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ACKNOWLEDGEMENT OF COUNTRY

Darebin City Council acknowledges the 
Wurundjeri Woi-Wurrung people as the 
Traditional Owners and custodians of the land 
and waters we now call Darebin and affirms 
that Wurundjeri Woi-Wurrung people have 
lived on this land for millennia, practising their 
customs and ceremonies of celebration, 
initiation and renewal. Council acknowledges 
that Elders past, present and emerging are 
central to the cohesion, intergenerational 
wellbeing and ongoing self-determination of 
Aboriginal and Torres Strait Islander 
communities. They have played and continue 
to play a pivotal role in maintaining and 
transmitting culture, history and language. 

Council respects and recognises Aboriginal 
and Torres Strait Islander communities’ values, 
living culture and practices, including their 
continuing spiritual connection to the land and 
waters and their right to self-determination. 
Council also recognises the diversity within 
Aboriginal and Torres Strait Islander 
communities. 

Aboriginal and Torres Strait Islander people 
and communities have had and continue to 
play a unique role in the life of the Darebin 
municipality. Council recognises and values 
this ongoing contribution and its significant 
value for our city and Australian society more 
broadly. 

(Extract from Darebin City Council’s Statement 
of commitment to Traditional Owners and 
Aboriginal and Torres Strait Islander people 
2019).

Ngarrgma Wurrundjeri Woi-wurrung guljin 
gurringanyinu bik wenerop Darebin dharri 
Ngarri yana ngarnga bik, baan ba ngarrgu. 
Gahgook-al nanggit bambuth, yalingbu ba 
gama-dji.
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EXECUTIVE SUMMARY

The Darebin community is changing. Our population has grown and become more diverse and 
housing development has intensified over time. Our current strategies need to be updated to 
reflect the changing housing needs of the growing population. 

Darebin is developing a new Housing Strategy and Neighbourhood Character Study. This plan 
will shape how housing will be planned for, delivered and experienced as Darebin continues to 
grow and change over the next 20 years.

The role of this discussion paper

The Housing Conversation Discussion Paper 
provides a snapshot of the population and 
housing context in Darebin and identifies key 
themes to explore during the Housing 
Conversation community consultation process. 
The themes covered include:  

• Housing growth, location and typology

• Diversity and accessibility 

• Neighbourhood Character and quality 
of place

• Affordability and affordable housing

• Sustainability.

We’d like to hear from you!

If you live, work or socialise in Darebin we’d 
like to hear from you during our upcoming 
Housing Conversation. Tell us how you, your 
networks and the broader community want to 
live in Darebin now and into the future. 
Feedback received will be considered along 
with other inputs to inform the preparation of 
the new Housing Strategy and Neighbourhood 
Character Study.

To access the online survey and for further 
information about the Housing Conversation 
please visit www.yoursay.darebin.vic.gov.au/
housing
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A SNAPSHOT OF POPULATION AND 
HOUSING IN DAREBIN

Figure 1: Recent forecast and population growth in the Darebin LGA between 1996 and 2036
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Figure 2: Age structure of Darebin residents in 2016
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Figure 3: Household composition of Darebin residents in 2016
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Figure 3: Housing tenure in Darebin compared to the Greater Melbourne Area in 2016
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INTRODUCTION

We must plan for our growing population

Recent population growth has outpaced forecasts in the current Darebin Housing Strategy 
(2015). It is anticipated Darebin will be home to an additional 46,465 residents, 24,093 
households and 26,775 dwellings by 2036 (SGS, 2020). An update of the current Housing 
Strategy and Neighbourhood Character Study (2007) will ensure we have a plan for housing 
that reflects and responds to the needs of our diverse and growing community. 

What is a Housing Strategy and Neighbourhood Character Study?

The updated Housing Strategy and Neighbourhood Character Study will provide a long-term 
plan for how the housing needs of existing and future Darebin residents will be met in a way that 
is sustainable and informed by our community. It will:

• Include a 20 year-vision for housing in Darebin 

• Provide an understanding of our resident’s needs and the housing context in Darebin

• Guide population growth and the location of new housing

• Guide the look and feel of new developments within residentially zoned land

• Provide evidence to amend planning policy and controls in the Darebin Planning Scheme via 
a planning scheme amendment.

