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Submission Summary

Challenges with the NSW social housing system have been
well documented, including in both the 2013 report by the
Auditor General and the 2014 Social Housing Discussion
Paper. Our approach in this submission is to provide practical
recommendations based on our considerable experience as a
social housing provider over the last three decades.
Most governments in Australia, along with many OECD
countries, are progressively moving social housing management
to the not-for-profit sector.
Addressing the Pillar 3 question of sustainability must have primary
focus. Tier One nationally regulated community housing providers
such as Pacific Link can partner with Government and the private
sector to deliver the key priorities:
•
•

Increased financial efficiency in asset management through
reduced costs and increased surpluses, and
Increased supply of social housing through private
sector leverage.

Our cashflows are strong given the taxation and income benefits
we have compared to the public sector. We also bring local
connections, business expertise, innovative thinking and strong
partnerships with support organisations.
We need clear leadership from State Government on the role of
community housing in the medium and long term. Like other
managers of critical infrastructure on behalf of Government,
community housing providers require long-term management
rights that provide certainty from which we can build capacity,
enhance collateral to raise private finance and build new social
and affordable housing.
While social housing delivery will remain challenging, there are
many tried and tested approaches that make a difference. Our
submission takes into account leading national and international
practice. We have also commissioned two pieces of self-funded
research from leading NSW universities to support our position.
Community housing providers such as Pacific Link do not have
all the answers. We are, however, uniquely positioned to help
Government achieve a variety of social and economic policy goals.
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Recommendations
Our recommendations relate to all three ‘pillars’ in the Discussion
Paper which are detailed in Sections 1, 2 and 3 of this Submission.
Pillar 1: opportunities and pathways
01: NSW Government needs a ‘whole of Government’ housing
policy that encompasses the private market, use of the planning
system, financial incentives such as the First Home Owners Grant
as well as social and affordable rental housing. Reducing the rental
stress in the private market can have the twin benefits of reducing
demand for people entering social housing and reduce the barriers
to people seeking to exit. The housing policy should integrate with
the wider FACS reform agenda, and be regionally specific with
targeted sub-strategies for FACS districts based on local needs.
02: Government needs to review and advocate for a shift by the
Commonwealth in the welfare benefits system to reduce the
‘poverty trap’ and structural dis-incentives to finding employment.
Our research shows that our tenants can lose up to 93 cents of
every extra dollar earned from wages through taxation and lost
benefits. This results in a major dis-incentive for tenants to progress
from benefits to employment.
03: Government investment in research projects to gain better
empirical understanding of social housing transitions is necessary.
Pacific Link has a plan ready for a pilot longitudinal study on the
Central Coast in partnership with University of Newcastle that is
awaiting funding.
04: A more cohesive approach is needed to deliver better stepping
stones to transition along the housing continuum, out of social
housing. These steps should include:
•
•
•
•
•

wrap-around support services to build tenant capacity,
shared ownership schemes that include sales of social housing
to tenants, and re-investing sales proceeds into new stock,
government-backed rental guarantees,
graduated affordable rental scales, and
better design and access to advice on supplementary housing
products.

05: Government needs to be proactive in building partnerships
with community housing providers for estate renewal. Pacific Link’s
successful self-funded regeneration project on the Central Coast
should be rolled out to other regional estates in NSW.
06: Policy settings must allow community housing providers to
run a ‘portfolio’ approach, with greater flexibility on the use of
individual properties (subject to meeting eligibility guidelines).
Pillar 2: making the system fair
07: Implement changes to privacy legislation to allow community
housing providers the same level of access to tenant rent
assistance funding and data on Housing Pathways as FACS/
Housing NSW. New initiatives are needed to reduce tenant fraud
and anti-social behaviour and these should be consistent across
the social housing system.
08: Ensure that the basic rights, responsibilities and rules for
tenants are consistent across the NSW social housing system,
and the principle of mutual obligation is applied. Policy principles
should establish a level playing field between the public and
community housing sectors, building on the single waiting list
and common eligibility reforms.
Pillar 3: sustainable social housing
09: The new Social Housing Policy must contain medium and long
term targets for the transfer of long-term management rights (not
assets) to the community housing sector. At a minimum the 2009
commitment of 35% of housing managed (not owned) by the
community sector should be immediately implemented, and a
longer term target of 50% set.

wider capital markets, including fund management institutions
and the Future Fund. Targets should be agreed that ensure new
stock is delivered through leveraging, by transferring control of the
asset to community housing providers, whilst Government retains
ownership.
11: To achieve cost savings for Government, management transfers
to the community housing sector require regional focus that
eliminates duplication within the public housing sector.
12: Allow flexibility in policy to ensure social and affordable
housing supply is targeted to need. Demand is highest for one
and two bedroom housing on the Central Coast. Pacific Link have
an innovative, “shovel-ready” plan to build secondary dwellings
(“granny flats”) on the rear of large housing blocks at no cost to
Government and with no transfer of public assets. (See separate
document lodged with this submission). Alternative property
types will allow transitions along the housing continuum, and
help address social housing under-occupancy.
13: Require all levels of Government to identify surplus public land
and arrange long term leasing for social and affordable housing
developments, delivered in partnerships between community
housing providers, private developers, funding bodies and
Government.
14: Make greater use of the NSW planning system to deliver
increased numbers of affordable homes for rent or sale.
Inclusionary zoning policies that require minimum affordable
housing components in developments must be adopted.

10: Like other organisations managing critical infrastructure on
behalf of Government, community housing providers require longterm management rights that provide certainty from which we can
build capacity, enhance collateral to raise private finance and build
new social and affordable housing. The current policy of 3 year
leases from Government must be extended to long term leases to
optimise leveraging opportunities and allow for re-investment of
operating surpluses into new housing stock. Government needs
to formulate policy on alternative funding approaches that access
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Background
Pacific Link is a not-for-profit social enterprise, working in the Central Coast and Lower
Hunter to better manage social housing on behalf of Government. While delivering
quality tenancy management services, Pacific Link works efficiently and effectively in
helping achieve many of the ‘2021’ NSW Strategy goals.

Contemporary community housing
Community housing providers such as Pacific Link form an integral
part of Australia’s housing system by providing housing options
that are reasonably priced, secure and responsive to the differing
needs of the local neighbourhoods.
In NSW around 20% of social housing is managed within the
community housing sector, housing which is more financially
sustainable for NSW Government than public housing through
three key advantages:
•

•
•

the receipt of Commonwealth Rent Assistance (CRA). CRA
is available to community housing providers but not to
the public sector. Nationally, CRA funding paid by Federal
Government in 2012-13 totalled $3.6 billion and is expected to
increase to $4.35 billion in 2014-151,
providers have charitable status with the ATO meaning they are
income tax-exempt, and
providers are GST-registered, Government is not. Therefore
Government cannot claim input tax credits (effectively adding
10% to the public sector’s costs).

