North Coast
25%

71%

4%

Figure 17: Housing tenure across NSW, 201677
NSW Regions
New England
North West
28%

67%

5%

Far West
25%

7%

68%

Central West
and Orana
25%

5%

Hunter
24%

71%

5%

70%

Riverina Murray
27%

Owned
Rented (Private)

Central Coast

69%

4%

24%

3%

72%

Illawarra-Shoalhaven

South East and
Tablelands
22%

4%

22%

71%

7%

74%

Rented (Social)

Greater Sydney Districts

Owned
Rented (Private)
Rented (Social)

North District
Central City
District
29%

29%

2%

69%

65%

6%

Eastern City
District
Western City
District
24%

6%

44%

5%

South District

70%
26%

6%

68%

Greater Sydney Districts

KEY

Owned
Rented (Private)
Rented (Social)

77 Australian Bureau of Statistics (2016), Australian Census of Population and Housing, DPIE analysis
North District
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Central City
District
6%

29%
65%

2%

69%

53

51%

Theme 3

Housing with improved affordability and stability

UNDERSTANDING HOUSING:

WHAT IS
HOUSING STRESS?
This Discussion Paper defines housing stress
as occurring when a household has an
income in the bottom 40 per cent of either
Greater Sydney’s or regional NSW’s income
distribution and is paying more than 30 per
cent of its income in housing costs.

What we should respond to
Falling home ownership
Housing prices have risen faster than incomes
over the last few decades due to lower income
growth, population growth, the undersupply of
housing and investor demand. 80
Looking across various house price points
relative to incomes, the price to income ratio for
NSW is now double what it was in 1980. Housing
in Greater Sydney is expensive compared to
other global cities (relative to income).81

UNDERSTANDING HOUSING:

WHAT IS THE CHALLENGE
FOR FIRST HOME BUYERS?

Housing prices

High property prices, competitive
markets and comparatively lower income
growth make it more difficult for first
home buyers to get their foot on the
housing ladder. Research tells us that
first home buyers need 5.7 years to save
20 per cent of their gross income for a
deposit in NSW overall and 8.4 years in
Greater Sydney.78
While it might be easier for people
to afford to buy in regional NSW,
unemployment rates are higher, and
wages are generally lower, impacting the
ability to meet repayments. First home
buyers face tightening credit standards
and competition from investors due
to tax settings and wider economic
conditions. Owner-occupiers made up
80 per cent of lending for housing in the
early 90s; by the peak of the boom in
2015, this fell to about 40 per cent.79

78 Bankwest (2017) First Home Buyer Deposit Reports. (no
longer publicly available)
79 Australian Bureau of Statistics (2019), Housing Finance,
Australia, November 2018,
https://www.abs.gov.au/ausstats/abs@.nsf/mf/5609.0
80 Australian Bureau of Statistics, (2019), Housing Finance,
Australia, November 2018,
https://www.abs.gov.au/ausstats/abs@.nsf/mf/5609.0
81 Ibid
82 Corelogic (2019), Home Property Value Indices, DPIE analysis
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nearly
doubled

in Greater Sydney between
2012 and 201782

Home ownership rates are dropping in NSW,
particularly in Greater Sydney and among
younger people.

Between 2002 and 2014, the proportion
of Greater Sydney residents aged 18 to 40
who own their home fell from

29 to 20
per cent
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Among other groups:
• The rates of home ownership among people
aged over 55 who own their homes outright
has dropped from 77 per cent in 1995–96 to
58 per cent in 2017–18. 83
• Home ownership is also lower among
Aboriginal households compared to
non‑Aboriginal households in NSW
(44 per cent, compared to 68 per cent). 84
While many Aboriginal people have home
ownership aspirations, intergenerational
disadvantage and dispossession of land
creates barriers. Many Aboriginal people
trying to leave social housing and move
into private rental or affordable housing
face additional challenges and prejudices in
these markets.

SNAPSHOT:

WHAT IS RENT TO BUY?

SNAPSHOT:

HOW CAN WE SUPPORT
COUNCILS TO DEVELOP
THEIR LAND?
Councils often own land in their LGAs.
Some have indicated an interest in
providing affordable rental housing on
their own land.
The NSW Housing Strategy offers the
opportunity for councils to further
develop affordable housing projects on
council-owned land. This could include
innovative housing models such as
co-living, community land trusts and
housing cooperatives. The NSW Housing
Strategy could consider capacity
building, partnership brokerage or
planning assistance to drive this process.