A Housing Strategy & Neighbourhood Character Study

Will Won’t 

• Be consistent with state policy direction 
on housing and settlement (refer to 
appendix 1)

• Be informed by a range of inputs such as 
community feedback and comments

• Identify changes to existing local planning 
policy and provisions in the Darebin 
Planning Scheme

• Guide how new housing will be 
distributed throughout the municipality

• Apply to all existing residentially zoned 
land throughout Darebin

• Address how housing will be 
accommodated in non-residential zones

• Prevent or discourage new housing from 
being developed in Darebin

• Establish housing projects on Council land

• Provide detailed or prescriptive design 
controls (except for mandatory heights 
which are automatic in some residential 
zones)
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How will my comments and feedback inform the Housing Strategy and 
Neighbourhood Character Study?

Feedback provided during the Housing Conversation will be considered alongside other inputs 
to inform the vision, strategic direction and actions in the draft Housing Strategy and 
Neighbourhood Character Study. 

Figure 4: Inputs that will inform the Housing Strategy & Neighbourhood Character Study 
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Project stages

TECHNICAL BACKGROUND REPORTS & STUDIES

A range of technical background reports and studies are required to 
understand the housing context in Darebin. This work will also inform 
the strategic direction of the Housing Strategy & Neighbourhood 
Character Study.

HOUSING CONVERSATION (We are here)

We are seeking feedback on your values, concerns and aspirations for 
housing in Darebin. Feedback provided during the Housing 
Conversation will inform the Draft Housing Strategy and 
Neighbourhood Character Study.

PREPARE DRAFT HOUSING STRATEGY & NEIGHBOURHOOD 
CHRACTER STUDY

Feedback provided during the Housing Conversation will be 
considered alongside a range of inputs such as Victorian Planning 
Policy and guidance and technical background work and studies.

ENGAGEMENT ON DRAFT HOUSING STRATEGY & 
NEIGHBOURHOOD CHARACTER STUDY

We will be seeking feedback on the vision and strategic direction of 
the draft Housing Strategy and Neighbourhood Character Study.

FINALISATION AND ADOPTION OF THE HOUSING STRATEGY 
& NEIGHBOURHOOD CHARACTER STUDY

Feedback received on the draft Housing Strategy & Neighbourhood 
Character Study will be considered in its finalisation before it is 
presented to Council for adoption.

PLANNING SCHEME AMENDMENT

Actions from the Housing Strategy and Neighbourhood Character 
Study will be implemented into the Darebin Planning Scheme via the 
planning scheme amendment process. There will be an opportunity 
to make a submission on the proposed amendment during the public 
exhibition stage.

Stage 1

Stage 2

Stage 3

Stage 4

Stage 5

Stage 6
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HOUSING GROWTH, LOCATION AND TYPOLOGY 

Development in Darebin

A significant amount of development has 
occurred in Darebin over the last fifteen years. 
This has resulted in major changes to the type, 
location and composition of housing in 
Darebin. The Darebin Housing Supply & 
Demand Analysis (SGS, 2020) has identified:

• The proportion of people living in separate/
detached houses will decrease, while the 
proportion of people living in medium and 
higher density houses will increase 

• All areas in Darebin will need to 
accommodate housing growth, but 
development capacity varies throughout 
the municipality

• The Upper Area (Reservoir, Kingsbury, 
Bundoora and Macleod) has the highest 
capacity for medium density 
development

• The Central Area (Preston) has the 
highest capacity for higher density 
development

• The Lower Area (Northcote, Fairfield, 
Alphington and Thornbury) has a higher 
capacity for higher density development 
than medium density development.

• There will be an increased demand in the 
future for smaller dwellings as Darebin’s 
average household size is expected to 
decline.