Contemporary community housing organisations are run by
professional managers, and governed by skilled Boards who
have solid private sector experience. They are accountable
to tenants, the community and government for the service
effectiveness and their use of public funds. Each year organisations
are independently audited, and produce accounts to ASIC’s
exacting requirements. Providers are registered under a National
Regulatory Scheme and monitored by a Registrar under a riskbased compliance regime. Annual, published surveys of tenant
satisfaction are also compulsory for larger providers.
Unlike larger and centrally controlled public housing agencies,
community housing providers are more locally responsive. They
work closely with local service agencies and not-for-profit partners,
building social cohesion in what were once concentrated areas of
social and economic disadvantage. This is particularly important
in regions away from Sydney where neighbourhood issues are
important and a ‘one size fits all’ approach does not work.

6 Pacific Link Housing

Community housing providers identify local issues and develop
a range of solutions to deliver tangible benefits for tenants. They
are flexible, yet provide quality tenancy and asset management.
Through effective management, close control is maintained over
costs, and opportunities regularly taken to diversify income sources
beyond State Government subsidies.
Sustainable affordable housing growth
State Housing Authorities have suffered for decades from restricted
Commonwealth finance, and struggled to develop new housing
stock or conduct necessary property maintenance. As large
bureaucracies, they have become increasingly inefficient and not
able to keep pace with the level of innovation and development in
the community housing sector.
State Government’s social housing portfolio has remained largely
static for the last decade, and failed to keep pace with growth in
the state’s population. Waiting lists are long and housing stock
is aged and deteriorating. In the larger public housing estates in
areas such as the Central Coast, demands on State Government
expenditure on property repairs, community services and policing
have escalated.
By contrast, community housing organisations can grow their
property portfolios. This can be achieved by offering a range
of rent settings which are typically up to 75% of market rents.
Stronger cash flows can be used to raise non-government finance,
secured against the property’s controlling interest (effectively
long-term leases). Loans then fund new property construction.
Importantly, Government can retain ownership of the asset.
Community housing providers can receive philanthropic
donations, either of land or of reduced prices for development
projects. Many work closely with local councils who are keen to
promote a new supply of affordable housing, such as with Pacific
Link’s partnership with Wyong Council.

Building strong communities
Although community housing’s core business of providing
affordable rental accommodation reduces social exclusion,
organisations such as Pacific Link go further. We work closely with
other not-for-profit organisations and government agencies to help
tenants build skills, find work and stabilise their family situation.
Community housing providers invest in transforming large, single
tenure public housing estates using partnerships across the
public, private and not-for-profit sectors. Transforming estates is
particularly important in the Central Coast and Hunter regions
where there are several areas of concentrated public housing.
These estates limit new private sector investment, in addition to
reinforcing social disadvantage.
Crucially, providers fund these programs and projects from their
own resources, using surpluses generated from sound financial
management and the financial advantages outlined above.
Introducing Pacific Link
Pacific Link is a large community housing provider that has been
operating in the Central Coast and Lower Hunter since 1984. We
are a multi-award winning Tier One provider under the National
Regulatory System, and an Accredited Community Housing
Organisation under the National Community Housing Standards.
Pacific Link employ 23 staff who manage around 1,000 properties
accommodating 2,000 people. In the year to 30 June 2014 we
achieved a surplus of $1.7 million on an income of $12.3 million,
and our accumulated surplus stood at $10.7 million. Pacific Link
has several projects underway to reinvest our surplus in additional
affordable and social housing supply. Our programs for building
tenant capacity are also self-funded.

Pacific Link provides special purpose housing in thirty diverse
housing programs which include mental health, sole parents,
young people and students, the aged, recovering substance users,
Aboriginal families, families exiting refuges or custodial institutions,
households containing people with disability and refugee families.
Delivering new housing
Over recent years, Pacific Link has benefited from new
leadership bringing private sector management models. These
are essential steps that have led to improved tenant services and
financial stability including financial surpluses for re-investment
in the sector.
We are currently building a social and affordable housing
development project in Cessnock. Another project underway is a
co-operative joint venture agreement with Evolve Housing from
Western Sydney. This allows us to complete larger housing delivery
projects through a newly formed project management group,
Evolve Pacific Developments.
This initiative was well received by Government, and rewarded
through winning a competitive tender for three studio apartment
projects valued at $12.5m. Pacific Link and Evolve Housing are
investors, developers and long-term future managers of this
project that brings much needed additional affordable housing to
areas of high demand. These projects are commercially leveraged
on the positive cashflows and balance sheet strengths of both
organisations.

Reform of Federation White Paper https://federation.dpmc.gov.au/
commonwealth-rent-assistance
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Pillar 1 Creating Opportunity
and Pathways
Community housing providers such as Pacific Link provide a variety of housing
types and, with their supportive relationships with tenants, and programs that build
tenant capacity are in a good position to help progression to more independent
living arrangements. We discourage tenants from assuming a life-long entitlement to
community housing and encourage those who, following a period of assistance and
support, are able to move to private sector housing.

1.1 Making the ‘housing continuum’ work
There is a ‘housing continuum’ in NSW that covers homelessness
provision, social housing, private rentals and home ownership (see
Figure 1). As households progress to the right along the continuum,
the level of subsidy reduces. Although the system is interconnected, Governments have often considered different housing
types in isolation.
A well-functioning housing continuum will have enough homes
at all points to meet demand. More importantly, it allows transition
between housing options as the need arises.
Many social housing residents are in a poverty trap, and cannot
move to employment and private rental as prices are too high and
rent policies present disincentives. Similarly, many middle income
households remain in private rental housing in housing stress as
they cannot afford to buy. As rental prices rise, modestly paid key
workers are pushed to locations away from where they work.
Figure 1: The housing continuum
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Given the markedly different housing markets and legacy housing
stock across NSW, we recommend regional housing plans are
prepared, integrating housing, transport infrastructure and
economic activity. The proposed NSW Housing Policy should
be relatively short and high level, but more details provided for
regions with boundaries based on FACS districts.
Mechanisms need to be provided to give greater coordination in
each FACS district between housing, community services, health,
disability and aged care services. Planning for housing needs to
integrate seamlessly with other FACS initiatives. Three example
areas of service reforms that have a housing component are:
•

•

Homelessness reform under ‘Going Home Staying Home’,
prompting a demand for additional longer term housing for
formerly homeless people.
The delivery of new accessible affordable housing to meet
demand that will be generated under the National Disability
Insurance Scheme.

Box 1: Social housing exits
Analysis of the 160 exits from Pacific
Link in the year to 30 June 2014.

•

Completing the move from large institutions for people with
disability under ‘Stronger Together 2’, requiring more new
housing in the community.

