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To the Social Housing Policy Team,
Submission on ‘Social Housing in NSW: A Discussion Paper for Input and Comment’

The St Vincent de Paul Society NSW is pleased that the NSW Government is reviewing its social
housing policy.

In our submission, however, we have not confined ourselves to commenting on the ‘Social Housing in
NSW’ discussion paper. This is because the dire challenges facing the social housing system are
rooted in the broader housing market, in particular, the inadequate supply of private rental housing
that is affordable for lower-income households.

We think that significant reform of the social housing system is necessary to achieve financial viability
and more sustainable communities. Our ‘10 Steps Over 20 Years’ strategy includes:

= Transferring title to half the social housing portfolio (comprising the good-quality stock) to
the community housing sector;

=  Channelling all proceeds from the progressive sale of poor-quality dwellings into
replacement stock, primarily higher-density developments mixing social, affordable and
private-market housing (with some flexibility for heritage dwellings); and

= Allocating $3 billion to growth in social and affordable housing supply (provided the leasing
of the NSW ‘poles and wires’ goes ahead).

We see the social housing system as playing a critical role in countering the poverty and exclusion
experienced by many in our community. We therefore welcome this opportunity to comment on the
discussion paper, and to participate in any further consultations on this important issue.

Yours sincerely,

e

Ray Reynolds
President, NSW State Council
St Vincent de Paul Society NSW

St Vincent de Paul Society NSW | Charles O’Neill State Support Office | 2C West Street, Lewisham NSW 2049
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Introduction

The St Vincent de Paul Society NSW (‘the Society’) sees the social housing system as playing a vital
role in our housing system.

We are a member and volunteer organisation that has been working with people experiencing
disadvantage in New South Wales for over 130 years. We have over 25,000 members and volunteers
across the state, in 414 communities.” In 2013-14, our members made over 224,000 visits (to people
experiencing poverty and marginalisation, in their homes and in hospitals, prisons, nursing homes
and detention centres). They distributed over $19 million in financial assistance to people in crisis®
(much of which was linked to accommodation or the impact of high housing costs).

Our 102 Special Works across NSW include homelessness, domestic and family violence, mental
health, young people, disability, rural assistance, financial counselling and support, refugee and
migrant, and addiction support services.?

In 2012, we established a subsidiary company, St Vincent de Paul Housing Ltd, trading as Amélie
Housing. Last year, Amélie Housing was registered as a Tier 2 provider under the National Regulatory
System for Community Housing. By leveraging the Society’s housing and other properties,
homelessness support services and financial resources, Amélie Housing aims to develop more social
and affordable housing to meet the needs of households who are experiencing or at risk of
homelessness.

Across NSW:

=  We support people living in social housing;

=  We support people who are seeking to access social housing, because they are staying in our
homelessness services or they are at risk of homelessness (for example, people living in
marginal forms of housing such as boarding houses and residential parks®, and people living
in housing stress’ in the private rental market); and

=  We support people who are unable to access social housing (because their incomes are
higher than the eligibility requirements for social housing)—people on lower incomes whose
lives are greatly disadvantaged by the poor housing options presented by the private rental
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market® (housing that is unaffordable, in poor condition and in locations that are far from
jobs, services and public transport).

We have witnessed the impact of the major challenges facing the social housing system on peoples’
lives.

We therefore welcome the release of the ‘Social Housing in NSW’ discussion paper as presenting an
important opportunity to address three major issues, in particular:

=  Social housing only meets about 44% of need in NSW.’” There were 59,534 applicant-
households on the social housing waiting list as at 30 June 20142 (55,000 applicants
represented 120,000 people in 2013, while there were 240,000 social housing tenants in
2014)°;

=  Funding for the Land and Housing Corporation does not cover its operational costs, and
liability for maintenance expenditure is increasing due to ageing social housing assets. The
Land and Housing Corporation estimates that 30-40% of its dwellings are not ‘well-
maintained’. To cover its funding shortfall, the Land and Housing Corporation has been
reducing its maintenance and upgrades, and selling assets (in 2012—13, the Land and Housing
Corporation expected to be about $490 million in deficit, with an additional $100 million
being required to ensure that maintenance was at an appropriate standard)'’; and

= Constrained rental income levels have exacerbated the financial crisis facing the Land and
Housing Corporation. A priority focus on social housing applicants with higher needs has
increased the proportion of tenants who receive Centrelink benefits. The lower rental
income levels have had an impact on the financial sustainability of the social housing
system™, as well as on the social sustainability of tenant communities.™

These grave challenges cannot be addressed solely by focusing on the social housing system. This is
because broader forces and policies relating to the private housing market have a major impact on
housing demand from households across the spectrum of incomes and on housing supply—these in
turn shape demand for social housing and how the social housing system operates. The required
solutions to the crisis facing the social housing system therefore need to take into account the
influence of these broader drivers on the housing circumstances of lower-income households.

For this reason, we are concerned that the discussion paper takes a narrow view of the reform that is
so urgently needed, by discounting the context of the private housing market.

Increasing the supply of housing in the private market that is
affordable for lower-income households

A pivotal feature of Australia’s private housing market is an insufficient supply of rental housing that
is affordable for households on lower incomes, in both metropolitan and non-metropolitan areas—
housing that is also well-located (close to jobs, public transport, educational and training
opportunities, and other services), appropriate (for disability, ageing, cultural and other needs) and
in decent condition, housing that makes economic and social participation possible for all in our
community. Of the 12,164 private-rental properties available in Greater Sydney on 5-6 April 2014,
only 33 properties or 0.3% were affordable and appropriate for households on income support.*
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One factor influencing the extent of the insufficient supply has been a catastrophic loss of affordable
rental stock. There was a 57% decrease in affordable properties in the NSW private rental market for
lower-income households between 2006 and 2013. This was particularly acute in Greater Sydney,
with a 67% decrease for Inner Ring suburbs, a 71% decrease for the Middle Ring and a 62% decrease
for the Outer Ring."

The shortage of affordable private rental is exacerbated by higher-income households renting some
of the properties that are affordable to lower-income households. For example in 2011, there was a
shortage of 271,000 affordable and available rental dwellings for households on very low incomes
across Australia, including 84,000 dwellings that were occupied by higher-income households: that is,
31% of the shortage was attributable to occupation by higher-income households.” Higher-income
households are now staying in the private rental market for longer periods, mainly because there are
fewer affordable properties available for homeownership. For example, in June 2001, 81.9% of
properties available for homepurchase across NSW were affordable for moderate-income
households, but by June 2014, only 31.5% of properties were affordable.