What we’ve heard 

Since 2015 housing growth, location and 
typology has been raised in other Council 
community consultations. This is what we’ve 
heard so far: 

• Housing growth should not be prioritised 
over the wellbeing of residents and 
amenity of Darebin’s neighbourhoods 

• Higher density housing should not 
negatively impact public open spaces such 
as parks and plazas

• More higher density housing should be 
delivered close to public transport.

Residential Development Framework 

While existing planning controls provide 
enough capacity to accommodate forecast 
population growth through to 2036 and 
beyond, further work can be undertaken to 
shape the form and location of new residential 
development. Comments and feedback 
received during the Housing Conversation will 
inform the development of the Darebin 
Residential Development Framework. This 
framework will guide the extent of housing 
change that will be encouraged throughout 
Darebin’s residential zones. It will identify 
where minimal, incremental and substantial 
change areas will be encouraged and could 
result in changes to how the residential zones 
are applied. It is anticipated that the 
framework will be implemented into the 
Darebin Planning Scheme via the planning 
scheme amendment process.

Figure 5: Residential Development 
Framework

Housing strategy

Neighbourhood character strategy

Heritage, environmental, landscape 
and land capability constraints

Residential 
development 
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Source: DELWP, 2019
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Map 1: Distribution of dwelling development between 2005 - 2016

Source: SGS, 2020, Department of Housing Development Data
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DIVERSITY AND ACCESSIBILITY

Housing diversity in Darebin 

Housing diversity refers to the variety in the 
size and types of dwellings in an area. An 
increase in medium and high-density 
development has contributed to improved 
housing diversity across Darebin over time. In 
2016, dwelling types and number of bedrooms 
in Darebin was more diverse than the Greater 
Melbourne Area. Refer to figure 6 and 7.

Accessible housing in Darebin

Accessible housing refers to housing that 
caters to the needs of people with a disability. 
There is still a need for more accessible 
housing throughout the municipality (Darebin 
housing supply & demand analysis. In 2016 
there was a need for 4,337 accessible homes 
in Darebin. This number is expected to 
increase to 6,043 in 2036 (SGS, 2020).

What we’ve heard 

We know that diversity and accessibility of 
housing are important to members of our 
community. This is what we’ve heard in 
previous community consultations:

• The diversity of housing stock makes 
Darebin a great place to live, however there 
is still a desire for more housing choice

• Adaptable design in mixed use 
developments should be encouraged to 
facilitate flexible use and development of 
housing over time 

• There is a desire for more single storey 
dwellings to accommodate the aging 
population.

What we’ve done and what we’re 
doing

The current Housing Strategy includes a range 
of actions that have informed changes to local 
planning policy and controls that encourage 
more diversity and accessibility in new 
development. This included advocacy to the 
State Government to incorporate more 
stringent dwelling accessibility requirements in 
the Victorian Planning Provisions (VPPs). In 
2017 the State Government introduced 
requirements that have improved the 
accessibility of new dwellings in apartment 
buildings. These include minimum access to 
door openings, adaptable bathrooms and 
accessible toilets for 50% of new apartment 
dwellings where a planning permit is required. 
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Figure 6: Number of bedrooms in the Darebin LGA and Benchmark areas
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Figure 7: Dwelling types in the Darebin LGA and benchmark areas (2016)
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NEIGHBOURHOOD CHARACTER, QUALITY OF 
HOUSING AND PLACE 

Neighbourhood character in Darebin

Neighbourhood character refers to the 
interaction of key features within the public 
and private realms. Neighbourhood character 
in Darebin is recognised in the existing 
Neighbourhood Character Framework and 
Precinct Guidelines which were prepared in 
2007. Over the last fifteen years, the areas 
identified have changed significantly due to 
medium and high-density development in key 
areas throughout the municipality. 

What we’ve heard

Since 2007, neighbourhood character and the 
quality of housing and place has been raised 
during community consultation. This is what 
we’ve heard so far: 

• Neighbourhood character is important and 
needs to be respected

• Development that is sensitive to 
neighbourhood character should be 
encouraged

• New developments can be sympathetic to 
existing surroundings by incorporating 
elements such as a landscaped front 
setback, low front fence, and materials that 
are reflective of the neighbourhood

• New developments should be attractive, 
integrative and built from durable and 
high-quality materials

• Future developments should be built and 
designed in a way that promotes social 
interaction and fosters social inclusion

• Developers should be encouraged to 
improve their building design standards.

