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POTENTIAL MARKET ASSESSMENT
Most Households are Couples Without Children.
The next most common Household is Lone Persons.
Then Couples with Children


Most dwellings are separate houses

Households Mature and children form New
Households.
The predominant change is a significant increase is the
number of lone person households.
Followed by couples without children.

Most new dwelling are separate houses followed by
medium density dwellings and then caravans, cabins
and houseboats

The income distribution of households can be used to
further segment the housing demand mix by:
Sale prices and
Rent levels for investors.
This is a story for another day.
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HOME DELIVERY SO FAR
There are many development models….erection of a new house on a vacant block in a new subdivision or in an established area requiring the demolition of an old house. In
many older areas developed when the quarter acre block was a reality, two or more dwellings may replace the original house.
In all cases the same stakeholders interact with the planning and building system.
The single dwelling project is usually built to order (MADE TO MEASURE score 5).
Two or more dwellings on a block can be made to measure but are normally build in accordance with the Planning Permit and no changes are encouraged by the developer.
Let’s call this an OF THE SHELF DELIVERY
There are other delivery methods. The following table describes a few.

Description
Made to
Measure
Score out of
10
Benefits

Limitations

NIGHTINGALE MODEL

OFF THE PLAN APARTMENTS

2-3 Story located in expensive
locations close to facilities

Multi Story located in expensive
locations close to facilities

10

1

Made to measure dwellings, minimal
stamp duty, no developers profit, no
sales commissions.

High yielding leads to reduced land
cost per unit, minimal stamp duty.
Some sites have low land cost.

All developments are on sites with
high land values which provide
capital uplift on completion for
owners.
While there are major savings it is
only viable where median house
prices are high due do the Project
Mangers fee which is a value of the
finished product.

Limited range of inclusions and
upgrades, land cost not passed
through

BROAD HECTARE AND INFILL
SUBDIVISIONS
Multiple lots usually of uniform size for
each project. Variability in lot size from
project to project
5

LIFESTYLE VILLAGES

Mix of land for private buyers and
builders.
Opportunities for both made to
measure and off the shelf housing.
Limited land and price variation in any
one location

Land is rented and buildings
purchased from the developer.
Community facilities included in
the rent.
Usually not able to sublet and
conditions apply to resale

Multiple lots usually of uniform
size for each project. Small range
of house options.
1

The 2015 Intergenerational Report prepared by Treasury in Chapter 1 states:
Australians will live longer and continue to have one of the longest life expectancies in the world. In 2054-55, life expectancy at birth is projected to be 95.1 years for
men and 96.6 years for women, compared with 91.5 and 93.6 years today.
The number of people aged 15 to 64 for every person aged 65 and over has fallen from 7.3 people in 1975 to an estimated 4.5 people today. By 2054-55, this is
projected to nearly halve again to 2.7 people.
Conventional subdivisions have traditionally provided opportunities to meet the needs of owners that require and can afford a separate house.
Strata titled units have traditionally provided smaller houses on compact lots.
Understanding the motivations of stakeholders in the Home Delivery Network can open up a discussion about possible new Home Delivery Models, new housing products
and services responding to future demographic opportunities as they emerge.
HOME DELIVERY IN FUTURE
The most poorly serviced market sector is low and middle income households looking for affordable, well designed and maintained houses to buy or rent.
Councils are the gatekeepers and can facilitate reduced costs and risk for stakeholders involved.
1. Savings in per lot land development costs can be passed onto buyers wanting to build.
2. The builders risk associated with unit construction can be mitigated.
3. Ongoing management costs of common property can be eliminated where roads drains and utilities are in the public domain.
A planning process is discussed which achieves this and provides reassurance to Councils that housing quality, value and choice can be improved within the existing
Residential Zone Provisions.
Some standards in the zone could be modified to achieve both cost savings and better, more owner focussed design responses quickly.
MADE TO MEASURE HOMES are possible if a range of lots can be made available for purchase and settlement before the commencement of building works.
ENVIRONMENTALLY RESPONSIVE DESIGN
A group of Victorian Councils assessed how new subdivisions can be more environmentally sustainably designed and delivered to achieve multiple benefits, in the most cost
effective way over time. The consultant report (Aecom 17 May 2018 page 2) identifies “low cost, low regrets” interventions in the delivery of more environmentally
responsive housing in two categories:


Dwelling Based Environmentally Sustainable Design Interventions. The dwelling-based ESD interventions assessed included: dwelling orientation; installation of
rainwater tanks plumbed to washing machines and toilets; solar panels; glazing; and insulation. Dwelling-based ESD interventions primarily benefit home owners
through improved comfort and reduced consumption of water and energy. The capital / construction cost associated with these interventions is borne by the builders
and typically passed on to home owners. Therefore, such interventions are well-suited to a traditional ‘beneficiary pays’ funding model. These up-front costs are
lower if the ESD interventions are included in the dwelling design, rather than being retrofitted. Operating and maintenance costs associated with the ESD
interventions tend to be zero, or relatively low, which is an important consideration when communicating the benefits of ESD interventions. The analysis found that
dwelling orientation is a no / low cost intervention that results in benefits across all the climate zones that were assessed. This suggests that councils should ensure
north facing orientation is optimised when considering applications under Clause 56 (Subdivison Requirements in Victorian Planning Schemes).
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Subdivision Based Interventions. Case studies obtained from the literature review provide evidence that there are quantifiable benefits from adopting subdivisionbased ESD measures. Furthermore, the magnitude of the benefits are less driven by climate than the dwelling-based interventions and, therefore may be more
appropriate for a wider number of climate zones. The capital / construction costs of subdivision-based interventions are typically borne by developers, but the
beneficiaries can include home owners, councils and the wider community. The operating and maintenance costs associated with these interventions can range from
negligible (e.g. a second footpath to facilitate active travel) to relatively high (e.g. maintaining Water Sensitive Urban Design (WSUD) features). ……..These
interventions may be considered low cost / low regrets interventions, if capital funding can be secured.

Reference - Aecom 17 May 2018 Environmentally Sustainable Design for Subdivisions in Regional Victoria. Proof of Concept and Cost Benefit Analysis.
HOME DELIVERY PROPOSAL
The language adopted in planning, building and subdivision legislation, regulations and forms are not user friendly. This results in potential owners being disengaged from
the process.
A simple statement of objectives followed by a demonstration (in the form of a house siting policy) of how these objective can be easily interpreted by owners and
designers is recommended.
RECOMMENDATION 1 that Council adopts overarching goals for new residential development relating to SUNLIGHT, OPEN SPACE, ACCESS and PRIVACY
Sunlight
Open Space
Access
Privacy

Locate Indoor and outdoor living spaces on the north side of the lot to make sure that winter sun makes these areas cosy.
Remember the hot summer sun can be controlled by normal eaves
Move the house as close as possible to the south side of the block so most of the private yard is on the sunny side of the house
in one large usable space.
Enable direct access from the street to the private yard so rubbish bins can be moved conveniently.
Enable the carport or garage to be well connected to the yard
Reduce windows on the south side of the house to create private outdoor spaces for the neighbour.
If all owners obeyed this rule everyone would enjoy a private house and yard

RECOMMENDATION 2 that Councils require that all new subdivisions have a House Siting Policy approved and registered to form part of the title as a planning permit
condition.
RECOMMENDATION 3 that Councils be made aware that Building Surveyors assess if working drawings comply with the House Siting Policy before issuing the Building
Permit.
No architectural plans or advertising need be required by the Council’s Planners.
RECOMMENDATION 4 that Councils only assess plans if the proposal does not comply with the House Siting Policy.

Of all development models I suggest the most value for emerging markets would be relatively affordable infill land, close to existing commercial, community and health
facilities where new lots can be made available and new owners would appoint their preferred building designer.
Builders would quote for the job in the normal way.
This is not possible when plans for units are assessed against planning scheme provisions. The design budget is expended at the planning stage and the property is only
offered to the market after the final plans have been endorsed to form part of the permit. Usually no significant upgrades would be possible at this late stage.

The following table describes a process for consideration.
WHY PREPARE A HOUSE
SITING POLICY

Dwelling Based Environmentally Sustainable Design Interventions are
funded by the owner and specified its designer.
Subdivision Based Interventions are funded by Land Developers and
specified by its consultant team.
A planning Application for Subdivision House Siting Policy is considered by
the Planning Authority
The house siting policy is a tool to enable the building designer to respond
to the opportunities of the site identified by the land developer and
recorded on title.
Building Plans in accordance with the house siting policy do not require a
Planning Permit.

Better Urban Design

The building designer can work with opportunities:
If the Land Developer orients most roads in a north / south direction,
most blocks will have a side facing north towards the winter sun.
If the Land Developer runs some roads in an east / west direction,
some blocks on the north side of the road will have a private rear
yard facing north towards the winter sun.
For roads running in an east / west direction some blocks on the
south side will have a private yard facing north to the street towards
the winter sun. Fencing will be required to ensure this private open
space is useable
Front fences would be restricted for the remaining lots.