Recommendation 01: NSW Government needs a ‘whole of
Government’ housing policy that encompasses the private
market, use of the planning system, financial incentives such as
the First Home Owners Grant as well as social and affordable
rental housing. Reducing the rental stress in the private market
can have the twin benefits of reducing demand for people
entering social housing and reduce the barriers to people
seeking to exit. The housing policy should integrate with the
wider FACS reform agenda, and be regionally specific with
targeted sub-strategies for FACS districts based on local needs.
1.2	Barriers to exiting social housing
Box 1 shows an analysis of tenants who exited Pacific Link housing
in the year to June 2014. Only 21 households (13%) moved to the
private sector. The most common reason given for exit was when
clients ended their support program.
In 2014 Pacific Link commissioned a report from the University
of Western Sydney (UWS) on ‘Determining the financial barriers
moving from welfare to work’. This was based on detailed research
of Pacific Link tenants’ income sources, work engagement and
future aspirations. The report found:
•

90% of our tenants receive Centrelink support, and only 7% rely
on employment for income. In total around 20% of tenants are
in employment.

•

•
•

•

Tenants able to work face high effective marginal tax rates: for
every extra dollar they earn they lose between 47% and 93%
of earnings in taxation and reduced benefits.
Loss of housing security by moving from social housing was
seen as a major disincentive to gaining work.
No tenants surveyed believed they could move to home
ownership, though many saw affordable rental housing as an
option.
Pacific Link is seen as a good housing manager and the extra
programs offered are highly valued.

The UWS research confirms the extent of the ‘poverty trap’
for social housing tenants that gives rise to disincentives to
employment and moving to private housing. This needs to
be addressed as much through the benefits system as social
housing rent setting. The UWS report has been provided with this
submission.
Recommendation 02: Government needs to review and
advocate for a shift by the Commonwealth in the welfare
benefits system to reduce the ‘poverty trap’ and structural
dis-incentives to finding employment. Our research shows that
our tenants can lose up to 93 cents of every extra dollar earned
from wages through taxation and lost benefits. This results in
a major dis-incentive for tenants to progress from benefits to
employment.
1.3	Better measurement of tenant outcomes
The Discussion Paper suggests metrics for measurement of Policy
outcomes. Pacific Link welcomes an evidence-based approach to
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Box 2: Pacific Link’s work in
empowering tenants
Our programs seek to change the
traditional perception of community
housing as a permanent solution, and
we take a leading role in promoting
tenants to transition through, and exit,
social housing. This is essential to allow
for the re-allocation of existing housing
stock, with tenants who are able to leave,
moving on to make space available for
new arrivals in more urgent need.
To generate this change and as part of
our support of liveable communities,
Pacific Link provides a broad range of
tenant support programs including:
1. Sheila Astolfi Education Scholarships.
Named in honour of our first CEO, the
scholarships are open to all tenants
enrolled at school or in tertiary
studies. Since it began more than 63
scholarships have been awarded to
tenants ranging in age from primary
school to mature age students. By
providing computers, software,
textbooks and funding for courses
and tutoring, the program helps
recipients achieve their immediate

educational objectives and fulfil their
potential.
2. Tenant training and employment.
We have partnered with JobQuest
to offer training in property
maintenance through work programs.
The JobQuest program provides
award-wage training leading to a
Certificate 3 qualification.
3. Laptop loan/purchase program.
To help tenants stay in touch
and access jobs and many other
services now provided principally

program, the NRMA’s Safer Driving
School, provides a further lesson
so our learners have 11 lessons in
all. Introduced three years ago, the
program has helped more than 30
learners to date.
5. Sports, Health, Wellbeing and
Education program (SHEW). Research
shows children from disadvantaged
families miss out on the social and
physical benefits of sport and other
wellbeing programs because their
parents can’t afford the cost of

on-line, Pacific Link introduced a
low cost loan/purchase program
to give tenants in good standing
access to laptop computers and
online communications. More than
82 laptops have been purchased
by tenants since the scheme
commenced.
4. Learner drivers program. Recognising
the value of a driver’s licence as an
aid to mobility and employment
for young people, this helps young
tenants seeking a driver licence
by providing information packs
and paying for 10 professional
driving lessons. Our partners in the

club membership, uniforms and
equipment. We provide funds of up
to $250 per year for eligible children
and have helped over 50 families,
supported
by grants from Medicare Local
Central Coast.
6. Social Outings. Staying connected
is important to the welfare of
people who may otherwise be in
danger of becoming marginalised
and withdrawn. Pacific Link plays a
part in preventing this by regularly
organising day trips for tenants and
their children to places of interest.

policy development and has commissioned research to inform our
suggestions to Government.
In particular, we see a gap in the understanding of how tenants
progress through the housing continuum. Why and how do
tenants move, or not move, from social to private housing? Having
better knowledge of the reasons for transition and the impact
of wrap-around support services will assist in confirming policy
direction.
Pacific Link has recently partnered with the University of Newcastle
on a proposal to undertake a new longitudinal study to measure
tenant outcomes through the provision of safe, secure, affordable
housing. This will focus on a number of qualitative and quantitative
indicators, and help share our approach to building pathways to
independence. A request for funding this study was made to FACS
in August 2014.
Recommendation 03: Government investment in research
projects to gain better empirical understanding of social
housing transitions is necessary. Pacific Link has a plan ready
for a pilot longitudinal study on the Central Coast in partnership
with University of Newcastle that is awaiting funding.
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1.4	Building tenant capacity
Social housing has become a tenure of choice or necessity for
several household types, rather than being made available for a
limited duration during the period of need. Pacific Link regularly
sees examples of inter-generational welfare dependency.
Community housing providers are closely connected to their
clients, with Tenancy Managers easily able to link clients to
necessary support. In most situations this support is provided
by a third party organisation. One of the benefits of community
housing providers delivering social housing is that these links
work well.
Box 2 provides examples of additional ways in which Pacific
Link helps build tenant capacity. Often access to a computer,
completing education or passing a driving test will open new
doors to employment. We have also built strong links with
agencies offering easier access into training.
Tenant engagement
Our Tenant Engagement Strategy links to our aims of increasing
the independence of our residents. The strategy’s objectives are:

•
•

•

•

To ensure tenants’ knowledge, views and needs are captured in
the ongoing development of our service delivery.
To provide tenants with opportunities for social inclusion and
participation that are accessible and appealing, building our
community’s social capital,
To provide targeted, sustainable programs that assist tenants in
building their skills, confidence and capacity to take advantage
of opportunities to access employment and better their lives,
To challenge and change the traditional perception of
community housing as a permanent solution and aim to
take a leading role in highlighting the potential for tenants to
transition through, and exit from, social housing given focussed
and appropriate support services.