The ramifications of an insufficient supply of affordable private rental housing for lower-income
households include™:

= Homelessness—insufficient affordable housing is one of the structural drivers of
homelessness, alongside factors such as poverty and unemployment'®;

= Staying homeless for longer periods—a lack of affordable housing can extend the duration of
homelessness, whatever its immediate triggerslg;

= Living in unsafe housing and the risk of further violence—people who are experiencing
domestic or family violence may resort to housing or assistance that places them at risk of
further violence, when they are unable to access safe and affordable housing alternatives’;

= Living in housing stress—for lower-income households, spending over 30% of their income
on housing leads to additional stressors such as food insecurity and an inability to pay
medical or utility bills, and impacts on health, mental health and relationship or family
stability (in NSW on Census night in 2011, 92% of rental households on very low incomes and
62% of rental households on low incomes were in rental stre5521);

= Poor non-housing outcomes—poor outcomes across domains such as physical and mental
health, employment, educational attainment for children, and recidivism for ex-prisoners are
associated with lack of access to secure, safe and affordable housingzz;

= Living in inappropriate housing—housing that does not meet disability, cultural or other
needs can make that housing unsustainable (for example, kitchen bench-tops and laundry
equipment that are not within reach, and toilet and bathroom facilities that are not fully
accessible mean that a person with mobility issues is less able to live independently®);

= Living in overcrowded living conditions—overcrowding can contribute to health and mental
health issues and relationship or family breakdown, and can lead to eviction (the 27%
increase in people experiencing homelessness between Census nights in 2006 and 2011,
from 22,219 to 28,190, was mostly attributed to a 64% increase in the number of people
living in severely overcrowded dwellings*);

= Living in poor-quality housing—conditions such as poor ventilation and inadequate natural
light contribute to health and mental health issues”; and
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= Living in poorly-located housing—living in areas that are not close to jobs, public transport,
schools and other services creates barriers to economic and social participation, can lead to
social isolation, and has an impact on wellbeing.”®

An inadequate supply of affordable rental housing influences the social housing system, because it
contributes to increasing demand for social housing. It is estimated that the social waiting list will
grow by 60% to more than 86,000 applicant-households by 2016.> However Housing NSW has
advised that the waiting list alone ‘is not a good indication of need’; this is because social housing
need incorporates unexpressed demand (people who would be eligible for social housing but are not
on the waiting list) as well as expressed demand (applicants on the waiting list).?

An inadequate supply of affordable private rental also means that there are fewer exit options for
those leaving the social housing system (as well as those leaving Specialist Homelessness Services,
Temporary Accommodation and other services such as correctional and mental health facilities).

To not address the issue of an inadequate supply of affordable private rental housing is to thwart the
work of both the social housing system, and the Specialist Homelessness Services system.

To address this issue, a target is needed. This would help to focus efforts by the government, non-
government and private sectors on reducing the housing gridlock for lower-income households.

The Society supports the call by Shelter NSW for the NSW Government to commit to a 10-year target
of 100,000 additional affordable rental properties, including private rental dwellings and at least
20,000 social housing dwellings.” This additional supply would make a significant contribution
towards meeting Goal 13 of the NSW Government’s ‘NSW 2021: A Plan to Make NSW Number One’:
‘Better protect the most vulnerable members of our community and break the cycle of

disadvantage’.*

The NSW Government has a broad range of levers at its disposal that can contribute to meeting this
target. These levers can help to facilitate more affordable rental supply, better private rental housing
and a more efficient private housing market.

The Society calls for:

* Including Local Government Area targets for the provision of new affordable rental dwellings
in all future metropolitan and regional land-use plans*—we are concerned that the new
metropolitan strategy for Sydney, ‘A Plan for Growing Sydney’, includes a target for 664,000
additional homes over the next 20 years, yet no targets for affordable rental housing (targets
that would help to ensure that lower-income households are able to enjoy the benefits of ‘a
strong global city, a great place to live’®); and

=  Abolishing the First Home Owner Grant (New Homes) Scheme—there is no means testing for
eligibility for this grant. Evidence indicates that first home-buyer grants generally drive up
housing prices, meaning that the assistance benefits existing homeowners (rather than
households looking to buy).* It is estimated that first homeowner assistance measures
across Australia have cost over $22 billion since the 1960s, and yet homeownership rates
have declined since 1961.>* Instead, the Society supports the introduction of homeownership
assistance in this state that is targeted to lower-income households, such as shared-equity
schemes.®
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We also support Shelter NSW’s recommendations to enhance the private housing market for low-
income households using the following measures®:

=  Amending the Residential Tenancies Act 2010 to specify reasonable grounds for termination,
so prohibiting evictions ‘without grounds’ (this would have a real impact on improving
security of tenure for private rental tenants*’); and

= Phasing out conveyance or stamp duty for purchasers of dwellings to be used for owner-
occupation while phasing in a new regime for increased land tax, making it easier for people
to relocate for employment opportunities, or to a more appropriate home (however the new
regime should allow ‘asset-rich but income-poor’ landowners to defer tax payments until the
owner sells the dwelling or the land).

As part of a federated structure, we work with the St Vincent de Paul Society National Council of
Australia, in advocating to the Commonwealth Government to utilise the national levers available to
improve housing justice—for example, to:

= Reform the taxation treatment of housing, to help lessen distortions caused by speculative
investment in the residential property market and rising house prices (for example, in
relation to negative gearing, whereby the costs of owning investment properties are offset
against other income, and the exemption of the family home from capital gains tax);*®

= Increase income support levels—to mitigate poverty; and

= Review Commonwealth Rent Assistance to ensure that it delivers effective relief for lower-
income renters® (in 2014, 42% of recipients of Commonwealth Rent Assistance were still in
housing stress).*

Enhancing the financial and social sustainability of the social housing
system, and boosting social and affordable housing supply
With respect to Pillar 3 (‘Developing the financial sustainability of the social housing system—A

sustainable system that provides appropriate housing assistance now and into the future’**
discussion paper, the Society agrees that achieving financial sustainability for the social housing

) from the

system is a fundamental priority. However given the level of need, devising a model for the social
housing system that solely focuses on achieving financial sustainability within current government
funding constraints is not enough.

The discussion paper states: ‘The social housing system is often difficult to access for those most in
need. What measures are required to create a system which is fair for those already in social
housing, those on the waiting list and others who may need assistance?’.* In our view, the primary
reason for the social housing system being ‘difficult to access’ is that there is an insufficient supply in
both the public and private housing markets to meet burgeoning demand from lower-income
households:

=  Without an increase in supply, it will never be possible to lower the social housing waiting
list—This is particularly so for groups facing additional barriers in accessing affordable
housing in the private rental market, such as Aboriginal peoples and people from culturally
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and linguistically diverse backgrounds (for example, due to discrimination), and people
exiting correctional facilities (for example, due to poor rental histories)*;

=  Without an increase in supply, it will never be possible to meet the needs of existing social
housing tenants—For example, for social housing tenants with mental iliness, their
independence may have been enabled by social housing’s security of tenure. However if they
are required to exit into the private rental market, the experience of struggling to afford to
pay the rent, not feeling in control over their home and the higher incidence of mobility due
to insecurity of tenure can contribute to psychotic episodes or serious depression**; and

=  Without an increase in supply, it will never be possible to protect some households on lower
incomes from a risk of homelessness, as there are simply not enough affordable and well-
located housing options in the private rental market.

