fishermans Bend, Federation 
Square East, E Gate and the Sports Precinct to 
ensure the highest and best uses are achieved 
within these key development opportunities.  
In setting minimum height thresholds, 
consideration should be given to the impact  
on view lines to and from the site in all directions 
although this should be able to be altered  
with permission from the relevant, single, 
governing authority.

Develop an action plan for 
the existing industries and 
land uses and attracting 
employment to the area

In the case of Fishermans Bend, the State 
Government must develop a transparent action 
plan for the relocation or compensation of existing 
land users in the Fishermans Bend precinct. 
Existing uses include; business, industrial and the 
freight and logistics route that runs through the 
middle of the Precinct.

The State Government also needs to plan for 
employment to move to urban renewal precincts 
and ways to facilitate and attract employment to 
the Precincts. This is critical to the success  

 
Key Recommendation
That the State Government introduce 
minimum height thresholds.

 
Key Recommendation
That the State Government develop  
plans for existing and future employment 
in the area.

of commercial development in the Precincts and 
needs to be supported by the infrastructure  
and traffic management plans. It should also  
be informed by economic feasibilities to 
determine what level of employment is viable  
for the Precincts.

Relocation Strategy for Existing Industries
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A clear development plan is required for both 
urban renewal precincts if they are to be pursued. 
This plan should outline the development stages 
to ensure existing and planned infrastructure 
assets are used efficiently. It development plan 
must respond to the size of the Precinct and its 
location (in the case of E Gate, Fishermans Bend 
and Federation Square, adjacent to the CBD) and 
consider the flow-on effect of rezoning on land 
values and market drivers.

Given the scale of the proposed residential 
development, particularly at E Gate and 
Fishermans Bend, a diverse range of housing 
types should be provided. Additionally, innovative 
methods for providing affordable and diverse 
housing choices should be implemented at 
Federation Square East and the Sports Precinct. 
Places Victoria has achieved great success 
with the National Rental Affordability Scheme 
as demonstrated by The Nicholson project. 
Fishermans Bend, Federation Square East 
and E Gate must be considered as a prime 
development sites for similar projects.

Similar success could be possible at these sites  
if all the relevant stakeholders work together 
on an agreed affordable housing strategy. 
Importantly, Liveable Housing Australia design 
guidelines should be used to inform any precinct 
wide residential development standard. 

Furthermore, a commitment should be made to 
ensure all new residential development adheres 
to the Liveable Housing Australia Guidelines to 
ensure housing is designed and built to meet 
the changing needs of occupants across their 

lifetime. These guidelines stipulate that liveable 
homes include key features that make them easier 
and safer to use for all occupants including people 
with disability, ageing Australians, people with 
temporary injuries and families with young children. 

Given the location of the precincts, a significant 
consideration for residential development will be 
noise attenuation measures. Minimum standards 
should be outlined in a schedule to the appropriate 
zones to ensure the amenity of residential 
properties is preserved.

 
Key Recommendations
That the State Government consider  
a portion of urban renewal sites for the 
provision of affordable housing.

That the State Government ensure residential 
development is in accordance with the 
Liveable Housing Australia Guidelines.

 
Key Recommendation
That the State Government formulate  
a clear, sequenced development plan.

A VISION FOR MELBOURNE’S PRECINCTS 

Affordable and Liveable Housing

Provide affordable, liveable housing and diverse housing choice

Staged Development Plan

Outline a logical staging process  
for development
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The announced departure of Ford, Holden 
and Toyota automotive manufacturing from 
Australia will have serious implications for the 
economic, transport, social, retail and residential 
development potential of the Fishermans Bend 
precinct and its surround area. In light of this 
change, the long term plan for Fishermans Bend 
will need to be re-evaluated.

The 23 hectare E Gate site is strategically located 
adjacent to Docklands and in close proximity to 
central Melbourne. The redevelopment of this 
precinct presents a significant opportunity for the 
Victorian economy.

 
Key Recommendation
That the State Government re-evaluate 
its long term development strategy for 
Fishermans Bend in light of the staged 
withdrawal of automotive manufacturers 
in the area.

The Precinct has the potential to provide housing 
for up to 10,000 residents and accommodate an 
additional 50,000 square metres of commercial 
and retail space. However, there are significant 
challenges inherent in redeveloping a site within 
the Melbourne rail yard area and adjacent to rail 
lines that are still operational.

A site audit is required to understand the existing 
infrastructure within the E Gate Precinct. This 
audit should include:

 | existing transport infrastructure such as the 
quality and extent of the road network and 
public transport infrastructure; and

 | the status of the power grid, water and 
sewerage facilities and the capacity of this 
infrastructure to service a growing population 
over time.

Infrastructure Site Audit

Audit the existing E Gate Precinct infrastructure and make 
this information publicly available

Key Recommendation
That the State Government audit the 
existing infrastructure in the E Gate 
Precinct and make this document 
publicly available.