This level of tenant engagement is award-winning leading-edge
practice for the community housing sector.
Box 4 provides an example of the type of outcomes that can be
achieved with well-targeted tenant engagement and support.
1.5 New housing product innovation
There are insufficient ‘intermediate housing products’ to assist
low to moderate income households transition along the housing
continuum. As a result, there are few affordable options for social
housing tenants aspiring to more independent living.
In Britain, many of these intermediate housing products, including
schemes such as ‘rent to buy’ have been developed. These
products have been designed by Government, though delivered
by community housing providers.

Box 4: Sharni’s story
In the 12 months that I was a client
at Pacific Link Housing, I was lucky
enough to be awarded the Sheila Astolfi
Scholarship package. In this package, I
received a laptop with a wireless mouse
and carry bag, a printer, a wifi modem
and a pre-paid internet voucher – I was
so excited because it was my first laptop
that was my very own! As part of the
scholarship package, Pacific Link also
paid for me to undertake my Certificate
I & II in Business at ET Australia. This
opportunity was life changing for
me! After receiving the scholarship
and completing my Certificate I & II in
Business, I then went on to complete my
Certificate III.
After completing my Certificate III in
Business, I secured a full-time position

Home ownership access
Shared ownership and shared equity products allow moderate
income householders to buy (say) 70% of a property, then increase
their ownership over time to 100% as their income increases.
Models have been delivered at scale in Britain, the Netherlands,
Sweden and Austria.
Western Australia (WA) has been the leader in Australia, and
Government supports shared ownership to deliver their affordable
housing strategy. Some 11,000 households have been assisted in
schemes dating back to the 1980s (see Box 5)2.
In 2013 community housing providers and Regional Development
Australia launched a template for NSW shared ownership3. This is
a superior model to WA as mortgages would be by commercial
lenders, not a state-owned bank. Proposed delivery would be by
larger community housing providers.
Sale of social housing to tenants provides a pathway to
independence. Capital can be recycled, with sales proceeds
used to build new social housing in locations and in a bedroom
configuration that best meets housing demand.

Housing Action Network research
Doors to Ownership Report May 2014

2
3

as the Receptionist and Administration
Assistant for Clean N Care. Clean N
Care is a local company that provides
Domestic Assistance and Social Support
services to our elderly community, and I
feel very lucky to be working in such an
amazing and rewarding industry.
I was transitioned from Pacific Link
Housing in mid January 2015 as I
secured my own private rental with
my partner Jake. Being a part of Pacific
Link’s youth housing program and
scholarship program has helped me
grow as a person enormously, I would
not be where I am today if it wasn’t
for Pacific Link’s amazing community
support services.
After being so fortunate, I have been
inspired to give something back to

my community. I am now a member
of the NSW RFS, as a Volunteer Firefighter in the Narara Brigade. This is
something that I find very rewarding,
and I particularly enjoy attending
community engagement activities and I
am passionate about advocating for the
needs of disadvantaged young people.
I strongly feel that Pacific Link should be
recognised for the amazing things that
they are doing, and deserve our support
so that they can continue to create
opportunities that offer a better future
for the youth of our community!

Sharnie
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Box 5: Shared ownership schemes
• First introduced in Britain in 1979. Since that date 170,000 households have been
assisted in home ownership - around 0.8% of total housing stock in Britain.
• The British model allows mortgage lenders to fund the loan, and housing
associations own the equity and run the scheme.
• Australian schemes exist in WA (which started in 1984), South Australia (SA) and
Queensland. The borrower’s loan is funded by State Government agencies.
• WA’s scheme equity value stands at $560 million, SA’s at $70 million.
• Queensland’s shared ownership scheme, and one product in WA, is aimed at social
housing tenants. Other WA products target people with disability, Aboriginal
people and mining resource boom areas

Rent Guarantees
Government-backed rent guarantees provide a relatively, cheap,
off balance-sheet solution to supporting tenants transitioning
from social to private housing.
Such guarantees can overcome the bias against former social
housing tenants that some private sector landlords hold.
Community housing providers can assist in administration,
setting limits and approving guarantees.
Graduated rent setting
Over the last decade, and particularly following the introduction of
the National Rental Affordability Scheme, there has been a growth
in ‘affordable rentals’. Unlike traditional social rental housing
which are capped at 25% of household incomes, rents are set at a
discount to market rent levels. Typically the discount is 20% or 25%.
In high cost rental areas such as the Central Coast, even the
discounted market rent is too high to allow a transition from
social rental.
Some community housing providers such as Haven Housing
(Victoria) have a graded discount to market rents. Lower income
tenants may receive a 40% discount, medium income tenants
a 20% or 10% discount.4 As incomes rise, the discount can be
reduced. This allows transitions, and minimises the poverty trap.
City West Housing in Pyrmont and Ultimo NSW, a governmentowned provider, has an alternative approach to affordable rent
setting. Depending on income levels, rents may be set based on
paying 25%, 27.5% or 30% of household income on rent.5 This is
another example of a move away from a ‘one size fits all’ approach
to setting rents, however this flexibility is not enjoyed by the wider
community housing sector.

Haven Homes Submission to Minister for Housing Victoria July 2012
http://citywesthousing.com.au/tenancy-services
6
https://www.qld.gov.au/housing/public-community-housing/
housing-service-centre/
4
5
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Providing easier access to alternatives
Accessing crisis, transitional, social and affordable housing, and
private rental market and home ownership support is complex in
NSW. Each housing product has a different access point, and it is
hard to receive comprehensive, accurate advice. Some people may
turn to social housing when other options are available.
By contrast in Queensland there are 21 Housing Services Centres
that provide a full range of products from homelessness support to
home purchase advice. 6 The Centres are well connected with local
housing providers, welfare service providers and real estate agents.
Recommendation 04: A more cohesive approach is needed to
deliver better stepping stones to transition along the housing
continuum, out of social housing. These steps should include:
•
•

•
•
•

wrap-around support services to build tenant capacity,
shared ownership schemes that include sales of social
housing to tenants, and re-investing sales proceeds into
new stock,
government-backed rental guarantees,
graduated affordable rental scales, and
better design and access to advice on supplementary
housing products.

1.6 Tailoring existing social housing
assets to need
The Discussion Paper highlights how the current social housing
portfolio is poorly aligned to demand in terms of location relative
to employment, bedroom configuration and accessibility for
mobility impaired residents. There is also a general shortage of
social and affordable housing, with supply failing to increase in line
with NSW population growth and demand from special
needs groups.
As noted in Section 3.4, a suitable supply of appropriate
accommodation is needed if people are to make the transition
from social housing. This is an area in which Tier One community
housing providers such as Pacific Link can make a significant
impact.

