
Rehousing Nonna

Fawkner, Average Block Size, 40m x 20m

Typical Fawkner Home

Asset Rich Income Poor ‘Nonna’ in the North

If home is where the heart is what happens when 
that home is too much for the heart to manage?

Introduction
Research undertaken by the City of Moreland 
in partnership with Women’s Property Initiatives 
identified that there is a group of older women 
home owners in the City Moreland who are asset-
rich and income-poor. One particular area that was 
investigated was Fawkner. 

Fawkner is a typical post war suburb in the north 
of Melbourne.  It was and still is an area with a 
high level of migrant residents with double the 
percentage of Italian residents compared with 
Moreland as a whole. Fawkner is now a typical 
ageing suburb with 25.2% of residents over the age 
of 60, compared with 18.8% for the City of Moreland 
(2011 Census). There is however a high level of 
home ownership with 45.5% of adults owning their 
own home. 

These older women living in Fawkner are ingrained 
in the community, living in the area for over 40 
years with many of them involved with designing, 
building and, styling their homes. They walk and 
catch public transport regularly to the local shops 
and various social and community activities. They 
are part of an invaluable social web that many have 
come to rely on.

Now the large family home is generally empty 
however there is always need for a spare room or 
two for when family come to visit.  The large garden 
has become unmanageable for one person, and 
the house itself is in need of repair and not always 
suitable to needs of an older resident. However 
these women have a low level of disposable income 
to undertake repairs and limited familiarity with 
property market negotiation or financial planning to 
consider downsizing. 



Rehousing Nonna

Housing Choices

Concept
Rehousing Nonna explores the process and 
finances required to assist older female home 
owners to ‘downsize’ from their current dwellings to 
newly built, well designed adaptable units in close 
proximity to their existing residence, and to gain a 
small financial surplus through the transaction. 

It is proposed to develop a site for four dwellings 
that still allow for a high level of independence and 
ability to continue being the gathering point for their 
families. 

The concept offers an alternative housing choice 
for seniors.  Typically there are three options home 
based, retirement village or aged care facility.  
This concept is a hybrid between the home and 
the village concept.  Retaining all the comforts of 
being independent and in your own home whilst 
also providing and social benefits of a village albeit 
at a smaller scale.  The proposition also includes 
the potential for a reverse granny flat which opens 
up the opportunity for shared care amongst the 
residents.  

Design Guidelines
The research team have developed some indicative 
layouts to test the proposition and provide a basis 
for costing.  This has also allowed the consideration 
to design guidelines to ensure that if this housing 
type became an option there were clear parameters 
regarding the specific elements that make this a 
viable proposal.

Benefits
The benefits of such a development in a familiar 
neighbourhood include 
valuable local knowledge of transport, service and 
leisure options is retained;
social connections are not disrupted;
better internal and external accessibility;
lower maintenance costs; 
lower utility and rates costs; and
financial profit that can be invested.

The key features of the proposal include:

 consolidation of properties

 2 bedrooms (one being for guests/family)

 large living spaces (to accomodate existing 
furniture and family gatherings)

 private open space

 communal open space with productive gardens 
and space for children to play

 reverse granny flat for use by shared carer or as 
a guest house

 fully accessible house with features such as 
grab rails for towel rails to prevent any future 
modifications and costs associated with that

 car share space for use by the residents 
to reduce car running costs and maintain 
independence

 a profit of approximately $20,000 for the resident 
after selling and buying this new dwelling

Nonna’s Rehoused.
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National Seniors Survey Wave 2 August 2012

Application
The proposition was initiated on an understanding 
of older women in Moreland’s north. The concept 
that women live longer have strong connections to 
the family home, and are significant members of the 
social structure of a community is evident in various 
cultural groups and across various municipalities. 
We actually believe that if the financial and property 
process developed as a sound and secure concept 
it could apply to any group of homeowners who are 
looking to co-locate. 

Ageing in Place
The Australian Government recognises that many 
older Australians want to stay in their own homes 
as long as they can. The ability of senior Australians 
to remain living independently in the community in 
adequate and affordable housing is an important 
factor to promote productive and healthy livelihoods 
and to help offset increasing aged care costs due to 
population ageing. 
Previous studies have indicated that many mature 
age Australians do indeed prefer to age in place 
and in many cases, their own home. A large 
national Australian study with a sample of 7,000 
people age 50 and above, showed more than 
almost two thirds (65%) intend to remain in their 
current place of residence as they age. A number 
of reasons are offered for this motivation including 
familiarity with their home/neighbourhood, comfort, 
emotional attachment, and proximity to friends and 
family. 