New Existing Character Study

In 2021 planning consultants, Ethos Urban 
undertook an assessment of the 
neighbourhood character throughout Darebin 
and identified the character areas in Map 2. 
Eight different character areas were identified. 
Feedback received during the Housing 
Conversation regarding the existing character 
attributes for each character area will inform 
the preparation of preferred future character 
statements. These statements will inform 
future planning controls that will guide new 
development across residentially zoned land 
in Darebin.
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Map 2: Draft Character Areas

Source: Ethos Urban, 2021



16  City of Darebin

AFFORDABILITY AND AFFORDABLE HOUSING 

Housing affordability in Darebin

Housing affordability refers to the cost of 
housing and whether individuals either renting 
or buying a home, can afford to live in 
Darebin. Housing in Darebin became less 
affordable between 2006 and 2016 as median 
dwelling prices and rental costs have 
outpaced median wage increases 
(SGS, 2006). 

Affordable housing in Darebin

Affordable housing refers to housing, including 
social housing, that is appropriate for the 
housing needs of very low to moderate 
income households. While Darebin City 
Council is committed to advocating for more 
affordable and social housing, there is a lack of 
affordable and social housing across the 
municipality. In 2016 there was a substantial 
unmet demand of 7,143 social and affordable 
housing dwellings, which is expected to grow 
to between 8,975 – 12,861 dwellings by 2036 
(SGS, 2020).

What we’ve heard

We know housing affordability and affordable 
housing are important to our residents from 
the feedback received through Council led 
consultation processes including the current 
Housing Strategy. This is what we’ve heard 
so far:

• There is a lack of affordable and social 
housing in Darebin

• Social and affordable housing should be 
encouraged in areas close to public 
transport and other services

• Government land should be utilised for the 

delivery of social and affordable housing.

What we’ve done

While Council is limited in its ability to directly 
improve housing affordability and increase 
access to affordable housing, it has 
implemented several affordable housing 
actions in the current Housing Strategy. Two 
highlights include playing an active role in 
facilitating the delivery of affordable housing 
through the Town Hall Avenue project and the 
Kids Under Cover project.

Kids Under Cover

Council has leased a Council owned site at 1 
Spring Street, Preston for a pilot project 
aimed at preventing youth homelessness. 
The 3-year pilot program houses six young 
people at risk of experiencing long term 
homelessness including the provision of 
wrap around support systems.

Townhall Avenue

In 2020 Council contributed to the delivery 
of affordable housing in Darebin after 
resolving to lease the Council owned car 
park at 52 – 60 Townhall Avenue, Preston 
to Housing Choices Australia for the 
delivery of affordable housing.
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Table 1: Change in household income, dwelling prices and rents in the Darebin LGA, 2006 – 
2016

2006 2011 2016 %Increase

Median weekly household income $905 $1,178 $1,423 57%

Median house price $382,000 $635,000 $865,000 126%

Median unit price $260,000 $400,00 $460,000 77%

Median weekly rent - two bedroom unit (new bonds) $200 $320 $360 80%

Median weekly rent - three bedroom house (new bonds) $250 $400 $420 68%

Source: SGS, 2020

Table 2: Gap between supply and need for social and affordable housing in Darebin, 2016 – 
2036

Scenario 2016 2021 2026 2031 2036

Optimistic 
(incomes grow faster than rents)

7,143 6,439 7,248 8,074 8,975

Base 
(incomes grow at the same rate as rents)

7,143 8,113 9,062 10,026 11,076

Pessimistic 
(incomes grow more slowly than rents)

7,143 9,541 10,607 11,687 12,861

Source: SGS, 2020

Figure 8: Forecast households in rental stress (2006 – 2036)
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SUSTAINABILITY 

Sustainability and housing in Darebin

Residential energy consumption has increased 
from contributing to 24% of Darebin’s 
emissions in 2017 to 33% in 2019/2020 
(Climate Snapshot, 2020). While this number is 
an improvement on 24% reported in 2017, 
more can be done to improve the role housing 
plays in achieving net zero emissions by 2030. 