Reducing neighbourhood stigma
As stated in the Discussion Paper here are around 100 social
housing estates in NSW, accounting for 30% of the total social
housing portfolio, and many have become centres of social and
economic disadvantage. Transport can be poor, local jobs in
short supply and many families suffer from family breakdown
or a lack of role models of people in employment.
Residents of estates can be stigmatised when seeking education
and employment, and this may make it harder to transition to
independence. However, the scale of the estate problem is large
and NSW Government only have limited resources to undertake
substantial projects such as at Bonnyrigg and Claymore.

housing. These include youth services with programs including
Juvenile Justice. However, under the current FACS community
housing lease, organisations may be in breach of their lease if
they are using the property for transitional purposes and not
long term housing.
Further, Pacific Link partners with over thirty local support service
agencies. For some of these agencies’,nomination rights to specific
properties are allocated by FACS. As circumstances change, Pacific
Link does not have the flexibility to vary the properties that are
allocated.
These restrictions have illogical consequences:
•

However, regional estate renewals are within the capacity of a
number of NSW community housing providers and require little
funding or intervention by Government.

violence who previously lived in their own homes and as
such have no rental references. The safety these transitional
properties provide for people escaping violence is invaluable
particularly when there are also child protection concerns.
The most vulnerable and disadvantaged will be impacted
greatly should the flexibility to utilise properties as transitional
be enforced. Refer Box 4 for a case study of the success of

In Section 3.3 of this submission, Box 7 provides an example of an
innovative project currently in progress by Pacific Link at Dunbar
Way Estate, Gosford on the Central Coast. The award-winning,
self-funded regeneration scheme has a number of interventions,
covering both the built environment as well as other initiatives
aims at improving tenants’ life skills and increasing access to work.
Our project is being evaluated, both pre- and postimplementation, by the University of Western Sydney
so we can determine the social return on investment.
Recommendation 05: Government needs to be proactive in
building partnerships with community housing providers for
estate renewal. Pacific Link’s successful self-funded
regeneration project on the Central Coast should be rolled out
to other regional estates in NSW.

Support agencies may not be able to deliver their transitional
programs to clients. Typically these clients are youth, young
single parents and women and children escaping domestic

•

our transition programs. Without the ability to continue the
transitional property partnerships, Pacific Link’s options to refer
people needing assistance would be limited, contact with
partner agencies would be less collaborative and without the
properties, some agencies would not be able to deliver their
services at all. The flow on effect of this is immeasurable.
Further, in the 2014 Going Home Staying Home (GHSH) reforms
of homelessness funding, FACS dictated the properties to be
nominated for preferred homelessness providers, without an
understanding of local needs. For Pacific Link, the portfolio
management restrictions resulted in poor utilisation outcomes
e.g. two bedroom, wheelchair modified villa – allocated to
youth; three bedroom houses – allocated to youth.

1.7 Addressing portfolio management
restrictions
Community housing funding models have emerged over many
years. Housing providers typically have to operate their portfolios
on a strictly segmented basis, with particular properties only being
made available to applicants meeting specific needs-based criteria.
This reduced operational flexibility and prevents local providers
matching supply and demand.

Resolving the transitional housing lease issues and removing
Government’s control of the nomination restrictions to local
providers would result in better outcomes for tenants and better
asset utilisation for Government.

Pacific Link has been successful in securing additional
accommodation and support funding, however, it has not always
been possible to take advantage of these opportunities due to
contractual conditions and restrictions on asset usage.

Recommendation 06: Policy settings must allow community
housing providers to run a ‘portfolio’ approach, with greater
flexibility on the use of individual properties (subject to meeting
eligibility guidelines).

Many of our support partner agencies have additional funding
to assist vulnerable or homeless clients into supported transitional
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Pillar 2 Making the System Fair
The social housing system needs to work in a more coordinated way across the public
and community housing sectors to provide consistency in management of landlord/
tenant relationships. Government’s housing benefit payments should be captured for
their intended purpose by housing providers and the principle of mutual obligation
applied for tenancy behaviour and responsibilities.

2.1 Parity across the social housing system
From the early 1980s with the establishment of the Community
Tenancy Scheme in NSW, community housing has been seen
as ancillary to core social housing which has been delivered by
Government. Despite the sector now managing around 20% of
NSW social housing system, this approach remains.

Recommendation 07: Implement changes to the privacy
legislation to allow community housing providers the same
level of access to tenant rent assistance funding and data on
Housing Pathways as FACS/Housing NSW. New initiatives are
needed to reduce tenant fraud and anti-social behaviour, and
these should be consistent across the social housing system.

In Britain, social housing reform since the early 1980s has led to a
split of social housing between community (housing) associations
with 50%, arm’s length management companies with 25% and
public housing agencies with 25%. All types of British social
housing landlords are related in the same way, with the same

2.2 Tenant rights and obligations
Since 2011 there has been a tightening of the terms and conditions
of public housing in NSW. These changes include:

outcomes available to tenants.7
Data access
The single waiting list and common eligibility requirements
across both NSW public and community housing are now
well established principles. However, there are a number of
administrative areas where consistency does not apply:
•
•

Community housing providers cannot direct debit rent
payments from Centrelink income.
Only FACS/Housing NSW staff can view and update tenant
histories on the Housing Pathways system, including income
and arrears data.

Pacific Link’s experience is that many of our tenancy tribunal
applications for termination arise from non-payment of rent. If
direct debit of rent from benefits were implemented, many more
tenancies would be sustainable and valuable Federal Government
rent assistance would be captured for its intended purpose.
If community housing providers were able to use the above
improvements it would improve operating efficiencies, reduce
tenant fraud and arrears and make the system fairer. We need to
avoid situations where tenants can take advantage of the social
housing system by avoiding their responsibilities.
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•
•
•

Greater scrutiny of tenant income and household configuration
to ensure the correct level of rent is paid.
The Vacant Bedroom Charge, which seeks to reduce underoccupancy.
Changes to succession policies, moving away from social
housing being seen as an inter-generational family right.

These changes are in addition to previously introduced fixed term
tenancies for new public housing contracts. This has not been a
successful policy as we understand no public housing tenants have
been evicted at the end of their lease as they remain eligible for
social housing.
It is important to note that not all the above changes apply to
community housing as well as to public housing. This is unfair
on tenants, and sends mixed messages to applicants as to their
obligations.
Under-utilisation
The Vacant Bedroom Charge mentioned above is not available
to community housing providers as a mechanism to address
under-occupancy.
Pacific Link’s data shows we currently have around 80 of our threebedroom properties (22%) occupied by a single resident, as we
have limited alternatives to offer. This is also a consequence of the
nomination restrictions discussed in Section 1.7.