A VISION FOR MELBOURNE’S PRECINCTS 

E Gate: Site Specific Considerations
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Master Plan for E Gate
 
The E Gate precinct is a significant opportunity 
to deliver a cohesive package where the urban 
design framework is coordinated with optimal 
design and deployment of economic and social 
infrastructure in a redevelopment site.

Key elements that must be considered and 
resolved within the Master Plan include transport 
and traffic planning, the provision of community 
infrastructure and open space, and precinct scale 
energy, water and waste solutions. Planning for 
these requirements should be aligned with the 
staged development plan.

Requirements of a 
Transport Plan for  
E Gate
 
Future transport infrastructure requirements must 
be planned for and funding identified to ensure 
that the precinct is fully integrated with the  
surrounding suburbs, especially Docklands and 
North Melbourne through to central Melbourne. 

While the site is surrounded by transport 
infrastructure, it is likely the existing infrastructure 
will require some level of augmentation to bring 
it within or adjacent to the site. Opportunities for 
augmentation must be explored in the context  
of the significant projected population increase.

A transport plan must: 

 | clearly outline how Melbourne’s existing public 
transport network needs to be augmented 
to service the precinct, including light rail 
networks, bus networks and providing 
appropriate access to the North Melbourne 
train station;

 | identify any new road networks or augmentation 
to the existing networks that will be required 
to integrate the site and connect to the major 
arterial roads and tollways;

 | prioritise major transport initiatives; and
 | be aligned with a staged development plan so 
that transport infrastructure is delivered as the 
precinct evolves.

Key Recommendation
That the State Government develop 
a staged development plan for E Gate.

 
Key Recommendation
That the State Government develop  
a transport plan for E Gate.

A VISION FOR MELBOURNE’S PRECINCTS 
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The Federation Square East site has many 
attributes, the most important being its size and 
strategic location. However, there are significant 
challenges inherent in redeveloping a site that 
consists primarily of rail yards, including the cost 
and type of construction required.

Fishermans Bend is a unique opportunity to 
develop a 250-hectare area in close proximity 
to the Central Business District. This size can 
present a challenge as can the historic uses  
of the area.

A comprehensive audit is required to understand 
the existing conditions of urban renewal precincts 
and their environs. This audit should include 
identifying:

 | ownership – public, private, other; 
 | existing hard infrastructure such as the road 
network, the street structure and public 
transport services;

 | the status of the power grid, water and sewerage 
facilities and the capacity of this infrastructure to 
service a growing population over time;

 | existing community infrastructure;
 | the economic potential of the Precincts  
as a future employment precincts;

 | soil quality; and
 | existing and forecast demographics.

Equally, Melbourne’s Sports Precinct is a major 
tourism draw card for Victoria. The Precinct 
hosts around 600 international level sporting 
competitions and entertainment acts each  
year and attracts more than two million people. 
The Precinct also generates a significant 
contribution to the Victorian economy through 
tourism and associated spending on transport, 
hotels, restaurants, retail outlets and other key 
attractions.

 
Key Recommendation
That the State Government audit 
Federation Square East, Fishermans  
Bend and the Sports Precinct and  
make the information publicly available.

Federation Square East, Fishermans Bend and  
the Sports Precinct: Site Specific Considerations

Comprehensive Site Audit

Audit the existing Federation Square East, Fishermans Bend 
and Sports Precinct to determine the overall potential of the 
area and make this information publicly available
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Establish Heritage 
Considerations

Establish the heritage 
and cultural heritage 
considerations associated 
with the Fishermans Bend 
and Federation Square East 
Precincts

Heritage values and considerations, including 
any issues with the new development obstructing 
views of existing buildings, must be established 
up front and locked in. This provides certainty 
to the community and the development industry 
so that once the audit is complete, heritage 
considerations cannot be extended further. 
infrastructure, for example vertical schools.

Master Plan

The Master Plans for the Sports Precinct, 
Federation Square East and Fishermans Bend 
must include innovative solutions for precinct 
scale infrastructure. This development should 
deliver a cohesive package that includes a 
strategic, coordinated urban design framework 
with optimal design and deployment of economic 
and social infrastructure. 

It is an opportunity to trial and deploy existing 
technologies and systems in an integrated 
manner on a large scale that will enable the 
Precincts to make more efficient use of resources 
than would otherwise be possible. The Precincts 
should strive to be low carbon, climate resilient 
and create an environment where it is easier to 
make sustainable choices.

In terms of the Sports Precinct, the current 
redevelopment of Melbourne and Olympic  
Parks focuses on the comfort of patrons,  

with the provision of more open space and 
shade, increased seating capacity, better 
connections to public transport and the city, and 
easier movement into and within Melbourne and 
Olympic Parks. The master plan for the Sports 
Precinct should build on these initiatives. It should 
consider any proposed further expansion of 
these facilities, transport access to and within the 
Precinct including parking provisions, pedestrian 
access, traffic congestion and connectivity with 
associated services and amenities such as the 
Royal Botanic Gardens.