This is why it is paramount that the NSW Government commits to growth in supply.

We therefore support a bold new approach to social housing delivery. We propose that the NSW
Government adopts our ‘10 Steps Over 20 Years’ strategy for achieving:

=  Financial and social sustainability;

= Arefreshed portfolio that better meets the needs of social housing tenants (with dwellings
that are smaller in size, accessible, have lower repair and maintenance liabilities, and are
located close to jobs, services and public transport, and in areas of need); and

= Growth in social and affordable supply.

Key features of the reforms outlined in ‘10 Steps Over 20 Years’ are:

= Transferring title to half the Land and Housing Corporation’s portfolio (comprising good-
quality stock) to community housing providers;

= Channelling all proceeds from the progressive sale of poor-quality dwellings into a NSW
Social Housing Fund, primarily for the construction of higher-density developments mixing
social, affordable and private-market housing (with some flexibility for heritage dwellings);
and

= Creating a $3-billion Restart NSW Affordable Housing Growth Fund to boost social and
affordable housing supply, provided that the leasing of the NSW ‘poles and wires’ goes
ahead.

We call for the NSW Government to take 10 steps over 20 years to deliver an invigorated social and
affordable housing system:

1. Appoint a Minister for Housing to be responsible for driving reform, streamline responsibilities
for the Department of Family and Community Services, position the community housing sector as
primary social and affordable housing provider (alongside the Aboriginal Housing Office and
Aboriginal community housing providers), and report regularly on the geographic spread of
demand, tenant housing needs, performance outcomes and maintenance liabilities

This first step in our ‘10 Steps Over 20 Years’ strategy focuses on the government and departmental
changes required to lead reform of the social housing system.

We recommend that the NSW Government appoints a Minister for Housing, who will have
responsibility for steering these far-reaching and important changes.
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Our strategy sees the Land and Housing Corporation moving away from managing the NSW
Government’s social housing portfolio, and Housing NSW no longer providing social housing services.
Instead, the Department of Family and Community Services would focus on:

=  Funding (including administering funding under the National Affordable Housing Agreement);

= Strategic planning and policy (including for social and affordable housing, and assistance for
lower-income households living in or seeking access to the private rental market);

= Administering a combined Housing Pathways social and affordable housing waiting list (we
think that the current statewide social housing waiting list should be expanded to cover
affordable housing applicants); and

= Registration and regulation of providers.

Under ‘10 Steps Over 20 Years’, the community housing sector would become the primary provider
of social and affordable housing.

However, the Society thinks that strategic planning for the 5,000 dwellings owned by the Aboriginal
Housing Office and the 5,000 dwellings owned by Aboriginal community housing providers should be
determined by those agencies.* We acknowledge the importance of Aboriginal community-
controlled organisations in ‘meeting housing needs, preserving cultural ties and promoting self-
determination’.”® We think that Aboriginal housing providers should be included as key stakeholders
in planning for construction of social and affordable housing, to ensure that stock meets the needs of
Aboriginal peoples. As part of this, we support the call by the NSW Council of Social Service for the
NSW Government to work in partnership with Aboriginal communities, organisations and peoples
when determining policies and services to counter disadvantage experienced by Aboriginal peoples®’
(and specifically, to ensure that housing assistance is provided to Aboriginal peoples in culturally-
appropriate ways).

To steer the implementation of ‘10 Steps Over 20 Years’, we propose that the Department of Family
and Community Services, in consultation with providers, compiles a five-yearly report on:

= The geographic distribution of demand for social and affordable housing across NSW—the
review could also take into account data on geographic demand for and exits from Specialist
Homelessness Services and Housing NSW’s Temporary Accommodation program, plus
private rental data from Housing NSW’s ‘Rent and Sales Report’;

= Tenant needs (including in terms of number of bedrooms and ageing, disability, cultural and
other needs);

= Maintenance and repair liability for existing stock; and

= The effectiveness of social housing provision (monitoring and evaluation).

As for social housing performance measurement, we support the recommendation of the NSW
Legislative Assembly Public Accounts Committee (in its 2014 report on ‘Tenancy Management in
Social Housing’) that the NSW Government adopt the framework proposed by the Australian Housing
and Urban Research Institute for defining and measuring the performance of social housing provision
(this encompasses tenancy management, property and neighbourhood management, individual
tenant support, and additional tenant and community services).*®

We support the call by the NSW Federation of Housing Associations for the creation of a Premier’s
Advisory Council on Affordable Housing—to formulate a strategy to increase the supply of affordable
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housing in NSW. It would be comprised of Family and Community Services, Treasury and Planning,
with representatives from the community housing and private sectors plus local government.*

2. Amend the Restart NSW Fund Act 2011 to increase private investment opportunities

Private investors in NSW Government bonds called Waratah Bonds currently help to raise money for
infrastructure projects. Funds raised from these bonds are deposited into the Restart NSW Fund, and
then allocated to specified projects such as for public transport, roads and hospitals.

The Society supports the call by the NSW Council of Social Service and Shelter NSW to amend the
Restart NSW Fund Act 2011—so that the supply of social and affordable housing is specified to be an
approved form of infrastructure project for the purpose of the fund.*

This amendment would open up an avenue for funding opportunities for new supply (including those
sourced from private investment), and it fittingly reflects the importance of social and affordable
housing as essential infrastructure.>®

3. Dedicate $3 billion to new supply

To kick-start a transformation of the social and affordable housing landscape in NSW, we propose
that the NSW Government contributes $3 billion of the funds raised from the leasing of the NSW
electricity transmission and distribution networks (the ‘poles and wires’) to a Restart NSW Affordable
Housing Growth Fund, should that leasing go ahead.>’

We suggest that this fund be converted into a discounted loans fund, to help maximise private sector
investment in social and affordable housing. Administration of the fund would be tendered out, and
the selected financial institution would also contribute capital.

Access to loans at discounted interest rates would encourage community housing providers to
combine private finance with government capital funding. The level of discount available to the
proponent of a project would increase as their contribution to the project increases. By encouraging
projects of a larger scale, the discounted loans would help generate investment products that appeal
to institutional investors, such as superannuation funds.

To be eligible to access loans at discounted interest rates, community housing providers, local
councils and churches would be required to contribute land or capital. The Restart NSW Affordable
Housing Growth Fund would therefore provide incentives for community housing providers, local
councils and churches to use their land to build social and affordable housing. Community housing
providers would also be able to contribute other assets and support services. We suggest that project
proponents (community housing providers, local councils and churches) would be eligible to borrow
up to 70% from the fund, and 30% from a financial institution for the construction of new social and
affordable housing stock.