Reference - Aecom 17 May 2018
Environmentally Sustainable Design for
Subdivisions in Regional Victoria. Proof of
Concept and Cost Benefit Analysis.
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Community Engagement

Educate adjoining owners to discuss the benefits of locating at least
one windowless wall on a side / rear boundary to create mutually
benefits like:
no overlooking to / from neighbours private spaces.
most of private open space is on the sunny north side of the house.
no narrow, little used strips of land.
NOTE: This window is at least 1700mm above floor level

Best use of available land

Fire rating setbacks enable a traditional light weight construction to
be located on one or more boundaries as fire safety setbacks
preserve distances to a fire source on the adjoining land in
accordance with Part3.7.1 of the Building Code of Australia.
Fire rating setbacks when registered on title will ensure the first built
dwellings do not impact on buildings erected on adjoining land later.
If maximum building heights are registered on title the first built
dwellings cannot unreasonably overshadow buildings and private
open space on adjoining land built later.
Eaves designed to admit winter sun into buildings can also provide
shade in summer.

No fire rated building fabric including parapets
(with box gutters) is required
With appropriated implied or expressed
drainage easements roof spouting can
protrude into the neighbour’s air space to
eliminate narrow strips of land where
boundary walls are planned on common
boundaries.

SO HOW CAN A DEVELOPER
WORK WITH A COUNCIL TO
DESIGN A HOUSE SITING
POLICY
STEP 1
Design lots and test feasibility
as usual.
Sample house plans would
clarify how houses would be
site on individual lots and in a
streetscape.

First explain to the Planner that the application is for subdivision, not two or more dwellings on a lot.
Explain that the target market is for owners and investors that have their own building needs and budget and they have not been
identified yet.
It is the building surveyor that assesses compliance.
Some provisions are not in accordance with the siting provisions and a decision should be made at the planning stage.
The provisions of the house siting policy can be negotiated with the appointed architect or building designer.
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STEP 2
The architect brief would
respond to:
Site Orientation and Secluded
Private Open Space

STEP 3
The architects brief would
respond to:
Driveway Location
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STEP 4
The architects brief would
respond to:
Driveway Location
Fire Rating- Setbacks

STEP 5
The architects brief would
respond to:

Direct access to the yard
from the street.
Not through the house.
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STEP 6
The architects brief would
respond to:

Setbacks
Provide private open space
on the north side of the
dwelling it serves.
High fence locations.

STEP 7
The architects brief would
respond to:
Maximum Building Height
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STEP 8
The architects brief would
respond to:
Fence Locations

Sample Victorian
Subdivision
Banksia Estate Blackburn
South Victoria
Lots range in size from 161m2
to599m2

Sample Siting Policy

See attachment
Banksia Estate
Blackburn South
Victoria for example of registered Agreement
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Architectural Outcomes
6 Omeo Crt
Blackburn South
Banksia Estate
45 lots
Sold of the plan in 1992 by
Urban Land Authority

Bright Place
Blackburn South

Lot 9
18mx18m wide block
south and east side

Lots 46 &47
9m wide lots north side.

Aerial View
Banksia Estate
Blackburn South Victoria

Other Sites
4 Sutherland Way Burwood
Victoria
87 Lots

12m wide lots
South side

Oakwood Rise Estate
Sold of the plan in 1993 by
Urban Land Authority

I College Way
Burwood Victoria
Oakwood Rise Estate.

12m wide lots
North side
Garages in pairs

1 Nectar Mews Knoxfield
Victoria
11 Lots
Sold by expressions of Interest
off the plan. In 1993 by the
Urban Land Authority

Infill Site
Siting Policy Approved
Council participated in a Design Panel Review of submissions.

5A Ava Close Berwick Victoria

180m2 Lots
West side opposite park
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Conclusion
The regulations which impact on a subdivision are:
Town Planning
Application to subdivide.
Advertise the Application
Section 173 of the Planning and
Environment Act to register the House
Siting Policy at the Titles Office

Subdivision
Registered restrictive covenant
implements the house siting policy is
an option.
Easements for services (expressed and
implied)

Building
Fire rating setbacks

Sale of Land
Disclosure documents

Siting requirements set out as a planning
requirement take precedence over
building setback requirements

Certification of plans of subdivision

The conclusion is that the existing suit of legislation and regulations can be managed in such a way as to facilitate new, better and affordable housing on new lots without
an owners corporation, that do not overshadow or overlook existing and proposed dwellings.
A house siting policy can assist owners to manage design and building of a home which is MADE TO MEASURE. There are designers and builders equipped to help.
Owners are more inclined to invest time, money, effort and to seek out experts as required in their own projects.
Builder / developers of OFF THE SHELF houses are motivated by the bottom line and as a result may not include significant upgrades if the future owners are not known.
Such builder / developers may seek extra building bulk in pursuit of additional units.
A carefully crafted house siting policy can encourage neighbours so negotiate outcomes to their mutual benefit and as a group benefit from the uplift in values that flow
from a thoughtful, incremental planning process.

Good luck with your report and recommendations to government.
I hope this contribution will assist

Yours sincerely

Howard Bartlett
1/25 Barkly St Benalla
Vic 3672
Mobile 0409504420