Having the option to apply the Vacant Bedroom Charge may assist
in better utilisation, however, the bigger issue of supply of one
and two-bedroom housing must also be addressed (refer Section
3.4). Without additional affordable housing options, it is hard to
encourage tenants to transition from social housing.
Mutual Obligation
In states such as Queensland and Victoria there has been moves
towards policies that enforce appropriate behaviour, including a
‘three strikes’ policy.8
Community housing providers see workplace health and safety as
a key issue and seek support in enforcing no tolerance of anti-social
behaviour by tenants to protect our dedicated employees.
Pacific Link supports tougher action on tenant lease breaches,
including the three strikes policy. Our philosophy is that, while
provision of safe, secure housing is a basic human right, tenants
should respect the privilege that comes with the allocation of a
scarce public resource.
Recommendation 08: Ensure that the basic rights,
responsibilities and rules for tenants are consistent across
the NSW social housing system, and the principle of mutual
obligation is applied. Policy principles should establish a level
playing field between the public and community housing
sectors, building on the single waiting list and common
eligibility reforms.

7

Housing Action Network research

8

http://www.qld.gov.au/housing/public-community-housing/tenant-behaviour/
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Pillar 3 Moving to a
Sustainable System
Significant structural reforms are needed to upgrade the delivery of social housing tenancy
management in NSW and make the system more sustainable. Community housing providers
are innovative, and capable of providing cost effective approaches that give excellent
outcomes. Government needs to provide a clear strategy for the sector over the medium
term, and to develop a simplified outcomes-focussed funding approach.

3.1 Growing the community housing sector
A clear aim of the new Social Housing Policy should be to outline
what the respective roles will be of the public, private and not-forprofit sectors in delivery of social housing in NSW.
Although all social housing landlords face similar issues, there are
a number of benefits that can be achieved through the use of
community housing providers:
•

Community housing providers access to CRA provides a clear
financial advantage to the sector. For Pacific Link tenants, CRA
can make a difference of around $70 per week per property.9
While there is a CRA policy risk with the current reviews by
the Commonwealth, we anticipate CRA will continue to be
made available.
Community housing costs are typically lower, especially salary
and maintenance costs.
There are taxation benefits, particularly with GST registration
and income tax-exempt charitable status.
Community housing providers can harness both philanthropic
and private finance funds, unlike the public sector. Pacific Link
sees policy that enables leverage as the key to increasing social
and affordable housing supply. This can be achieved without
transfer of public assets,

•
•
•

•

Private sector disciplines can be introduced. Pacific Link
is a good example, an organisation led by a board and
management team who have all worked in the commercial
sector. This ‘social enterprise’ model contrasts with the
bureaucratic and reactive approach often seen in the
public sector.

Most Australian states are expanding community housing, with
Queensland aiming for 90% social housing in the sector. Tasmania
has already achieved 35%, and South Australian transfers are
currently in progress.10 Most developed countries have followed a
similar path, most recently New Zealand which aims for 20% in the
community housing sector.11
9

http://www.humanservices.gov.au/customer/services/centrelink/rent-assistance
AHURI Research & Policy Bulletin February 2015  Public stock transfers to community

10
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NSW Government needs to signal how large a proportion of the
social housing system is run by community housing providers. The
figure of 35% was agreed by Housing Ministers in 2009. The sector
also needs clarity on which general strategic direction to follow to
best achieve the Government’s policy objectives, including:
•
•
•

Tenancy management at scale,
Tenancy management and delivery of additional affordable
housing, and
Housing management and place making.

Once a strategy is established, agreed targets should be set for
Tier One providers. For example, for the number of new affordable
dwellings supplied or broader measures such as Social Return on
Investment. Organisations such as Pacific Link have a proven track
record over a number of years showing how these goals can be
achieved.
Recommendation 09: The new Social Housing Policy must
contain medium and long term targets for the transfer of longterm management rights (not assets) to the community housing
sector. At a minimum the 2009 commitment of 35% of housing
managed (not owned) by the community sector should be
immediately implemented, and a longer term target of 50% set.

Box 6: Long term lease arrangements
Critical infrastructure projects in Australia and projects
on Crown land typically grant 99 year leases to service
providers to allow a reasonable period for generation of
commercial financial returns and provide certainty for
financing institutions.
UK practice for infrastructure projects and affordable
housing developments on government land is to grant
minimum 50 year leases, although 99 to 125 year leases
are more typical. Leases of 999 years have been granted in
some cases.

3.2 Long-term management rights and leveraging
We recommend the most straightforward way to help improve the
long term financial sustainability of the NSW social housing system
would be through a program of allocating long-term management
rights. This would involve Government retaining asset ownership,
but with outplacing control to community housing providers
through long-term leases instead of the current 3 year leases.
Non-government debt can be more easily and cheaply secured
on long-term leases allowing providers access to funds for
development of new housing supply. Importantly, public housing
assets do not need to be transferred from government ownership
to achieve this.

There is growing interest within the banking sector of
opportunities for lending to community housing providers.
Westpac has allocated $2 billion funding,12 however, to be
accessed, this will need greater security than the current
short term leases from State Government.

Like other managers of Government critical infrastructure,
community housing providers require long-term leases that
provide certainty from which we can build capacity, enhance
collateral to raise private finance and build new social and
affordable housing. Pacific Link’s view is that social housing be
managed by Government similarly to other key infrastructure such
as airports, tunnels and toll-roads where long-term partnerships
are currently operating (see Box 6).

•

As NSW Government is looking to reduce debt, the best way to
raise funds for new social and affordable rental housing is for debtraising to be undertaken off the Government’s balance sheet.
Pacific Link supports the establishment of cross-sector partnerships
to raise bank loans which will be repaid from future net cashflows.
For this to happen there needs to be broad agreement on vision,
strategy and funding at all levels of government.

Long-term leasing allows assets to be retained on the State’s
balance sheet, reducing concerns about a credit rating downgrade.
However, unlike earlier transfer approaches used in NSW, the new
approach would include clear leveraging and new build targets
that the recipient community housing provider needs to meet.
Long-term leasing would achieve the following:

•
•

address the unsustainability of the public housing system
identified by the NSW Auditor General, benefitting State
finances by outsourcing maintenance cost obligations on the
ageing public housing stock;
allow for non-government debt to be raised, and
access CRA at scale to increase surpluses that can be reinvested
in new housing stock.

Recommendation 10: Like other organisations managing
critical infrastructure on behalf of Government, community
housing providers require long-term management rights that
provide certainty from which we can build capacity, enhance
collateral to raise private finance and build new social and
affordable housing. The current policy of 3 year leases from
Housing the best option for a sustainable and financially supportable housing
system
11
http://www.beehive.govt.nz/release/new-era-social-housing-after-bill-passes
12
http://www.westpac.com.au/about-westpac/sustainability-and-community/
news-stories/news/12-nov14-affordable-housing-sector
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Box 7: Pacific Link
strengthening Central Coast
neighbourhoods
Following FACS/Housing NSW approval
for transfer of management to Pacific
Link, we have now largely completed
the regeneration of the Dunbar Way
public housing estate, North Gosford.
To address the problems of crime, antisocial behaviour and declining social
cohesion we have invested $500,000
of our own funds in a whole-of-place
project.