Loan repayments would replenish the Restart NSW Affordable Housing Growth Fund, and so the fund
would be self-sustaining. Another advantage would be that the discounted interest rates would
stimulate investment from the private sector (including institutional investors) without creating an
ongoing burden on state finances.
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Title to the social and affordable housing stock developed via the Restart NSW Affordable Housing
Growth Fund should be transferred to community housing providers, the Aboriginal Housing Office
and Aboriginal community housing providers.>®

An important statewide benefit of this $3-billion investment in social and affordable housing would
be the economic multiplier effect of this construction activity. This was demonstrated by the impact
of the $5.638 billion Social Housing Initiative as part of the Nation Building—Economic Stimulus Plan
(from 2008-09 to 2011-12): for every $1.00 spent on construction activity, around $1.30 in total
turnover (or an additional $0.30 in turnover) was generated in the economy.>

4. Investigate and pilot a model for harnessing private investment in social and affordable housing,
such as an affordable housing ‘sales and leaseback’ program

Given the level of demand for social and affordable housing, it is critical the NSW Government
encourages the private sector to contribute to boosting supply.

The Society supports Shelter NSW’s recommendations to enhance the supply of affordable housing
by>*:

=  Ensuring that NSW planning law continues to require developers of higher-density sites to
provide developer-contributions for affordable housing, where they have benefited from
increased land-values due to rezoning (under the principle of ‘value sharing’); and

= Requiring 15% of new dwellings in areas designated for higher-density development as part
of urban renewal projects to be affordable housing.

It is appropriate for community housing providers to manage these additional affordable housing
dwellings.

We think that models for attracting private-sector investment in the provision of social and
affordable housing should be pursued, including investment by institutional investors such as
superannuation and other managed funds.*®

We therefore suggest that the Department of Family and Community Services investigates and pilots
a model for attracting private investment in social and affordable housing.

For example, the Defence Housing Australia’s Sales and Leaseback program could be adapted to
boost affordable housing supply.*>’ Defence Housing Australia is a Commonwealth Government
business enterprise that is the largest affordable housing provider in Australia that is not a state
housing authority.” The Sales and Leaseback Program is Defence Housing Australia’s primary source
of capital. In 2013-14, this government business enterprise managed approximately 13,000
properties on behalf of investors with whom it had lease agreements, generating $386.4 million in
revenue.”

Under a sale and leaseback program adapted for affordable housing, stock owned by a community
housing provider to be used for affordable housing would be sold to private investors under a
leaseback arrangement (based on Defence Housing Australia’s experience, this would mainly be
individual investors but may also include institutional investors®). The properties would be leased
back to community housing providers to manage on secure, long-term leases (Defence Housing
Australia’s leases are typically 10 years). The community housing providers would then lease the
properties to low- to moderate-income households.
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Potential advantages of modifying the Defence Housing Australia model for affordable housing

include:

Based o
would a

A numb

The Australian Housing and Urban Research Institute stated (in their 2010 report on this
model): ‘The provision of stock on a sale and leaseback model would enable the [affordable
housing] sector to ‘scale up’ without the need for additional capital or taking on significant
debt.’®;

At the end of the leases, the dwellings revert to the owners. This means that the affordable
housing portfolio cannot become dominated by ageing assets that are burdened by
maintenance liabilities (that is, the assets that are part of this scheme can generally only
become as old as the duration of the leases). This would also allow some flexibility in
responding to areas of housing need, as the housing provision is not tied to fixed assets and
locations.”

n the experience of Defence Housing Australia, we think that a sales and leaseback program
ppeal to investors because:

The investment is low-risk, as there is guaranteed rental income (regardless of vacancies) and
rent is adjusted to annual market reviews;

There is a substantive maintenance program during and at the end of the lease. Property
management fees are higher than those for a standard real estate agent, but they cover
maintenance and most repairs, plus a substantial end-of-lease upgrade, and this provides
investor certainty. By contrast, real estate agents can generally only estimate costs; and
There is no obligation on investors to undertake day-to-day dealings with tenants and real
estate agents. This makes the property investment process less onerous, more convenient.®®

er of features of the Defence Housing Australia model would, however, have to be adapted

for affordable housing provision:

Under the Defence Housing Australia program, rent is guaranteed to be paid to investors,
even if the property is vacant. It would be challenging for an affordable housing provider to
offer such a guarantee. One option suggested by the Australian Housing and Urban Research
Institute is that a state government could assume responsibility for guaranteeing the rental
payments to investors, and affordable housing providers could then be charged a guarantee
fee for this policy. In order to encourage community housing providers to minimise arrears,
the Australian Housing and Urban Research Institute suggests that the providers could be
responsible for, say, the first 15% of rent arrears in any year for any tenancy, with the
government providing the remaining arrears via its guarantee fund: ‘Based on the low
vacancy rates among affordable housing providers and the low levels of rent arrears, the
operation of a guarantee scheme would be relatively cheap for government.”®;

To attract investors, Defence Housing Australia promotes Defence personnel as reliable and
disciplined tenants. As for whether investors would be attracted to investing in an affordable
housing scheme, the Australian Housing and Urban Research Institute has identified a
potential marketing opportunity in supporting ‘key workers’, such as nurses and police
officers, to live near their workplaceses; and

Under a sale and leaseback program adapted for affordable housing, the investor would be
receiving market rent but the affordable housing provider would be charging tenants a
discount-to-market rent. This leaves a shortfall. However this model would be linked to the
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housing development projects of a community housing provider: the affordable housing
dwellings would be part of higher-density developments that would include housing to be
sold to the private market. The shortfall between the market and affordable rents for the
duration of the long leases could therefore be overcome via the development margin for the
private-market dwellings (namely, the difference between the cost of the development and
the sale price of the private-market dwellings) and the development margin for the dwellings
that are being sold to investors as part of the sales and leaseback program.®®

5. Transfer title of the good-quality stock (half the portfolio) over years 0-10

The Society proposes that the Land and Housing Corporation transfer title to good-quality social
housing stock (dwellings that can be leased for at least 20 years) to the community housing sector,
during the first 10 years of the ‘10 Steps Over 20 Years’ strategy. This would comprise roughly half
the social housing portfolio, or approximately 67,000 dwellings worth approximately $16 billion.®’
(The Land and Housing Corporation has identified that as at 2010-11, 30-40% of its properties are
not at its ‘well-maintained’ standard.®®)

The social housing rents of the transferred dwellings will provide a reliable income stream, bolstered
by a rent-setting model that ‘captures’ Commonwealth Rent Assistance. (However the transfer of
stock increases Commonwealth responsibility for providing Commonwealth Rent Assistance, as
tenants in community housing are eligible—unlike those in public housing. An agreement by the
Commonwealth Government to fund all eligible tenants in that increased number of community
housing properties would therefore be required.)®”

The combined rents and Commonwealth Rent Assistance will help to fund the maintenance of all
existing assets, which is critical to the viability of the social housing system and to improving the
tenant experience.”