Personalisation & Identity
The concept would include a process that provides 
an opportunity for home owners to be significantly 
involved in the design and development of the 
proposition.  It was found through the initial 
consultation that there was hesitation to the 
proposal due to a connection to the past and 
memories of what has been experienced in 
the family home.  It is considered that meaning 
and connection to the family home is twofold, 
both ritualistic and physical.  The importance of 
providing large living/eating spaces will ensure 
the family can still gather at their parent’s home 
for key family events, and multiple bedrooms 
ensure that there is still room for children to visit 
and stay. Consideration has also been made to 
the dimensions of rooms generally with an attempt 
to find a balance between downsizing whilst also 
ensuring that there is enough space to allow for 
furniture and sentimental pieces in the home to be 
brought along. 
There is also the intangible element of memories. 
The group has considered the idea of a memory 
box that is created for the future owner of the old 
home as a way of sharing the stories of the old 
family home. In terms of the new home there is the 
possibility of reusing materials so there is a visual 
connection to the old home. 
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Personas Used as a Way of Testing the Proposition.

Marketing & Communication to the Four Key Players

Impact and Effectiveness
The proposal would provide another option to the 
housing choices available.  Whilst this proposition 
was instigated by a very specific investigation into 
a particular group of older residents in Moreland’s 
northern suburbs the process and concept could 
be easily transferable to another location and to any 
person looking to downsize in their current location.

The proposal aims to have a direct benefit to the 
future residents through cost savings, ability to 
remain in or close to their existing community.  
There are broader benefits to the community 
generally in that valuable members who are 
regular frequenters of smaller shopping strips and 
are those everyday occupiers of the street and 
public spaces that offers both activity and passive 
surveillance. 

There could also be benefits to the health system 
in terms of aged care services in that relatively 
independent and low care seniors are willing to 
remain in their home provided that it has been 
adapted for ease of movement. There are also 
connections to mental health services as concerns 
about housing affordability and housing quality 
have all been offered as reasons why a person 
mental health may decline. 

Practicality and Application
The concept is not necessarily new but an 
adaptation of various options currently provided.  
The key to implementing the concept is actually 
overcoming the hesitations of the future residents 
as it is well documented that change at this stage 
of life can be quite daunting and complicated with 
family been involved.

It is proposed then that in order to demonstrate the 
details of the project there is the need to develop a 
prototype of sorts. This would involve consultation 
with prospective residents as to date we have 
developed the concept with the use of 5 personas.

The prototype would be funded through an 
alternative source. A marketing and communication 
strategy would be developed that would provide 
information to future residents and financial 
institutions to consider in conjunction whilst 
experiencing the prototype.
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North-South Site Orientation

Accessible Bathroom design by Harrison + White

East-West Site Orientation

Triple Fronted, Howard Arkley, 1988
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Financial Outline

High Level Project Costs (4 dwellings) High Level Project Costs (5 dwellings)

ReHousing Nonna
2 site 5 dwelling option

land purchase price for 600m2 block $300,000
2 blocks required 2 $600,000
stamp duty $20,000
holding costs $2,000
open space contribution 5% $30,000
land costs $652,000

land interest component $50,000
total land cost $702,000

consultant costs $76,000
permit costs* $2,500
demolition costs $10,000
construction costs $1,104,000

profit and risk of construction
construction contingency factor 5% $55,200
total construction costs $1,247,700

survey and title office fees $7,000
legals associated with sale $2,000
total cost of development $1,949,700

number units 5
total cost of unit to purchaser $389,940

each particant sells existing house $410,000

amount remaining $20,060

ReHousing Nonna
2 site 4 dwelling option

land purchase price for 600m2 block $300,000
blocks required 2 $600,000
stamp duty $20,000
holding costs $2,000
open space contribution 5% $0 w
land costs $622,000

total land cost

consultant costs $31,630
permit costs* $2,500
demolition costs $10,000
construction costs $861,000

profit and risk of construction
construction contingency factor 5% $43,050
total construction costs $948,180

survey and title office fees $7,000
legals associated with sale $2,000
total cost of development $1,570,180

number units 4
total cost of unit to purchaser $392,545

each particant sells existing house $410,000

amount remaining $17,455
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Potential for Design Development
The proposal has the potential of develop further 
through the development of a marketing and 
communication strategy that will assist us in 
conveying the concept idea.  This marketing 
and communication process will enable the 
establishment of financial, development, and 
research partnership that will contribute to the 
development of the concept to something that is 
viable. 
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Research Team
The research team consists of people who operate 
in the area of ageing and/or related fields such as 
architecture, housing, and urban design. There 
have also been consultations with other experts 
in relevant fields such as property, town planning, 
finance, and development.

Mike is a leading scholar of urban 
studies and public policy. Professor 
Berry has been carrying out 
research of national significance 
and international reach into 
alternative financing approaches for 
affordable housing.

Anne has an urban studies and 
social design backgrond and has 
worked on collaborative projects 
about homelessness, gender issues 
in housing, affordable housing 
andproject housing.