•

•

•

We are leading the following initiatives:
•

•

Forming a strong partnership with
key stakeholders: NSW Government,
Gosford City Council, Coast Shelter,
the police and other stakeholders.
Investing in Estate improvement
measures such as improved lighting,

•

security through a CCTV system,
garbage collection point, a park and
a children’s playground.
Investing in improving the
appearance of properties and
gardens on the Estate though
repairs, painting and landscaping.
Partnership with a local business
who provided their team as
volunteers to assist with the garden’s
overhaul.
Upgrading the Community Centre
and promoting its expansion,
through working with service
provision partners to offer life skills
programs and assisting tenants to
find work or training.
Promoting new projects such as
a garden equipment scheme to
improve social cohesion on the site.

Government must be extended to long term leases to optimise
leveraging opportunities and allow for re-investment of
operating surpluses into new housing stock. Government needs
to formulate policy on alternative funding approaches that
access wider capital markets, including fund management
institutions and the Future Fund. Targets should be agreed that
ensure new stock is delivered through leveraging, by
transferring control of the asset to community housing
providers, whilst Government retains ownership.
3.3	Regional focus for allocations
The optimum recommended approach for allocating long-term
leases is the model used in Tasmania, South Australia and Victoria
where packages are transferred in discrete neighbourhoods. The
NSW program could focus on the 100 ‘large estates’. These would
be through arrangements similar to Pacific Link’s award-winning
work at Dunbar Way, though on a larger scale (see Box 7).
Allocations of long-term leases would be on the basis that the
recipient community housing provider meets the maintenance
backlog, improves tenant engagement, and provides access to
community facilities.
Estate transformation would be financed through community
housing providers raising non-government debt funded by CRA
receipts from additional tenants.
However, to ensure full benefits there will need to be significant
reductions in the ‘head office’ role of FACS-Housing NSW as more
of the portfolio transfers to the community housing sector.
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•

Re-establishing the tenant
management group to generate to
engage grass roots commitment
and feedback on the overall project,
and ensure sustainable, successful
outcomes.

Our approach follows international best
practice and is a pioneering project for
Australia as it is based on a small area,
and is led by a community housing
provider. In line with our ethos of
obtaining evidence-based research to
inform our decision-making, PLH has
commissioned a study from University
of Western Sydney to evaluate the
outcomes of the project, including
analysis of crime statistics provided
by police.

Outsourcing contracts of this type are ideal for non-metropolitan
areas where housing providers, such as Pacific Link, already have
local infrastructure through experienced employees, offices and
networks. As with earlier transfers in the west of NSW, in areas such
as Broken Hill, the local Housing NSW office could be closed. This
will not just save money for Housing NSW, but also reduce the
overall cost of regional social housing delivery.
The Central Coast’s housing profile is similar to Logan in South East
Queensland where a major management outsourcing contract is in
progress (see Box 8).13
Tenancy management outsourcing contracts on the Central Coast
could contain targets to increase affordable housing. This would
help Government meet regional supply targets.
Recommendation 11: To achieve cost savings for Government,
management transfers to the community housing sector
require regional focus that eliminates duplication within the
public housing sector.
3.4	Innovative housing types
The Central Coast is a region where the population is growing
rapidly. This is increasing pressure on local housing markets (both
for sale and rental), with lower income and disadvantaged groups
particularly vulnerable. There is already an acute shortage of homes
for households with low incomes and without action this situation
can be expected to worsen.

13
http://www.hpw.qld.gov.au/Housing/SocialHousing/TransferInitiatives/Pages/
Logan-Renewal-Initiative.aspx

Box 8: Logan management outsourcing
• Queensland Government are outsourcing 4,700 social
housing tenancies by June 2015 to the community
housing sector in an growth area between Brisbane
and the Gold Coast.
• Around 1,000 of the existing social housing units will be
replaced by 1,600 new community housing dwellings.
• An additional 1,000 new homes will be made available
for affordable rent or sale.

Much of the limited stock of more affordable homes in the
Central Coast is not well located for lower income households.
Older stock, including much social housing, was often built in
areas where employment opportunities have declined. Most new
housing is being built in areas with few facilities and limited public
transport access.

3.5 Stimulating growth opportunities
Options for allocating long-term management rights to encourage
leveraging have been detailed in Section 3.1 of this Submission.
However, there are additional options that can supplement
that strategy:
•

Pacific Link is already working on projects that can help deliver
NSW Government’s housing goals. There is scope for all these
to be rolled-out at volume:
•

•

We have put to Government a proposal for constructing
secondary dwellings (granny flats) on existing social housing
plots (see Box 9). Our modelling confirms we can deliver 100
new affordable rental homes for every 200 social housing units
transferred to Pacific Link through long-term lease. This project
is ‘shovel-ready’ and awaiting approval.
In partnership with Evolve Housing we are developing ‘new
generation’ boarding houses (see Box 10). These are modest
in cost, yet deliver much needed small and affordable rental
homes for lower income residents.

Building new smaller properties in a neighbourhood allows
households who currently under-occupy their property, or
require a modified property due to mobility issues, to move to
more suitable accommodation without losing their local ties with
their community. Hence our two projects address social housing
shortages, reduce under-occupancy and enable more people to
‘age in place’.
Recommendation 12: Allow flexibility in policy to ensure social
and affordable housing supply is targeted to need. Demand
is highest for one and two bedroom housing on the Central
Coast. Pacific Link have an innovative “shovel-ready” plan to
build secondary dwellings (“granny flats”) on the rear of large
housing blocks at no cost to Government and with no transfer
of public assets. (See separate document lodged with this
submission). Alternative property types will allow transitions
along the housing continuum, and help address social housing
under-occupancy.

•

Selected older public housing properties could be sold to
community housing providers at their unimproved value with
deferred sales consideration. Providers would undertake smallscale redevelopment, with selected market sales raising funds
to repay purchase consideration. This is an approach proposed
in 2015 in New Zealand. A recent example on the Central Coast
was the Housing NSW re-development of two older houses
and adjacent vacant land at Glennie Street, North Gosford into
18 new one and two bedroom townhouses.
Identified non-housing land sites currently owned by
State Government or local councils could be transferred to
community housing providers for mixed tenure housing
developments. An example of this is taking place in Victoria
where greater use is being made of surplus rail corridor land.