Community housing providers often have charitable tax status: utilising tax concessions can make the
provision of housing services by community housing providers more cost-effective compared to state
housing authorities. Title transfer can capitalise on this.

Asset-title leveraging is a major financial advantage of title transfer.”* The title transfers enable
community housing providers to leverage the assets to attract private finance for the development
of additional stock. This is an option not available to a state housing authority. We think that any new
stock developed out of leveraging asset titles should be allocated to tenants who are re-locating from
stock that is to be re-developed as part of Step 7.

A further advantage of title transfer is the sector’s capacity to deliver more responsive tenancy
management (for example, involving ‘wrap around’ support) with a greater focus on community
development.”” Community housing providers will also be able to develop long-term, localised plans
for more responsive tenancy management.

Most state housing authorities, including in NSW, ‘have traditionally lacked the legal power to
mandate a proposed change of landlord, [so] tenant choice in some form is an unavoidable
component of housing transfer procedures under existing legislation’.”® For example, under the NSW
Property Transfer Program, tenant participation in a whole-of-area transfer to a community housing

provider was subject to individual choice—so that if a tenant did not sign up with the new provider,
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their property would continue to be managed by Housing NSW. However in some UK council estates,
changes of landlord from councils to housing associations required a majority tenant backing as
demonstrated by a formal ballot (with abstentions discounted). The Society recommends that the
Department of Family and Community Services conduct a review into methods of tenant choice in
changing landlords from Housing NSW to community housing providers, to facilitate whole-of-
location transfers.”

6. Sell the poor-quality dwellings (the remainder of the portfolio) over years 5-20, with all
proceeds channelled into replacing social housing stock

As stated in our introduction, social housing is only meeting an estimated 44% of need.
Approximately 25% of public housing properties are over 40 years old. One in four social housing
properties are studio or one-bedroom dwellings, whereas over 60% of social housing tenants are
singles and couples.”

To help overcome this mismatch between supply and demand, the Society proposes that the Land
and Housing Corporation sell the remainder of the social housing portfolio that is poor quality,
progressively over years 5-20 of the ‘10 Steps Over 20 Years’ strategy. This would comprise
approximately 67,000 dwellings, worth approximately $16 billion.”

All proceeds would be ring-fenced for a NSW Social Housing Fund. This would ensure that:

= Social housing asset sales would fund social housing asset replacement via development or
purchase (the funds would not be diverted into operational costs such as maintenance); and
= |nterest would accumulate, enhancing the funds available for replacement stock.

We think that the 15-year timeframe for this phase would allow for the necessary planning for large-
scale development projects, and tenancy management and engagement. For example, an overlap
between the title transfer phase (years 0-10) and the sale and re-development phase (years 5-20)
would create flexibility in housing the tenants who are being re-located due to dwelling sales.

Heritage, however, escalates the complexity of the social, cultural and economic factors involved in
social housing asset sales. We therefore endorse a more flexible, localised approach where heritage
affects poor-quality estate dwellings.

For example, we support the plan outlined by SGS Economics and Planning in ‘Millers Point and The
Rocks: An Alternative Way Forward’, in response to the NSW Government’s plan to sell all 293 social
housing dwellings in Millers Point and The Rocks.”” SGS Economics and Planning proposes mixing
social, affordable, private and aged-care housing in the area to generate greater social diversity and
reduced concentrations of disadvantage, while supporting community sustainability. It proposes:

=  Maintaining some social housing in the area where stock has low maintenance requirements
(such as the Sirius building);

= Replacing all sold social housing stock, preferably within the inner city area, to ensure that
housing is available for lower-income households in areas that are close to jobs, services and
public transport;

= Developing a social housing aged-care facility to house older, long-term residents (for
example, on existing government-owned land), to allow them to age in their familiar and
supportive community;
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Introducing affordable housing into this high-demand area to cater for lower-income
workers;

Offering long leases on dwellings that are suitable for sale, so that the NSW Government
retains an option for future use; and

Creating a community of varied ages, backgrounds and incomes.

This plan accords with Housing NSW’s goal as specified in its ‘Conservation Management Guidelines,

Housing NSW Properties, Millers Point, Volume One’: ‘In determining use of its buildings in Millers

Point, Housing NSW should have regard to the community and social significance of the area to

maintain a sustainable and diverse community’.

, 78

7. Replace poor-quality stock mainly with higher-density developments in well-serviced, high-

demand locations, with Defence Housing Australia playing a leading role as developer

The NSW Social Housing Fund would be used to refresh the social housing portfolio so that:

More dwellings cater for smaller households, and so better meet tenant needs;
Properties satisfy a range of disability, ageing and cultural needs’®; and

Dwellings are designed and constructed to accord with environmentally sustainability,
encourage residents to live sustainable lifestyles and, importantly, save energy costs for
residents.*

The Society proposes that where possible, and particularly in the case of estate renewal, poor-quality

stock should be replaced as part of higher-density developments mixing social, affordable and

private-market housing, plus community facilities. This would:

Facilitate a replacement of social housing stock alongside the development of additional
affordable housing stock (that is, the social housing stock would be funded by the NSW Social
Housing Fund, and the affordable housing stock would be funded by the Restart NSW
Affordable Housing Fund);

Enhance financial viability by enabling social housing rents to be cross-subsidised by
affordable housing rents;

Help to create more ‘more sustainable, inclusive and opportunity-enhancing communities’
with residents’ incomes spanning very low to moderate incomes, so as to lessen
concentrations of disadvantage and help de-stigmatise estates®; and

Comprise a more efficient use of the land via increased numbers of more-compact dwellings.

We think that location should be a critical factor as to whether poor-quality stock should be sold or

the site re-developed. Replacement stock must be close to jobs, services and public transport (to

promote social and economic participation), and in high-demand areas:

For poor-quality stock on well-located sites including estates®’, the sites could be re-
developed into higher-density developments (mixing social, affordable and private-market
dwellings) where possible. Where dwellings are affected by heritage, we call for a more
flexible, localised approach to estate renewal (see our comments under Step 6); and
Poor-quality stock on poorly-located sites could be sold, with replacement social housing
dwellings being developed (as part of higher-density developments, where possible) or
purchased in good locations. The new locations would be in the same Local Government
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Area as the original stock, provided that the new location was a high-demand and well-
serviced area.