Rent to Buy seeks to support home
ownership, through helping tenants to save
a deposit. This can take a variety of forms,
such as arrangements where buyers ‘lock
in’ a sale price for the rental home they
are living in for a contract period, while
they accrue equity needed to secure a
home loan.
Other approaches leverage the benefits of
co-living facilities (such as a private studio
with communal services and spaces), where
extended leases (e.g. three to five years)
and partnerships with financial institutions
allow people to save for a home while living
near work and lifestyle areas. A portion
of the rent ‘saved’ can form the deposit
and the buyer’s rental history and savings
history can assist in securing a mortgage.
Shared equity is another model supporting
first home buyers. The buyer purchases a
proportion of a property, with an equity
partner investing in the reminder of the
loan, recouped at sale or refinancing.

83 Australian Bureau of Statistics (1997, 2019), Survey of Income and Housing
84 Australian Bureau of Statistics (2016), Australian Census of Population and Housing, DPIE analysis
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UNDERSTANDING HOUSING:

IS HOME OWNERSHIP
VIABLE FOR LOWER INCOME EARNERS?
Owning a home is challenging for lower income earners in terms of amassing a deposit
(Table 4) and servicing a mortgage (Table 5). 85 Deposit requirements and mortgage
repayments are comparatively achievable for moderate-income earners (though still
within unaffordable ranges). Home ownership is virtually out of reach for all low and very
low‑income earners.
Table 4: Years to save a 20% deposit by saving 20% of household income per year on
the average priced home
Income group

Years
Greater Sydney

Regional NSW

Very low

22

13

Low

14

8

Moderate

9

5

Table 5: Share of gross income needed to service a ‘typical’ mortgage
Income group

Indicative household income
(annual)

Proportion of income required to
pay off a ‘typical’ mortgage
(on 4% interest rate, 25 year loan, 20% deposit,
average priced home)

Greater Sydney

Regional NSW

Greater Sydney

Regional NSW

Very low

$48,200

$40.900

112%

66%

Low

$77,100

$65,500

70%

41%

Moderate

$115,700

$98,200

47%

27%

85 DPIE calculations, based on household incomes defined in NSW Department of Communities & Justice (2019), NSW Affordable
Housing Ministerial Guidelines 2019–20, https://www.facs.nsw.gov.au/download?file=332789

56

A Housing Strategy for NSW – Discussion Paper

The rise of renting

The average Australian
homeowner debt rose from

$169,201 to
$336,586
between 2002
and 201486

Larger and longer household debt
Households that do own their home take on
higher household debts. In 2020, historically
low interest rates mean lower mortgage costs,
and mortgage stress is lower for moderate and
high-income owners. However, if interest rates
increase, mortgage affordability may change.
With larger mortgage debt, households of all
incomes take longer to pay off their home.
More people are reaching retirement age
with a mortgage. In 2016, 19 per cent of over
55-year-olds had a mortgage. The debt to
income ratio of these households tripled to
211 per cent between 1987 and 2015. 87 Older
people with a mortgage may be vulnerable to
mortgage stress and or may be required to
remain in work for longer.

The proportion of renting households in
NSW increased from 25 to 28 per cent
in the 10 years to 2016. This was slightly
more pronounced in Greater Sydney. 88
This may be due to delayed or falling home
ownership rates.
People do not always rent out of necessity –
one study found around two fifths of Greater
Sydney renters do so by choice. 89 Renting can
offer flexibility in location, the ability to easily
relocate, and the choice to invest in a more
diverse asset portfolio.
One study found that in the five years to
2018, nearly half of Greater Sydney renters
experienced at least one involuntary move.90
Coupled with unanticipated moving costs
and the need to provide upfront rental
bonds, this can be a stressful and disruptive
rental experience.
The dominance of small-scale investors in NSW
who own rental housing contributes to this
rental instability, as owners can end tenancies
quickly, may neglect necessary repairs and
contribute to landlord-tenant conflicts. While
some households, regardless of income,
prefer not to have a formal lease, as many as
one in seven low-income renter households
in Australia do not have one.91 Further, the
number of new bonds lodged by low-income
households reduced between 2006 and 2017.92
This lack of stability can increase pressure on
social housing and negatively impact personal
and community wellbeing.

