
 

 

 

 
2 May 2022 
 
Amendment C201more 
Moreland City Council  
Via email: info@moreland.vic.gov.au 
 

Proposed Moreland Planning Scheme Amendment C201more 
 

Thank you for the opportunity to comment on proposed ‘Amendment C201more’ of the 
Moreland Planning Scheme to rezone land, apply an Environmental Audit Overlay and 
Incorporated Plan Overlay Schedule 5 (IPO5 – Sheppard and Norris Street Incorporated Plan 
2021). 
 
HIA objects to the inclusion of proposed mandatory affordable housing contribution (IPO5) 
for the reasons outlined in this submission. 
 
Overview 
 
The Housing Industry Association (HIA) is Australia’s peak residential building industry 
association. HIA members comprise a diversity of residential builders, including all Top 100 
buildings, all major building industry manufacturers and suppliers, as well as developers, small 
to medium builder members, contractors and consultants to the industry. In total, HIA 
members construct over 85% of the nation’s new housing stock.  
 
HIA exists to service the businesses it represents, lobby for the best possible business 
environment for building industry and to encourage a responsible and quality driven, affordable 
residential building and development industry. HIA is committed to working with all sectors of 
government to support a regulatory environment that facilitates growth in the economy, 
reduces red tape, and enable the delivery of affordable housing.  
 
HIA Response Letter  
 
HIA’s view is Council should allocate existing property rates revenue, set up collaborative 
partnerships with industry and/or develop innovative funding methods (other than imposing a 
contribution levy or through private land ‘inclusionary zoning’) to increase social and affordable 
housing supply. 
 
The proposed IPO5 requires a mandatory contribution of 5% ‘affordable’ dwellings be sold at 
50% of the market rate to a Registered Housing Agency (RHA) for development up to four 
storeys, or 15% for five storeys. Where the calculation is not a whole number, a levy of 2.5% 
at market value for the equivalent dwellings must be paid. The requirement applies from two 
or more dwellings, including mixed use development, however where accommodation other 
than dwellings is proposed, the amount of the levy is to be negotiated with Council.  
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Inclusionary zoning puts further upward pressure on house prices in an already overly 
taxed and regulated Australian housing market 
 
Inclusionary zoning and mandated quotas for affordable housing provision are not financially 
feasible in the highly regulated and expensive Australian housing market. In a report 
commissioned for HIA (2019), an estimated 37% of the price of a new greenfield house and 
land package; and 35% of an apartment is made up of statutory taxes, regulatory costs 
(including zoning restrictions) and excessive charges. 
 
A study commissioned for the Reserve Bank (2018), indicates zoning restrictions constraining 
the supply of land/development has added an estimated 41% to the price of an average house 
and 30% to an apartment in Melbourne. The cost of heavily discounting stock at the point of 
sale is too much for the market to bear and would only push up other dwelling prices from that 
entity further. 
 
A dwelling which is mandated to be sold as an ‘affordable house’ still costs the same to build 
but must be marketed and sold for less. There is no guarantee, beyond the original sale that 
the property continues to be sold or managed or rented at below the market rate.  
 
Moreland has the ability to provide its own solution to inclusionary zoning, being to 
rezone and/or repurpose its own land for new council funded social and affordable 
housing. 
 
Housing is already one of the most heavily taxed and constrained sectors of the economy, 
through statutory taxes. This proposal adds another cost to housing.  
 
Statutory taxes including but not limited to overheads on the cost of housing are: 
 

• GST on new dwelling construction 

• Stamp duty (including cascading stamp duty on future transfers of land) 

• Construction worker payroll and income taxes 

• Land holding costs while seeking approvals (i.e. land tax, interest on borrowings) 

• Development contributions/levies 

• Municipal rates 

• Materials transport fuel excise 
 
HIA highlights the ways government is already or can further invest and partner with industry 
in improving social and affordable housing supply.  
 
National Housing and Homelessness Agreement 
 
The National Housing and Homelessness Agreement commenced on 1 July 2018 and 
provides around $1.6 billion each year to states and territories to improve Australians’ access 
to secure and affordable housing. 
 
Build to Rent 
 
As part of Victoria’s Big Housing Build announced in the 2020-21 Budget, the Government is 
helping establish the build-to-rent sector, which has significant benefits. A build-to-rent sector 
will provide Victorians with a new alternative to home ownership (i.e. those in need of secure 
long-term accommodation that are unable to finance home loans). Build-to-rent projects attract 
institutional investment as large-scale residential developments, where the properties are held 
and managed by a single entity to be rented out over the medium to long term. They can also 
be brought to market quickly as they do not require a minimum number of off-the-plan 
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purchases to secure financing. HIA welcomes the 1 January 2022 until 31 December 2031 50 
per cent land tax concession for up to 30 years and a full exemption from Absentee Owner 
Surcharge. 
 