There is an existing Environmentally 
Sustainable Design (ESD) policy in the Darebin 
Planning Scheme that applies to residential 
and non-residential developments with gross 
floor areas that exceed 100m2. However, we 
recognise that existing Victorian Planning 
Policy will not enable Darebin to meet its 
climate emergency targets and more needs to 
be done.

What we’re doing 

Council is currently undertaking a range of 
work to facilitate more sustainable built and 
natural outcomes across Darebin. This 
includes:

• Progressing a planning scheme 
amendment to improve ESD in the Darebin 
Planning Scheme, led by the Council 
Alliance for A Sustainable Built 
Environment (CASBE), in collaboration with 
31 councils across Victoria

• Reviewing Darebin’s Climate Emergency 
Plan to inform Council’s work to reduce 
greenhouse gas emissions both in its own 
operations and in the community. It will 
also support the community to adapt and 
develop resilience to the impacts of climate 
change

• Reviewing Darebin’s Urban Forest Strategy 
which includes an update of tree canopy 
coverage targets and actions for increasing 
vegetation and canopy coverage on private 
and public land in Darebin.

What we’ve heard

We know sustainability is important to our 
residents because it has been raised in Council 
led consultation processes including for the 
Housing Strategy that’s currently in place. 
This is what we’ve heard so far:

• There should be a greater focus on 
encouraging sustainable housing in Darebin

• Innovative design and development should 
be encouraged to promote sustainability

• The retention of native vegetation should 
be encouraged in new development

• Planting and vegetation should be 
encouraged within new developments to 
reduce the urban heat island effect

• Reliance on natural resources like 
electricity, water and gas should be 
reduced.
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Figure 9: Total municipal emissions in Darebin in 2019/2020

Source: Climate Snapshot, 2020
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WE’D LOVE TO HEAR FROM YOU!

Please see www.yoursay.darebin.vic.gov.au/housing for ways to participate in the Housing 
Conversation. There will be opportunities to have your say in person and online. You can 
participate in an online survey, speak to the project team, visit a neighbourhood pop up stand or 
attend one of our targeted group sessions. Hopefully there will be an activity that suits you! 
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APPENDIX 1 – KEY VICTORIAN PLANNING POLICY 
ON HOUSING AND SETTLEMENT

Clause Policy

1.01-1S Ensure regions and their settlements are planned in accordance with their relevant 
regional growth plan, or Plan Melbourne. Develop compact urban areas that are 
based around existing or planned activity centres to maximise accessibility to 
facilities and services.

1.02-2S Plan to accommodate projected population growth over at least a 15-year period 
and provide clear direction on locations where growth should occur. Residential land 
supply will be considered on a municipal basis, rather than a town-bytown basis. 
Planning for urban growth should consider: • opportunities for the consolidation, 
redevelopment and intensification of existing urban areas • neighbourhood 
character and landscape considerations • the limits of land capability and natural 
hazards and environmental quality • service limitations and the costs of providing 
infrastructure.

15.01-5S Ensure development contributes to existing or preferred neighbourhood character.

16.01-1S Increase the supply of housing in existing urban areas by facilitating increased 
housing yield in appropriate locations, including under-utilised urban land. Ensure 
that an appropriate quantity, quality and type of housing is provided.

16.01-2S Increase the proportion of new housing in designated locations within established 
urban areas and reduce the share of new dwellings in greenfield and dispersed 
development areas. Encourage higher density housing development on sites that 
are well located in relation to services, jobs and public transport. Ensure an 
adequate supply of redevelopment opportunities within established urban areas to 
reduce the pressure for fringe development. Identify opportunities for increased 
residential densities to help consolidate urban areas.

16.01-3S Ensure housing stock matches changing demand by widening housing choice. 
Facilitate diverse housing that offers choice and meets changing household needs
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