86 Grattan Institute (2018) Housing Affordability Re-imaging the Australia Dream,
https://grattan.edu.au/wp-content/uploads/2018/03/901-Housing-affordability.pdf
87 AHURI, Mortgage stress and precarious home ownership: implications for older Australians, 2019,
https://www.ahuri.edu.au/_ _data/assets/pdf_file/0025/44953/AHURI-Final-Report-319-Mortgage-stress-and-precarioushome-ownership-implications-for-older-Australians.pdf
88 Australian Bureau of Statistics (2016) Australian Census of Population and Housing, DPIE analysis
89 SMPR analysis for NSW Government, unpublished
90 Ibid
91 Productivity Commission (2019), Vulnerable Private Renters: Evidence and Options,
https://www.pc.gov.au/research/completed/renters/private-renters.pdf
92 NSW Department of Communities & Justice (2016), NSW Local Government Housing Kit,
https://www.facs.nsw.gov.au/resources/nsw-local-government-housing-kit
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SNAPSHOT:

UNDERSTANDING HOUSING:

WHAT IS THE
PURPOSE-BUILT
STUDENT RENTAL HOUSING?

WHAT WERE THE RECENT
REFORMS FOR TENANTS?

The growing purpose-built student
accommodation sector, particularly
in Greater Sydney, often adopts a
room‑based rental approach and uses
NSW Government boarding house
provisions. This in part responds to the
growing number of international students
who can only work 20 hours a week
during university semesters, impacting
their capacity to afford housing.
International students make a significant
contribution to the NSW economy. The
international education sector is the chief
export service sector in NSW, earning
$12.18 billion in export income in 2017–18
for the state.93

Recent reforms to the Residential
Tenancies Act 2010 strengthen
tenants’ rights while ensuring
landlords can effectively manage their
rental properties:
• Rent increases are limited to once
every 12 months for periodic leases
and the kind of minor changes a
tenant can make to their home has
been clarified.
• The standard form tenancy
agreement now encourages landlords
and tenants to consider longer
term leases.
• It is easier for a tenant to end their
tenancy immediately, without penalty,
if they or their dependent child
are in circumstances of domestic
violence. Victims can also more easily
find new housing by restricting the
information that can be displayed
on a tenancy database. These new
laws acknowledge the central role of
housing for victims in stabilising their
own and their children’s lives and
reconnecting with the community.
• The reforms introduced seven
minimum standards that a rented
property must meet to be fit to live in
and give NSW Fair Trading the power
to investigate and issue rectifications.

93 NSW Department of Industry (2019) Study NSW International Education Strategy,
http://www.study.sydney/_ _data/assets/pdf_file/0003/214959/2019-20-Study-NSW-International-Education-Strategy.pdf
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36%
and 37%

The proportions of privately renting
households in Greater Sydney and
regional NSW respectively that were
lower income earning households
in rental stress in 201694

Rental stress
In Greater Sydney, private rental stress is
highest in the Western (47 per cent) and
Southern (45 per cent) districts. In regional
NSW it is highest in the North Coast (43 per
cent) and Illawarra-Shoalhaven (37 per cent)
regions. Rental stress is highest among single
parents and single-person households.94
The cost of renting in Greater Sydney is high
compared to other cities in Australia: rent for
a two-bedroom unit costs nearly 30 per cent
more in Greater Sydney than in Melbourne and
Brisbane, and nearly double that of Adelaide.95
Rent is remaining relatively stable, due to high
vacancy rates (3.5 per cent in the first half of
2019) owing to the greater supply of rental
housing in recent years.96 Regional NSW has
not seen the same increase in supply, and
vacancy rates are lower, averaging 1.7 per cent,
for instance, in the Hunter in the same period.97
Rental affordability is a challenge for lower
income earners, and most significantly for
very-low and low-income earners. This
includes young people and key workers – the
94
95
96
97
98
99