Given the track record of Defence Housing Australia in delivering large-scale housing developments
on time and within budget, we recommend that it plays a leading role in design, development and
construction. As well as being the largest affordable housing provider in Australia that is not a state
housing authority, Defence Housing Australia is a major residential land developer, with over $1
billion committed to projects in most capital cities and many major regional centres in 2013-14.
Defence Housing Australia develops approximately 1,000 dwellings per year.®* The government
business enterprise is also one of the largest residential property and tenancy managers in Australia
(with 18,577 properties under management, worth approximately $10 billion), and it has a focus on
‘integrated community solutions’.®* If Defence Housing Australia were to take on work of this scale
regarding NSW social and affordable housing development, an amendment to the Commonwealth

Defence Housing Australia Act 1987 would be required.®

To ensure that dwelling designs reflect the needs of community housing providers and tenants,
community housing providers should play a role at the master planning and design phase for each
project. Given that the experience of living in greater density is influenced by building design and
construction quality (for example, in relation to dealing with privacy and noise concerns), we think
that consultations with social housing residents should also feed into the design process.®®

We propose that title to all social and affordable housing stock developed via the NSW Social
Housing Fund be transferred to community housing providers, the Aboriginal Housing Office and
Aboriginal community housing providers. Again, asset-title leveraging, the rental income stream and
Commonwealth Rent Assistance would facilitate access to private finance for the development of
additional stock.

8. Prioritise households with high needs for social housing eligibility, with flexible allocations

With respect to Pillar 2 (‘A social housing system that is fair—An integrated and fair system that

provides a safety net for vulnerable people’®’

), we think that social housing should be more of a
‘refuge, oasis and stepping stone’®, rather than simply a safety net. However we agree that

accessing the social housing system should be fair.

The Society defines a fair social housing system as one that helps to ensure that all in our community
are equally able to access good housing that helps them to participate in social and economic life and
to live well. We particularly support the following important objectives of the NSW Housing Act 2001
specified in section 5:

‘(a) to maximise the opportunities for all people in New South Wales to have access to secure,
appropriate and affordable housing,

(b) to ensure that housing opportunities and assistance are available to all sections of the
community with housing needs...

(i) to encourage social mix and the integration of different housing forms in existing and new

communities...”.*°

We therefore see the role of social housing as being to provide rental housing that is affordable for
people on very low to low incomes®, with a priority focus on people with high needs (such as people
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experiencing homelessness) and those who may require lifelong support (for example, people with
ageing and/or disability needs). Their needs are not being met by the private rental market. We think
that approaches to service delivery that are person-centred, trauma-informed and culturally-
responsive are integral to providing good social housing services.”

We are concerned that social housing eligibility policies that prioritise social housing access to
households in greatest need has contributed to intensifying concentrations of disadvantage. This is
why our ‘10 Steps Over 20 Years’ model features a strong focus on replacing poor-quality stock with
higher-density developments mixing social, affordable and private-market housing, alongside
community amenities.

We think that community housing providers should continue to be able to exercise discretion in
allocations. That is, we support the development of flexible, localised allocation strategies, for
example, in response to neighbourhood issues that have developed due to allocations solely from
the priority waiting list. These strategies ‘take into account the characteristics of an area, the needs
and circumstances of applicants and existing tenants, and the dynamics of existing communities’, and
mean that a successful applicant may not necessarily be the next person on the priority waiting list. >
This is a way of crafting local solutions to help enhance social diversity and create socially sustainable
communities. Flexible allocation policies also allow community housing providers to balance financial
viability across their social and affordable housing portfolios, using affordable housing rents to cross-
subsidise social housing rents.

9. Use incentives and flexible tenure classification to overcome disadvantage, by promoting
independence, participation and stability

With respect to Pillar 1 (‘A social housing system that provides opportunities and pathways for client
independence—A system that works to break the cycle of disadvantage and build people’s capacity
to move into or stay in the private market’”), the Society agrees that a primary focus of social
housing should be on fostering the independence and participation of social housing tenants, to help
break disadvantage, marginalisation and poverty. For some social housing tenants, building pathways
to social and economic independence and improving their capacity to sustain tenancies (for example,
by enhancing living and budgeting skills) will support an exit from social housing into a sustainable

private-rental tenancy.

However, as noted above, it is not appropriate for all social housing tenants to transition into the
private rental market:

= Not all social housing tenants have a capacity to move into or sustain a private rental
tenancy—for example, people whose history of homelessness is linked to
deinstitutionalisation (a process which was not matched by the adequate provision of
appropriate accommodation);

= The private housing market does not deliver sufficient affordable housing options for
households on lower incomes (as well as meeting other needs such as ageing or disability
needs, or the need to be located close to medical or other services); and

= Asocial housing tenant’s enhanced capacity to live independently in social housing (for
example, for a person with an episodic mental illness) may be linked to the secure base
provided by that social housing. Experiencing the insecurity and unaffordability of the private
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rental market (and loss of established social supports) may reduce that capacity, and create a
risk of homelessness.

This is why our ‘10 Steps Over 20 Years’ model includes measures for boosting the supply of social
and affordable housing. This is also why we call for mechanisms to boost private rental supply,
improve security of tenure in the private market, and increase mobility across the housing market.

A major barrier to building the independence and participation of social housing tenants is that some
Housing NSW policies have the effect of creating work disincentives. Higher rent rates for tenants on
moderate incomes create significant increases in effective marginal tax rates. Housing NSW’s Tenant
Employment Incentive Scheme allows a social housing tenant who commences employment to have
only a 12-week period during which their rent subsidy is not adjusted, before their rent increases.*
Additionally, increased incomes due to employment may lead to a loss of social housing eligibility”,
and yet it is the availability of affordable housing that is a key factor in supporting jobseekers to gain
employment.*

We suggest that Housing NSW allow for a more extensive ‘rent freeze’, such as for the first six
months of employment, to lessen the work-disincentive effect.

To help bring about lasting solutions to disadvantage, we also propose that community housing
providers gain the capacity to re-classify the tenure of a particular dwelling (and therefore, how its
housing costs are calculated) in order to enhance tenant outcomes.” The property could change its
categorisation from social housing to affordable housing to (limited-equity) homeownership, or
back—without households experiencing the social and economic costs of moving, and without the
household having to break established ties to community and supports from local services. This
would mean that the community housing provider would be able to take into account the available
alternative housing options for a particular household, and be more responsive to their holistic
needs. The community housing provider would have a choice of enhancing participation and
independence, or where appropriate, providing more intensive supports to help sustain a tenancy
and create stability. We propose that community housing providers be accorded this flexibility
provided that the overall numbers of social and affordable housing dwellings in that provider’s
portfolio do not change within a financial year.

This approach would provide individualised supports to tenants to help them to overcome the lack of
opportunities and exclusion that characterise and perpetuate disadvantage®:

= Asocial housing tenant who has accessed stable employment would be able to transition to
an affordable housing tenancy, without relocating or exiting to the private rental market.
This would provide an incentive for social housing tenants to seek employment, as they could
continue to stay in their dwelling and maintain all their established links to services such as
schools and community ties. There would be no disincentive in the form of an exit from
social housing® , and this would contribute to countering the ‘role-model effects’ generated
by living in disadvantaged areas.'® This would also help to create sustainable housing exit
points for people entering the social housing system. There would also be fewer
maintenance costs involved as there would be no change of tenant, and community housing
providers would have greater flexibility in achieving financial and social sustainability.