Affordable Housing Bond Aggregator program 
 
The National Housing and Finance Investment Corporation’s Affordable Housing Bond 
Aggregator program provides a secure source of very low cost loans for RHAs to buy, build 
and maintain social housing stock. RHAs have the capability to project manage a larger 
portfolio of social housing stock and realise cost efficiencies, if government transfers more of 
the estimated 65,000 existing public housing properties under their management.  
 
Reinstate the National Rental Affordability Housing Scheme 
 
HIA understands the National Rental Affordable Housing Scheme (NRAS) was scrapped 
because it achieved sub-optimal results in terms of attracting institutional investment. However 
now this is primarily addressed through the Build to Rent sector, an equivalent based scheme 
could be introduced to capitalise on the ‘ready made’ sectors of ‘mum and dad’ investors and 
‘millennials’ who want to set foot on the property ladder. 
 
The NRAS scheme, which provided homes for thousands of low income renters throughout 
the country in partnership with RHAs, attracted strong participation from novice investors 
seeking a means to improve their financial futures, supplement household income and provide 
a valuable community service. 
 
Social housing is the responsibility of governments with such infrastructure to be funded from 
existing revenue sources. As per HIA’s Subsidised Affordable Housing Policy, HIA supports 
the following options for developers and builders on a voluntary basis, to enter into an 
agreement to increase the delivery of affordable housing: 

• Increasing industry’s land supply and development rights for affordable housing. 

• Voluntary supply of affordable housing in a development in exchange for agreed or 
negotiated development bonuses which are relevant to the particular site and location. 

• Innovative funding mechanisms to ensure greater government buy in on private 
development. 

• Increasing the opportunity for ‘joint venture’ partnerships between government and 
industry. 

• Provision of taxation and development levy concessions for developers to encourage 
greater supply. 

 
A well-functioning housing industry can readily provide a wide range of housing types at 
various price points to mirror community needs. Many developers and builders already provide 
affordable housing product, based on their price positioning at the lower end of the market and 
a consumer perception that their product is better ‘value for money’ than others. 
 
Thank you for the opportunity to share with you our concerns on the proposed mandatory 
affordable housing contribution (IPO5) for C201more. 
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The Amendment Land includes:  
• 3-5, 4, 6, 7, 8, 10 and 16-20 Sheppard Street; 
• 2-4 and 6 Norris Street;  
• Council owned or occupied land, which forms part of 39A Shorts Road and includes 

the accessway (Vol. 7434 Fol. 520), Revenge Strip (Part Vol. 9260 Fol. 272) and Right of 
Way (ROW) (Part Vol. 11976 Fol.167). 

 
Previous Advice 
 
EPA provided a written response to Council in accordance with Ministerial Direction 19 (MD19) 
on 20 September 2021 (EPA Ref: REQ001187). This response included a number of 
recommendations for Councils consideration, which are summarised as follows: 
 

• Council should communicate, via the amendment documents, that an assessment 
has been made that the land is ‘potentially contaminated land’ and that the 
requirements of Ministerial Direction 1 (MD1) may be deferred; 

• On the basis that Council appropriately justifies the above (that the audit should be 
deferred via the Environmental Audit Overlay (EAO)), the proposal to apply the EAO 
appears to be in accordance with policy; 

• A Certificate of Environmental Audit has been issued for 4 Sheppard Street, and 
therefore the application of the EAO is not considered necessary; 

• Consideration of compelling future audit outcomes, where a planning permit is not 
required; 

• Inclusion of a map that clearly labels each parcel of land; 
• Further work/clarification is recommended regarding the desktop assessment of 

Council owned and occupied land; 
• Consideration of the Industrial 1 Zone (IN1Z) to the south of the site, and any 

applicable separation distances; and 
• Further consideration of amenity impacts for single dwelling developments. 

 
Current Advice 
 
In reviewing the exhibited information, it is noted that: 
 

• Based on the updated information provided, Council has satisfied itself that the 
subject land is ‘potentially contaminated’, and this assessment appears to be 
generally consistent with policy guidance; 

• Based on the updated information provided, Council has outlined the reasons for 
deferring audit systems requirements via the EAO, which appears to be consistent 
with policy guidance; 

• EPA note that the EAO is not proposed to be applied to 4 Sheppard Street, Coburg 
North, consistent with previous advice provided; 

• Council has included recommended provisions in the IPO5, regarding compliance 
with any environmental audit recommendations; 

• EPA understand that the IN1Z site to the south of the subject land has been 
redeveloped as the Bakers Business Park. The Planning Report states that there is a 
transition from larger industrial operations occupying large sites to commercial and 
smaller warehouse/office development. EPA would like to highlight that the 
requirements of Clause 53.10 of the Moreland Planning Scheme would need to be 
addressed for any new industrial use seeking to establish in the IN1Z; and 
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Appendix 1: Summary of the assessments and recommendations for each parcel of land, 
including EPA advice on whether the conclusions are consistent with PPN30 2021. 
 