people who work in essential services such
as emergency or health services – as well
as older tenants on the Age Pension or who
rely on inadequate superannuation. As the
proportion of lower income earners renting
in Greater Sydney increases and the stock
of low-cost rental housing decreases due to
redevelopment, gentrification and renovation,
there will be a shortage of affordable rental
properties for low-income households.
The deficit of private rental housing that is
affordable and available to renters earning
an income in the lowest quartile increased by
26 per cent to 56,000 in the 10 years to 2016.98
Only one in ten rental properties in NSW are
affordable for very-low income households
and less than one in three are affordable
for low‑income households.99 Affordability
is marginally better for moderate-income
earners, who can afford 69 per cent of rental
stock; however, a proportion remain at risk
of rental stress. Rental affordability in each
location also reflects the types of dwellings
available, relative to what people seek. This
is highlighted in Figure 18 which shows
considerable affordability constraints for
low and very-low income groups along the
east coast.
UNDERSTANDING HOUSING:

WHAT IS AFFORDABLE
RENTAL HOUSING?
Affordable rental housing is a housing
product for households earning very low,
low and moderate incomes. It is distinct from
‘housing affordability’ which more generally
refers to the ability of a household to afford
the cost of housing. Affordable housing is
delivered by councils and industry through a
range of incentives and planning policies.

Australian Bureau of Statistics (2016), Australian Census of Population and Housing, DPIE analysis
Corelogic (2019), Rental Indices, DPIE analysis
Real Estate Institute of Australia (2019), Real Estate Market Facts
Real Estate Institute of New South Wales (2019) Vacancy Rate Survey Results
AHURI (2019) The supply of affordable private rental housing in Australian cities: short-term and longer-term changes,
https://www.ahuri.edu.au/research/final-reports/32
NSW Department of Communities & Justice (2016), NSW Local Government Housing Kit,
https://www.facs.nsw.gov.au/resources/nsw-local-government-housing-kit 3
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Figure 18: Percentage of income spent on rent by income level, for rental properties offered at
the lowest rents (bottom 25%)
Moderate-income earner

Low-income earner

Hawkesbury

Hawkesbury

The Hills
Shire

Hornsby

Northern
Beaches

Blue
Mountains

The Hills
Shire

Hornsby

Blacktown

Blacktown
Ku-Ring-Gai

Ku-Ring-Gai

Parramatta

Parramatta
Ryde

Penrith
Cumberland
Fairfield
Liverpool

Northern
Beaches

Blue
Mountains

Willoughby

Ryde

Penrith

Lane Cove
Mosman
Hunters Hill North Sydney

Cumberland

Canada Bay

Fairfield

Woollahra
Strathfield
Waverley
Burwood
Sydney
Inner West
Randwick
Canterbury-Bankstown
Bayside

Liverpool

Georges River

Willoughby

Lane Cove
Mosman
Hunters Hill North Sydney
Canada Bay

Woollahra
Strathfield
Waverley
Burwood
Sydney
Inner West
Randwick
Canterbury-Bankstown
Bayside
Georges River

Camden

Camden

Wollondilly

Wollondilly

Campbelltown

Sutherland Shire

16% – 20%
21% – 25%
26% – 30%

Campbelltown

Sutherland Shire

9% – 15%
16% – 20%
21% – 30%
31% – 40%
No data

6% – 10%
11% – 15%
16% – 20%
21% – 30%
No data
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< 25%
26% – 30%
31% – 38%
> 38%
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Very-low income earner
Hawkesbury

The Hills
Shire

Hornsby

Northern
Beaches

Blue
Mountains
Blacktown
Ku-Ring-Gai
Parramatta
Ryde

Penrith
Cumberland
Fairfield
Liverpool

Willoughby

Lane Cove
Mosman
Hunters Hill North Sydney
Canada Bay

Woollahra
Strathfield
Waverley
Burwood
Sydney
Inner West
Randwick
Canterbury-Bankstown
Bayside
Georges River

Camden
Wollondilly

Campbelltown

Sutherland Shire

30% – 38%
39% – 50%
< 50%

14% – 25%
26% – 30%
31% – 50%
51% – 65%
No data
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Social housing

• About 20,000 Aboriginal families live in
social housing in NSW – about half are
housed by LAHC, more than 4,000 by the
AHO and more than 4,000 by Aboriginal
community housing providers.
• In 2018–19, the average length of tenure of
people and families living in public housing
was 11 years.