ANNE GARTNER
Senior Housing Strategist

Stuart is director of award winning 
pracitice Harrison and White. He 
broadcasts on 3RRR and the ABC 
and has authored two books on 
innovative housing, including ‘Forty-
Six Square Metres of Land Doesn’t 
Normally Become a House.”

STUART HARRISON
PhD Candidate RMIT University

Liz has been employed in aged & 
disability services and the disability 
advocacy sector for 20 years, 
including 18 months as Positive 
Ageing Advicor with the MAV. She 
works on healthy ageing in the 
community.

LIZ HARVEY
Aged Services Policy and Planning Officer

Naomi is a PhD Candidate whose 
research looks at the relationship 
between design and planning and 
the influence design can have on 
policy.

NAOMI BARUN
PhD Candidate RMIT University

A Chartered structural engineer 
with 20 years experience, Caroline 
is responsible for managing the 
development of WPI’s community 
housing portfolio, in conjunction 
with Government and industry 

CAROLINE LARCHER
Project and Development Manager
Women’s Property Initiatives (WPI)

PROF. MIKE BERRY
PhD Candidate RMIT University

Consultant / Advisor
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Attachments

 Initial Research Undertaken

 Stage 1 Submission

 Interim Report to DRI

 Costings

 Plans

































DRI Design Challenge 2012: Ageing 
Rehousing Nonna 

 
DC12: Ageing Interim Report Meeting 
 
Progress of your research plans  
• The research has been developing through understanding and determining the processes 

involved for this proposition to be successful, including financials, planning, and transfer of land.  
• There has also been significant development on the design of the units and the site layout 

including a consideration to site orientation and how an the interior of an adaptable house could 
appear as any other house.  

• The other significant discussion is about how this is different to and what can be learnt from 
traditional regiment villages. How could this development be a viable alternative to those seniors 
who don't want to move into retirement villages.  

 
Changes in direction or new developments 
• There hasn't been any significant changes or new developments to the proposition. However 

there have been discussions about the need for the property to remain available to older 
members of the community in perpetuity and how the initial funding would be gained as banks in 
Australia don't have a history of supporting such developments. 

• Partnering opportunities 
• The main partnership is still between Women's Property Initiatives and Moreland City Council 

however there have been discussions about a share car company and an aged care service 
provider being minor partners. 

 
Concerns/questions 
• How much information is required regarding the financials of this proposition? 
 
Changes to team members 
There has been no changes to the team members. The team consists of: 
• Naomi Barun, Urban Designer, Moreland City Council 
• Anne Gartner, Housing Strategist, Moreland City Council 
• Liz Harvey, Aged Care, Moreland City Council 
• Stuart Harrison, Architect, Harrison and White 
• Women's Property Initiatives 
 
Respond elements of the jury critique 
Is there limited ability to extrapolate to wide community? 
• The proposition was initiated on an understanding of older women in Moreland's north. The 

concept that women live longer, have strong connections to the family home, and are significant 
members of the social structure of a community is evident in various cultural groups and across 
various municipalities. We actually believe that if the financial and property process developed as 
a sound and secure concept it could apply to any group of homeowners who are looking to 
collocate. However this would still have a focus on seniors due to the justification for some of the 
planning dispensations.  

 
There could be a suite of connected strategies to amplify the social capital value of this proposal. 
How do these house sit within the urban network? What other things might they contribute? This 
new typology could also transform positively other aspects of the suburbs functionality. Would this 
lead to other funding streams? 
• The City of Moreland is looking at its 52 shopping strips and the importance of these strips in 

providing social meeting points, fresh food and local convenience resulting in a more connected, 
safer, and healthier community. The concept is to ensure a development like this sits within the 
community as any other development would. The key benefits is retaining the connection to a 



familiar surrounding and existing networks of services and friends. We are currently exploring the 
possibility of other funding streams. 

• There have been discussions around the potential to locate a carers unit on site as well which 
would be equally shared amongst the residents.  

 
While a demonstrated success in the City of Moreland there are a number of factors that could 
challenge success with the idea elsewhere. These include a large enough group of residents who 
are willing to leave their homes, availability of adequate affordable land nearby to develop the 
'village'. One element of success is that the relocated person has cash in her hands after the sale 
of her home and the purchase of the new one. This could be a challenge as identified by the  
property consultant. 
• At the time of the research the women who were interviewed did indicate a reluctance in moving 

from the family home which led to ideas of incentives which made the concept more attractive. 
The site layout and unit design is also being explored further to explore ways that this proposition  
could be undertaken in an economically and physically efficient manner. 