= An affordable housing tenant who has lost their job following an episode of mental illness
would be able to transition back to social housing, without the disruption of relocating to the
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private market. This would enable such a tenant to maintain their links to local support
services, plus they would be able to transition from higher discount-to-market rents back to
income-related rents (reflecting their changed financial circumstances). Both factors would
help to stabilise the tenant’s circumstances, and lower any risk of homelessness.
Community housing providers would be encouraged to develop other forms of support to
build independence, such as a shared-equity homeownership scheme for affordable housing
tenants. This opportunity could be offered to affordable housing tenants so that they could
experience the benefits of homeownership without the disruption of relocating to another
dwelling. One potential model is the San Francisco Mayor’s Office of Housing and Community
Development Limited Equity Home Ownership Program.'®! Such a program would support
low- to moderate-income households who would otherwise be unable to afford a home to
borrow from an approved participating lender—to purchase equity in the home at an
affordable price and with a limited deposit. The participating household would then be able
to build equity in the property, accumulate a more extensive deposit and develop a credit
rating, generating the resources to enter private homeownership. At the end of a 10-year
contract, the household would sell the property back to the community housing provider
with an agreed return on investment. The dwelling would therefore be retained as part of a
permanent pool of affordable housing stock.

Other factors that enhance the independence and social and economic participation of social housing

tenants include:

Good housing locations, that are close to jobs, public transport, schools and other services—
employment is a key avenue out of poverty for most people of working age'®* and public
transport is important in facilitating geographical access to employment™®;

Fair and transparent processes for tenancy management, including complaint-handling and
feedback, plus access to information and advocacy from Tenancy Advice and Advocacy
Services (for example, to build awareness of tenant rights and responsibilities, and help
improve skills in sustaining tenancies)'";

Referrals to support services such as to counselling, budgeting skills, mental health or drug
and alcohol services—to meet individualised needs and enhance the capacity to sustain
tenancies;

A ‘sustaining tenancies’ approach to tenancy management, which prioritises early
intervention to prevent evictions and the risk of homelessness (including support through
providing information, referrals to specialist services such as mental health services and
culturally-specific services, and partnerships with other services)'®;

More responsive tenancy management, including repairs and maintenance processes (well-
maintained properties are less likely to be stigmatised as social housing, and more likely to
promote positive housing experienceslos—see also under Step 10);

Collaborative partnerships to facilitate linkages to local support services (such as
Employment Services Providers), to educational and employment opportunities, and to other
informal support networks—in order to meet individualised needs and build community
connections;

Creating or strengthening access to educational support programs to encourage children and
young people who are living in social housing to stay engaged in education—engagement in

education is central to improved career paths, health and social interactions, and the
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197 community housing providers, for example, are well-

capacity to participate in society.
placed to form partnerships with local community organisations that provide homework
clubs or mentoring programs, or to link in with local volunteer networks to provide such
services; and

= Developing partnerships with local independent schools for the provision of bursaries for
children and young people who are living in social housing, to enhance educational

opportunities.

10. Use community development measures to promote place-based solutions to disadvantage

The Society thinks that social housing assistance should include a strong emphasis on community
development as a strategy to combat concentrated disadvantage.

Community development can address social alienation and improve community inclusion, often by
building the stock of social capital.'® Combining participation, empowerment and ownership'®,
community development recognises ‘residents as the key stakeholders of change in their community
... using formal and informal mechanisms to facilitate resident participation in the planning,

implementation and evaluation of community changes’.'*

Facilitating local activities that encourage contact between and participation by neighbours can help
communities ‘to develop self-help approaches to difficulties in their area’.*! However informal
neighbourhood networks in communities experiencing high levels of disadvantage are at risk of burn-

out, so support for those networks and strong links with local services are required."™

An example of the impact of integrating community development, responsive tenancy management
and economic development is the work of Argyle Community Housing and the Society in Claymore
and Airds—Bradbury. Argyle Community Housing worked in Claymore public housing estate from
1995, and expanded to the Airds/Bradbury estate from 1999 until 2006."* (The then Manager of
Argyle Community Housing, Brian Murnane, is now Chief Executive Officer of Amélie Housing.) The
Claymore Integration Project was developed in 1997, and it provides a model for effective service
integration. It utilised regular meetings of residents and representatives from Argyle Community
Housing, the Society’s Animation Project, other community organisations, local government, and
state government agencies (such as Housing NSW, the police, juvenile justice, community services
and schools) to identify emerging issues or provide an update on ongoing issues, to collaborate and
to formulate multi-party responses. The Claymore Integration Project developed a set of principles
for effective tenancy management that had a strong focus on fostering independence and
participation and on implementing lasting community changes:

=  Communication and relationships—developing and maintaining relationships that are based
on trust and respect, and communicating with and responding to the needs of all parties;

=  Working towards a shared vision—engaging tenants, community workers and senior housing
staff to enable collaborative planning and responses;

= Developing community members—recognising residents as the key stakeholders of change in
their community, and using formal and informal mechanisms to facilitate resident
participation in the planning, implementation and evaluation of community changes;

= Continual improvement of services—a flexible and responsive approach to service delivery,
alongside accessible and transparent feedback mechanisms; and

St Vincent de Paul Society NSW — Submission on the ‘Social Housing in NSW’ discussion paper 18



= Building sustainable infrastructure—community housing providers utilising a localised
procurement model for maintenance and goods and services, so that local businesses and
employment services link local unemployed people (including social housing tenants) to
maintenance and upgrades work (this supports the local economy to create jobs and capture
funds that would ordinarily leak away from it).

The impact of responsive tenancy management and community engagement by Argyle Community
Housing in Claymore was magnified by the community-building work of the Animation Project.

Starting in 1996, the Animation Project was originally under the auspices of the Society and since
then, has been delivered in partnership with other organisations, such as the Franciscan Friars, the
Good Samaritan Foundation and the Presentation Sisters (Wagga Wagga). Participants include
residents on estates in Claymore, Minto, Airds—Bradbury and Macquarie Fields. Based at Vincentian
Social Action Centre in Campbelltown, local ‘animators’ work with residents from public housing
estates that comprise some of the most disadvantaged areas in NSW. The animators have
empowered residents to recognise their strengths, raise their awareness, build their self-belief, make
their voices heard on issues that they identified, access resources (including funds and skills-
building), and carry out their solutions to local problems.

Achievements of the Animation Project include the reclaiming of vacant land to form a community
park and meeting place, the alteration of a bus route to provide access to shopping facilities, and the
establishment of a community-managed coffee shop and laundromat in Claymore (this provides a
meeting place and an avenue for training and work experience, as well as a practical service). The
project harnesses the skills in local communities, including supporting the emergence of natural
leaders amongst participants.