NSW has the largest social housing
system in Australia, with around

151,000
dwellings,
of which about 131,000 are
NSW Government-owned100

The NSW Government provides social housing
through the Land and Housing Corporation
(LAHC) and the Aboriginal Housing
Office (AHO). Mainstream and Aboriginal
community housing providers, and a small
number of private organisations, also provide
social housing.
Social housing has evolved from
supporting mostly working class families
to now supporting very-low income and
pension‑dependent households whose
long‑term housing needs are not being met
in private rental housing.101

Supply of social housing has not kept pace
with demand. For example, in the late 1990s
there were about 145,000 social housing
dwellings and there has been little increase
since, in a period when the State’s population
grew by approximately 27 per cent.102
Currently, about 4.1 per cent of the NSW
population lives in social housing, down from
4.8 per cent in 2006–07.103 Despite this drop,
more than 50,000 households remain on the
waitlist for NSW Government-owned social
housing; more than 4,000 of these are priority
applicants.104 Aboriginal and mainstream
community housing providers and many
Local Aboriginal Land Councils also have long
waiting lists.
About one in five social housing properties
is more than 50 years old, leading to
high maintenance costs.105 Older NSW
Government‑owned houses were built for
larger families, creating a mismatch between
the type and size of housing available and
what people on waiting lists need.

• Older people make up more than half of all
social housing tenants (as at June 2019) – in
public (63 per cent), community (56 per
cent) and Aboriginal housing (58 per cent).
	About one in seven applicants on the NSW
Government’s priority housing register are
over 65 with a severe medical condition
or disability.
100 Australian Government Productivity Commission (2020), Report on Government Services,
https://www.pc.gov.au/research/ongoing/report-on-government-services/2020/housing-and-homelessness/housing
101 NSW Land and Housing Corporation
102 NSW Auditor-General’s Report Performance Audit (2013), Making the Best Use of Public Housing: Housing NSW, NSW Land
and Housing Corporation, https://www.audit.nsw.gov.au/sites/default/files/pdf-downloads/2013_Jul_Report_Making_the_
Best_Use_of_Public_Housing.pdf
103 Australian Bureau of Statistics (2016), Australian Census of Population and Housing, DPIE analysis
104 NSW Land and Housing Corporation
105 NSW Department of Communities and Justice (2016), Future Directions for Social Housing,
https://www.facs.nsw.gov.au/about/reforms/future-directions/about-future-directions
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Homelessness
There was a 37 per cent increase in the
number of people experiencing homelessness
in 2016, from 2011.106 Homelessness refers not
just to those rough sleeping, but also those
living in improvised dwellings, in supported
accommodation for the homeless or staying
temporarily with other households.
Most of the increase in homelessness was in
Greater Sydney, where rates exceeded the rate
of population growth. This was largely due to
an increase in the number of people in ‘severely’
crowded dwellings. In regional areas, the
increase has been in people sleeping rough.
The number of people assisted by Specialist
Homelessness Services (SHS), a NSW
Government service, increased by 43 per
cent between 2013–14 and 2016–17.107 The
complexity of issues is increasing, meaning
that many people will require more than just
a shelter to help resolve their situation. This
may include, but is not limited to, support for
mental and physical health, substance use,
domestic and family violence, education,
employment or financial stress.
Homelessness solutions are important for
specific segments of the community:
• Aboriginal disadvantage and homelessness
are closely linked, with homelessness
increasing the social and economic
disadvantage that Aboriginal people face.
The NSW Homelessness Strategy
2018–2023 outlines that Aboriginal
people make up almost eight per cent of
the NSW homelessness population and
almost 30 per cent of people accessing
SHS. They are 14 times more likely to
experience homelessness.108 Seven in
10 Aboriginal people who experience
homelessness have a parent who
experienced homelessness at some point.