These types of development are of modest scale, and within the
capacity of Tier One community housing providers such as Pacific
Link. They can help regenerate problem social housing sites, and
provide mixed tenure communities.
Pacific Link has an extensive list on the Central Coast of properties
that are suitable for development or redevelopment. We have
recently acquired a site in Woy Woy that had been on the market
as vacant land for 21 years. There is also Mitre 10 site at Gosford
owned by the Land and Housing Corporation that remains vacant.
Recommendation 13: Require all levels of Government to
identify surplus public land and arrange long term leasing
for social and affordable housing developments, delivered in
partnerships between community housing providers, private
developers, funding bodies and Government.
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Box 9: Secondary Dwellings 2+1
Proposal
PLH has submitted a project proposal
under the Premier’s Innovation Initiative
known as 2+1.
PLH will spend $11million to build
100 new homes on the Central Coast.
To achieve this, PLH requires the
management rights transfer of 200 FACSHousing NSW public housing dwellings
in Gosford and Wyong LGAs. The
additional operating surplus generated
on 200 transferred properties and 100
new builds will service PLH’s debt for
construction. Around 30% leverage has
been modelled for the project.
The new builds are secondary dwellings
(“granny flats”) – 75% as two-bedroom
and 25% as one-bedroom. Secondary
dwellings provide smaller housing units
at under a third the cost of conventional
construction. The new dwellings can
allow social housing residents to move
from under-occupied larger properties,
freeing-up larger homes and allowing
better asset utilisation.
This project can be achieved with no
capital grant contribution or asset
transfer from Government – instead
through long-term leases (minimum 30
year leases are required for this project).
All properties (transfers and new builds)
would be retained as Governmentowned social housing.

PLH will collaborate with local councils
to determine the best-suited sites importantly, dwellings will be located
on a ‘salt-and-pepper’ approach rather
than through an estate-based model.
To ensure regional development,
PLH will engage regionally-based
building contractors with whom a
youth employment program will be
implemented. While this is proposed
as a pilot project for the Central Coast,
this model would have widespread
application to the entire regional NSW
social housing portfolio.
OBJECTIVES & OUTCOMES
• Increase number of social housing
properties in Central Coast region.
• Reduce numbers on NSW social
housing waitlist.
• Innovate through new finance model
with no State Government funding.
• Build alternative affordable long term
housing models.
• Optimise new housing supply to
meet demand needs.
• Minimise under-utilisation wastage
of scarce housing resources through
vacant bedrooms.
• Build on capacity of local provider
with strong linkages to support
services.
• Keep tenants in their own
communities for longer.

3.6 Alternative ways to grow affordable housing
Housing affordability is and will continue to be a crucial issue across
NSW. This is an issue we observe at first hand, in the Lower Hunter
and particularly on the Central Coast. It is not simply a matter that
can be addressed by increasing housing supply through new land
releases although this is an important element of the solution.
Delivering additional affordable housing for rent or for sale will
help address the issues around the housing continuum described
in Section 1 of this Submission. It will provide alternatives for
people to transition to social housing, and reduce the upward
pressure on the social housing waiting list.
Using the planning system
One option to deliver more affordable housing for rent or sale is
to allow private developers to make voluntary affordable housing
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•

De-concentrate social housing –
‘salt-and-pepper’ dwelling
throughout region.

BENEFITS
• Additional 100 properties built to
address region’s waitlist for social
housing.
• $11m injected into local economy.
• Employment opportunities created.
• Addresses unmet demand for aged,
disability and youth housing.
• Additional housing supplied other
than through estate-based approach.
• No additional infrastructure costs
incurred as project uses existing land
already owned and used by HNSW
and PLH.
• No capital funding required from
State Government – fully funded by
PLH.
• Project financed through incremental
operating surplus generated by
PLH and use of Commonwealth
Government CRA.
• Government retains ownership of all
assets (transfers and new builds).
More details are provided in the
Prospectus accompanying this
Submission.

contributions in exchange for planning incentives such
as increases in density or height. The problem is that this would
not be mandatory, and might not be taken-up by developers in
the region.
We therefore recommend affordable housing levies should be
permitted under inclusionary zoning mechanisms. These are
common in many parts of Australia and overseas in Britain and the
United States.
By way of a NSW example, the City of Sydney’s affordable housing
levy in Green Square has resulted in 100 affordable rental housing
units built and managed by the community housing sector.14 The
program target is 330 affordable rental housing units. A similar
program in Ultimo and Pyrmont resulted in over 400 similar
dwellings and the program target is 600 apartments.

South Australia has a planning scheme which could act as
a model for NSW. New developments over a certain size are
required to deliver 15% affordable housing, of which 10% is
affordable housing sales targeted at eligible buyers and 5%
long term social rental housing.
Introducing inclusionary zoning would be a cost effective
way of maximising affordable housing outcomes. The role
of community housing providers could be to manage the
new housing, as currently occurs in Waverley LGA. Tier
One providers such as Pacific Link could also partner on
affordable housing development projects.
Recommendation 14: Make greater use of the NSW
planning system to deliver increased numbers of
affordable homes for rent or sale. Inclusionary zoning
policies that require minimum affordable housing
components in developments must be adopted.

Box 10: Boarding House studio apartments
In May 2014, Evolve Housing and Pacific Link Housing joined
forces to win a tender for a $7million FACS-Housing NSW grant
with an innovative partnership model to supply Boarding House
studio apartments. The joint venture is known as Evolve Pacific
Developments (EPD).
Three sites were identified, rigorously assessed for suitability
in meeting location and financial viability requirements and
targeted to deliver 82 units housing 92 residents. Tenure is
allocated as 44 units for social housing and 38 affordable
housing units, based on the proportion of the grant to total
project cost of 55%.
The sites are located in the Central Coast, Hunter and
Western Sydney.
To supplement the $7million grant, EPD will contribute
$2.25million equity and debt of $3.56million (28% leverage on
project cost, 82% on grant funding) bringing a total project
outlay of $12.81million.

http://www.cityofsydney.nsw.gov.au/__data/assets/pdf_file/0014/133160/
GreenSquareAffordableHousingProgram.pdf
15
https://www.sa.gov.au/topics/housing-property-and-land/industryprofessionals/planning-professionals/developer-responsibilities-foraffordable-housing
14
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Conclusion

Many governments in Australia, along with most OECD countries,
are progressively moving social housing management to the notfor-profit sector.
Addressing the Pillar 3 question of sustainability must have primary
focus. Tier One nationally regulated community housing providers
such as Pacific Link can partner with Government and the private
sector to deliver the key priorities:
•
•

Increased financial efficiency in asset management through
reduced costs and increased surpluses, and
Increased supply of social housing through private sector
leverage.

Our cashflows are strong given the taxation and income benefits
we have compared to the public sector. We also bring local
connections, business expertise, innovative thinking and strong
partnerships with support organisations.
We need clear leadership from State Government on the role of
community housing in the medium and long term. Like other
managers of critical infrastructure on behalf of Government,
community housing providers require long-term management
rights that provide certainty from which we can build capacity,
enhance collateral to raise private finance and build new social
and affordable housing.
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