A 2003 evaluation by the Australian Institute of Family Studies recognised that this model of
empowering residents to develop solutions to local problems improved community services, social
cohesion and tenants’ wellbeing. In the evaluation report, one participant said: ‘I've learnt about
power and rights. | know now | have power within myself to bring about change. This gives me
strength, motivation to involve myself in community activities. Together we have power to bring

about change to resist injustice.***

Combining responsive tenancy management and community development is a powerful way of
developing sustainable communities: ‘Sustainable communities are places where people feel
included, where they have a sense of control over decisions that affect the place in which they live;
they are places where people like living, where they feel a sense of pride, where they feel safe, have
healthy relationships with family and friends and have opportunities to participate socially and

economically.”*®

Local economic development can create further opportunities for community development and
overcoming disadvantage.''® For example, the Social Housing Initiative of the Nation Building—
Economic Stimulus Plan generated approximately 9,000 full-time equivalent construction jobs from
2008—-09 to 2011-12, with an overall increase of approximately 14,000 full-time equivalent jobs. The
social and affordable housing construction boost proposed as part of ‘10 Steps Over 20 Years’ would

provide an ideal opportunity to prioritise jobs and apprenticeships for social housing tenants.’
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Summary

To break cycles of disadvantage, the St Vincent de Paul Society NSW recommends that the NSW

Government commits to bold reform of the social housing system and significant growth in

affordable rental housing supply. We call for the government to:

a. Boost affordable private-market supply—Increase the supply of good housing in the private
market that is affordable for lower-income households:

Through a raft of measures for NSW, such as including Local Government Area targets
for the provision of new affordable rental dwellings in all future metropolitan and
regional land-use plans, and improving security of tenure in the private rental market by
prohibiting ‘without grounds’ evictions; and

By supporting reforms in the national sphere, such as reform of the taxation treatment
of housing; and

b. Boost social and affordable housing supply—Enhance the financial and social sustainability of

the social housing system and increase social and affordable housing supply via our ‘10 Steps

Over 20 Years’ strategy:

1. Appoint a Minister for Housing to be responsible for driving reform, streamline

responsibilities for the Department of Family and Community Services, position the
community housing sector as primary social and affordable housing provider
(alongside the Aboriginal Housing Office and Aboriginal community housing
providers), and report regularly on the geographic spread of demand, tenant housing
needs, performance outcomes and maintenance liabilities
= The NSW Government would appoint a Minister for Housing, who will have
responsibility for implementing the ‘10 Steps Over 20 Years’ reforms.
= The Land and Housing Corporation and Housing NSW would move away from
managing the NSW Government’s social housing portfolio and providing social
housing services (respectively). The role of the Department of Family and
Community Services would instead focus on funding (including administering
funding under the National Affordable Housing Agreement), strategic planning and
policy, administering a combined Housing Pathways social and affordable housing
waiting list, and registration and regulation of providers.
= The community housing sector would become the primary provider of social and
affordable housing, alongside the Aboriginal Housing Office and Aboriginal
community housing providers. We think that planning by the Aboriginal Housing
Office and Aboriginal community housing providers for their combined 10,000
dwellings should be determined by those agencies.
= As part of the department’s planning role and in consultation with providers, the
department would report on geographic demand for social and affordable housing,
tenant housing needs (including household size and disability, ageing and cultural
needs), the effectiveness of social housing provision, and maintenance and repair
liabilities every five years. This reporting would guide the implementation of ‘10
Steps Over 20 Years'.
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2. Amend the Restart NSW Fund Act 2011 to increase private investment opportunities
=  An amendment of the Restart NSW Fund Act 2011 would facilitate funding
opportunities for new supply, including those sourced from private investment.

3. Dedicate $3 billion to new supply
= A S3-billion Restart NSW Affordable Housing Growth Fund would be created to
generate new social and affordable housing supply, provided that the leasing of
NSW electricity networks goes ahead. The Restart NSW Affordable Housing Growth
Fund would be converted into a discounted loans fund, to help maximise private
sector investment.

4. Investigate and pilot a model for harnessing private investment in social and
affordable housing, such as an affordable housing ‘sales and leaseback’ program
=  The Department of Family and Community Services would investigate and pilot a
model for attracting private investment in social and affordable housing. For
example, the Defence Housing Australia’s Sales and Leaseback program could be
adapted for affordable housing provision in this state.

5. Transfer title of the good-quality stock (half the portfolio) over years 0-10
= The Land and Housing Corporation would transfer title to good-quality stock
(comprising approximately half the social housing portfolio) to the community
housing sector, during the first 10 years of the strategy.
= The Department of Family and Community Services would conduct a review into
methods of tenant choice in changing landlords from Housing NSW to community
housing providers, to facilitate whole-of-location transfers.

6. Sell the poor-quality dwellings (the remainder of the portfolio) over years 5-20, with
all proceeds channelled into replacing social housing stock
= A progressive sale of poor-quality stock (the remaining social housing portfolio)
would take place from years 5 to 20 of the strategy, with greater flexibility for
heritage dwellings.
= All proceeds would be directed to a NSW Social Housing Fund, to develop or
purchase replacement social housing stock.
= Anoverlap between the title transfer phase and the sale and re-development phase
will create flexibility in housing tenants who are being re-located due to dwelling
sales.

7. Replace poor-quality stock mainly with higher-density developments in well-serviced,
high-demand locations, with Defence Housing Australia playing a leading role as
developer

= Replacement stock would designed to better meet tenant needs (in terms of
household size, and disability, ageing and cultural needs) and would be located in
high-demand areas that are close to jobs, services and public transport.

= Defence Housing Australia would play a leading role in design, development and
construction.

=  For poor-quality stock on well-located sites including estates, the sites could be re-
developed into higher-density developments mixing social, affordable and private-
market housing where possible.
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=  Poor-quality stock on poorly-located sites would be sold, with replacement social
housing dwellings being developed (as part of higher-density developments, where
possible) or purchased in good locations.

8. Prioritise households with high needs for social housing eligibility, with flexible
allocations
=  Social housing should be for people on very low to low incomes, prioritising people
with high needs and those who may need lifelong support.
=  Community housing providers should be able to exercise discretion in allocations,
to build social and financial sustainability across their social and affordable housing
portfolios.

9. Use incentives and flexible tenure classification to overcome disadvantage, by

promoting independence, participation and stability

= Social housing tenancy management should incorporate incentives and flexible
tenure classification. These approaches would build tenant independence and
participation (such as through employment and education or training pathways,
and access to shared-equity homeownership schemes), encourage stability (by
supporting tenants who experience crises that create a risk of homelessness), and
help households to overcome disadvantage.

10. Use community development measures to promote place-based solutions to
disadvantage
= Social housing tenancy management should help to address disadvantage through
community development—to enhance community inclusion, social capital and local
economic development.
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