 
Key Recommendation
That the State Government establish  
the parameters with respect to heritage  
up front and make them permanent.

 
Key Recommendation
That the State Government develop 
master plans for the Sports Precinct, 
Federation Square East and 
Fishermans Bend.

A VISION FOR MELBOURNE’S PRECINCTS 



Hard infrastructure needs to be planned for at a 
precinct level. This will be crucial to the success 
of Federation Square East and Fishermans Bend, 
their integration with Melbourne and their future 
communities in addition to the continued success 
of the Sports Precinct. While these sites are 
already well serviced by transport infrastructure, 
opportunities for augmentation must be explored 
in the context of significantly increased traffic 
movements to and around the site.

A transport plan must: 

 | outline the public transport required to service 
the Precincts including light rail, bus networks 
and other potential forms of public transport 
such as ferries;

 | clearly outline how Melbourne’s existing public 
transport network needs to be augmented to 
service the site; 

 | prioritise major transport initiatives; and

 | be aligned with the staged development plan 
so that transport infrastructure is delivered as 
the Precincts evolve.

Additionally, it is critical that in planning the Sports 
Precinct’s transport, the following are considered:

 | vehicle movements to and from the site and 
use traffic modeling to plan the augmentation 
of the road network;

 | the provision of adequate and affordable car 
parking based on the current and projected 
peak usage of the Precinct; and 

 | plans in cooperation with Public Transport 
Victoria to provide additional transport services 
at event start and finish times.

A VISION FOR MELBOURNE’S PRECINCTS 

 
Key Recommendation
That the State Government develop  
a transport plan for the Precincts.

Develop a Transport Plan

Develop a transport plan for the Federation Square East  
and Fishermans Bend Precincts



Pedestrian access to the Precinct should be 
given special consideration given the existing 
and extensive walking path network. The current 
focus of pedestrian access appears to be 
between the central city along Birrarung Marr 
to the Sports Precinct. However, there are also 
opportunities to improve the connectivity with 
the south side of the Yarra. This may include the 
provision of an additional pedestrian bridge to 
better link with Southbank and the Royal Botanic 
Gardens. It may also include a strategy to activate 
Batman Avenue to include it and the Yarra River 
as part of the Precinct.

While the current redevelopment of Melbourne 
and Olympic Parks will create ease of movement 
within these areas, any plan should outline a 

A VISION FOR MELBOURNE’S PRECINCTS 

 
Key Recommendation
That the Sports Precinct Master Plan 
increase access for pedestrians.

range of initiatives to encourage pedestrian 
access to other areas within the Precinct. These 
may include both comfort and safety measures 
such as providing additional shelter and seating 
along footpaths and providing appropriate lighting 
and good visual surveillance.

Improved Pedestrian Access for the Sports Precinct

Enhance pedestrian access to Melbourne’s Sports Precinct
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The master plan for the Melbourne Sports 
Precinct should include the vision for the future 
development of its sporting facilities. This foresight 
will enable land designated for proposed expansion 
or redevelopment to be reserved. It will also 
allow for the planning and maintenance of the 
relationship between the sporting facilities and the 
connecting transport and pedestrian linkages. 

The provision of adequate hospitality services 
to meet peak demand is critical to ensuring the 
Precinct remains a dynamic tourism draw card. 
The projected increased use of the Precinct 
should be used as a basis for planning improved 
hospitality services, especially the provision of 
accommodation. The State Government should 
prepare a policy outlining strategies in this regard. 
For example, land adjacent to the Precinct may 
be suitable for rezoning to encourage this type 
of development. Significant development sites 
nearby (for example, Federation Square East) 
should be assessed in terms of their potential  

 
Key Recommendation
That the master plan account for the 
future growth in the number of visitors  
to the Precinct.

 
Key Recommendation
That the master plan for the Sports 
Precinct account for the growth of 
sporting facilities.

to provide a full range of hospitality and recreation 
services. The sale of neighbouring surplus 
government land should also be considered  
for funding further Precinct redevelopment.

Plan for the Expansion of Existing Sporting Facilities

Allow for the proposed expansion of existing sporting facilities

Plan for Meeting Future Hospitality Demand

Plan for increased hospitality demand within Melbourne’s  
Sports Precinct
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CONTACT 

C NTACT

Please contact the following about 
any aspect of this submission:

Jennifer Cunich 
Executive Director
t. 9650 8300
e. jcunich@propertyoz.com.au

Asher Judah 
Deputy Executive Director 
t. 9650 8300 
e. ajudah@propertyoz.com.au

Address 
Property Council of Australia 
(Victoria Division) 
Level 7, 136 Exhibition Street 
MELBOURNE VIC 3000
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