Phase 1 Assessment 
Address Former/current Use Conclusions Is the Potential for 

Contamination in accordance 
PPN30 2021? 

3-5, & 7 
Sheppard 
Street, 
Coburg 
North 

Former rubber 
manufacturing, 
boat building, 
chemical 
manufacturing / 
storing / blending, 
imported fill.  

High potential for 
contamination. Audit 
required. 

Yes. 
High potential for contamination.  
Audit or PRSA option applies but 
proceeding directly to an audit is 
recommended. 
 
Council proposing to apply EAO. 
 

6, 8, & 10 
Sheppard 
Street, 
Coburg 
North 

Former rubber 
manufacturing, 
chemical 
manufacturing / 
storing / blending, 
imported fill.  

High potential for 
contamination. Audit 
required. 

Yes. 
High potential for contamination.  
Audit or PRSA option applies but 
proceeding directly to an audit is 
recommended. 
 
Council proposing to apply EAO. 
 

4 Sheppard 
Street, 
Coburg 
North 

A Certificate of Environmental Audit (EPA Reference: 8006325 (CARMS 78171-1)) 
has been issued for this site. The certificate states that “the condition of the site 
is neither detrimental nor potentially detrimental to any beneficial use of the 
site”.  

2-4, & 6 
Norris 
Street, 
Coburg 
North 
 

Former paint 
factory, chemical 
manufacturing / 
storing / blending, 
imported fill. 

High potential for 
contamination. Audit 
required. 

Buildings have been demolished 
in recent months. 
 
Planning permit issued for “use of 
the land for warehouses, the 
construction of 14 triple storey 
buildings and a reduction in the 
standard car parking 
requirements…” in 2020.  
 
The planning permit includes a 
condition requiring either a 
certificate or statement of 
environmental audit, prior to the 
commencement of the permitted 
use. 
 
Council proposing to apply EAO. 
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Preliminary Site Investigation 
Address Former/current Use Conclusions Is the Potential for 

Contamination in accordance 
PPN30 2021? 

16-20 
Sheppard 
Street, 
Coburg 
North 
 

Foundry (potentially 
since 1917). Two 
underground 
storage tanks 
(USTs) not 
decommissioned. 
 

The site operations 
and housekeeping 
are likely to have an 
overall low to 
moderate potential 
of significant 
releases to soil 
and/or groundwater 
at the site. 
 
No assessment of 
soil or groundwater 
has been 
undertaken at the 
site and intrusive 
environmental 
assessment would 
be required to verify 
or confirm the sites 
environmental 
status. 

No.  
High potential for contamination.  
Audit or PRSA option applies but 
proceeding directly to an audit is 
recommended. 
 
The following land uses which 
carry a high potential for 
contamination could also be 
considered at this site; Iron and 
steel works, Metal finishing and 
treatments, Metal smelting / 
refining / finishing. 
 
Council proposing to apply the 
EAO. 
 
 

Council’s desktop assessment 
Address Former/current Use Conclusions Is the Potential for 

Contamination in accordance 
PPN30 2021? 

Vol. 7434 
Fol. 520 
Referred to 
as 
Accessway 

Road (accessway),  
fully asphalted 

The assessment 
draws on 
conclusions from the 
Phase 1 assessment 
undertaken for the 
nearby properties. 
Based upon this 
assessment, Council 
states that there is a 
similar risk of 
contamination to 

Yes.  
Medium potential for 
contamination.  
PRSA or audit option applies, 
PRSA to determine need for audit 
is recommended. 
 
Whilst Council expects the 
current use of the land to 
continue, given the rezoning of 
the land to Mixed Use Zone, which 

Part Vol. 
9260 Fol. 
272 
Referred to 
as Revenge 
Strip 

Car park, fully 
asphalted 
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Part Vol. 
11976 Fol.167 
Referred to 
as ROW 

Car park, fully 
asphalted 

this land, because of 
imported fill, and off-
site activities 
including; rubber 
manufacturing, 
UST’s and other 
industrial uses. 

may allow sensitive uses to be 
established on the land, and the 
medium potential for 
contamination, the appropriate 
level of assessment in 
accordance with PPN30 2021 is a 
PRSA or audit option applies, 
(PRSA to determine need for 
audit is recommended.).  
 
Council now includes reasoning to 
apply the EAO in its assessment in 
accordance with PPN30 2021, 
based on the proposed rezoning 
and the requirement for a PRSA, 
the application of the EAO would 
appear to be in accordance with 
policy. 
 

 