 
Has the basic proposition been tested in any way with potential customers - and their responses 
noted in order to understand what would motivate them to undertake what would in my opinion be 
quite a stressful move? Why is this better than equity release? In addition the opportunity would be 
to create services/activities that helped to make more of this transplantation, that helped perhaps 
to ease the transfer from the family home, full of memories, to this new place. How might this new 
place be given meaning? 
• The basic proposition was tested through focus groups during the process of developing the 

initial research. Following the Masterclass the group has been working on developing personas 
based on the groups experience with seniors. The timeframes and ability to engage with suitable 
participants is difficult however Moreland has a seniors panel who have shown interest in 
engaging on various topics. We intend to utilise this panel to test the evolution of the proposal. 

• Equity Release: we have considered the idea of equity release. We understand there are some 
impacts on pensions depending on what percentage of equity is released. We are currently 
undertaking a comparison of various financial models. 

• Services and activities: We believe that this process is an opportunity for home owners to be 
significantly involved in the design and development of the proposition in order tided lop a sense 
of ownership but also empowerment through education. Whilst this project is looking at older 
women now, so who were born around the 1940's or earlier, it is believed that this could apply to 
sensors to come. This has raised discussions around the adaptability of seniors particularly with 
technology advancements and how that might assist in reducing the concern of not 
understanding financial and statutory process that might currently be a limiting factor.   

• Meaning: The group believe that the meaning and connection to the family home is two fold, both 
ritualistic and physical.  The importance of providing large living/eating spaces will ensure the 
family can still gather at their parents home for key family events, and multiple bedrooms ensure 
that there is still room for children to visit and stay. Consideration has also been made to the 
dimensions of rooms generally with an attempt to find a balance between downsizing whilst also 
ensuring that there is enough space to allow for furniture and sentimental pieces in the home to 
be brought along. There is also the intangible element of memories. The group has considered 
the idea of a memory box that is created for the future owner of the old home as a way of sharing 
the stories of the old family home. In terms of the new home there is the possibility of reusing 
materials so there is a visual connection to the old home.  

 
Regarding the preliminary drawings, consideration needs to be made towards the dwelling layouts 
(with long corridors), internal bedrooms with no aspect and poor quality common spaces. This 
needs work, but the concept is based on solid evidence and definitely worthy of further 
development. 
• The architectural drawings and layout of the site and individual units has developed significantly. 

This has included looking at a variety of site orientations to ensure the site layout has maximum 
flexibility. It has also considered how to design adaptable units that don't look like they have been 
designed and built for an older person, ie grab rails that double as a towel rails etc.   

 



This is an excellent concept that has obviously been around for a little while seeking to gain 
traction/support.  It is worth pursuing needing to either demonstrate an ability to break even or 
better for 'Nonna' participants or secure clear access to a grant (government/private/community), 
land donated by Council and/or dispensations from the local Council. 
• We are currently discussing the financial process and potential for grants including taping not he 

aged care reform funding. We need to develop the movement of Council in the process as it is 
not necessarily council owned land that is being used however dispensation in terms of planning 
requirements may be possible.  

 
Have the VWHA already established such solutions? Evidence of how well this kind of solution has 
worked in other place would be useful.  
• The Women's Property Initiatives haven't seen a proposition like this is Australia. It has some 

similarities to the idea of community land trusts that work well in the UK and the US however 
have struggled to gain support from the financial institutions in Australia. In some ways the 
propositions is a smaller more independent version of a retirement village. However it's the 
difference that the group is focused on so that seniors have a choice of living arrangements 
based on their individual needs just as anyone else in the community.  

 

Other areas you'd like to address like additional information and feedback.  
• None at the moment.  



ReHousing Nonna
2 site 5 dwelling option

land purchase price for 600m2 block $300,000
2 blocks required  2 $600,000
stamp duty $20,000
holding costs $2,000
open space contribution  5% $30,000
land costs  $652,000

land interest component  $50,000
total land cost  $702,000

consultant costs $76,000
permit costs* $2,500
demolition costs  $10,000
construction costs $1,104,000

profit and risk of construction 
construction contingency factor 5% $55,200
total construction costs  $1,247,700

survey and title office fees  $7,000
legals associated with sale $2,000
total cost of development  $1,949,700

number units 5
total cost of unit to purchaser $389,940

each particant sells existing house $410,000

amount remaining $20,060
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2 site 4 dwelling option

land purchase price for 600m2 block $300,000
blocks required  2 $600,000
stamp duty $20,000
holding costs $2,000
open space contribution  5% $0
land costs  $622,000

total land cost 

consultant costs $31,630
permit costs* $2,500
demolition costs  $10,000
construction costs $861,000

profit and risk of construction 
construction contingency factor 5% $43,050
total construction costs  $948,180

survey and title office fees  $7,000
legals associated with sale $2,000
total cost of development  $1,570,180

number units 4
total cost of unit to purchaser $392,545

each particant sells existing house $410,000

amount remaining $17,455
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