• The number of older people experiencing
homelessness and requiring acute housing
assistance is likely to grow. Women aged
65 and over account for the fastest
growing cohort of people experiencing
homelessness (after men aged 20–34)109
and often experience homelessness for the
first time in later life.
• People leaving institutional care are also
at risk of homelessness. For example,
16 per cent of inmates with a planned exit
from custody reported living in ‘unstable
accommodation’ prior to entering custody,
7.4 per cent of these were homeless.110
Evidence supports that a Housing First model
is effective when tackling homelessness,
particularly for people with complex needs.
Housing First seeks to offer affordable housing
to people experiencing homelessness as
quickly as possible, removing potential barriers
and providing the supports they need to
avoid returning to homelessness for as long
as supports are needed. Some homelessness
initiatives in NSW are inspired by this model
and attempt to replicate it where possible.
Accommodation may include crisis or
emergency accommodation in shelters, or
temporary accommodation such as group
homes and boarding houses in combination
with SHS where appropriate.

106 NSW Department of Communities and Justice (2018), NSW Homelessness Strategy 2018–2023.
https://www.facs.nsw.gov.au/about/reforms/homelessness/overview
107 Australian Institute of Health and Welfare (2014), Specialist Homelessness Services 2013–2014; Australian Institute of Health
and Welfare (2017), Specialist Homelessness Services 2016–17: New South Wales
108 NSW Department of Communities and Justice (2018), NSW Homelessness Strategy 2018–2023.
https://www.facs.nsw.gov.au/about/reforms/homelessness/overview
109 Australian Bureau of Statistics (2018), Census of Population and Housing: Estimating homelessness, 2016
110 NSW Department of Communities and Justice
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WHAT THIS MEANS FOR THE
NSW HOUSING STRATEGY
Addressing housing supply will support
tenants, especially those on lower
incomes. The NSW Housing Strategy will
need to acknowledge financial factors,
such as the difficulties faced by first
home buyers and higher rates of debt,
especially for older people who may
be forced to downsize and for renters,
particularly those on lower incomes.
Demand for social housing will increase –
this requires the NSW Housing Strategy
to focus on opportunities to match social
housing to current need, while also
looking at how the housing system can
reduce the demand for social housing.

What is already underway?
The NSW Housing Strategy needs to build on
current initiatives:
• First home buyers can access provisions
of the Fair Go for First Home Buyers
package, which provides various financial
concessions and grants. At September 2019,
over 67,800 home buyers had accessed
concessions, saving more than $1 billion in
stamp duty.111
• The First Home Loan Deposit Scheme, led by
the Australian Government and administered
through the National Housing Finance and
Investment Corporation, reduces the required
home loan requirement from 20 per cent to
five per cent for first home buyers with an
income of up to $125,000, or couples with a
joint income of up to $200,000.
• Laws governing the diverse range of rental
arrangements including residential tenancy
agreements and boarding houses have
been reviewed.

• Affordable rental housing for very-low,
low and moderate-income households is
planned for through:
– incentives for developers
– targets of 5–10 per cent for housing for
very-low and low-income earners, where
viable in areas of uplift, as established in
District Plans
– state planning policies that enable
councils to seek contributions for
new affordable rental housing (State
Environmental Planning Policy No. 70 –
Affordable Housing (Revised Schemes))
or compensate for the loss of affordable
rental housing (State Environmental
Planning Policy (Affordable Rental
Housing) 2009).
• Housing affordability and diversity
requirements in some NSW Government
development is guided by Landcom’s
Housing Affordability and Diversity Policy.
• The social housing sector is being renewed
under Future Directions for Social Housing
in NSW, which aims to increase the quality
and supply of social housing through:
– the Communities Plus program
– the Social Housing Community
Improvement Fund for local
organisations to improve the setting and
facilities of social housing communities
or estates
– the over $1 billion Social and Affordable
Housing Fund, a building and community
service provision program to increase
residents’ independence.
• NSW Homelessness Strategy 2018–2023
sets a five‑year plan to improve the way we
respond to homelessness. The Premier has
set a priority to ‘reduce street homelessness
across NSW by 50 per cent by 2025’.

• Rental stock is improving through reforms
to occupancy laws, such as the Residential
Tenancies Act 2010.

111
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NSW Government Department of Premier and Cabinet (2019), First home buyer bonanza! Stamp duty savings top $1 billion,
Media Release, https://www.nsw.gov.au/your-government/the-premier/media-releases-from-the-premier/first-homebuyerbonanza-stamp-duty-savings-top-1-billion/
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What should the NSW
Housing Strategy address?

Rental arrangements can vary, from renting
an entire house, to renting a room with shared
kitchen and bathrooms.

The NSW Housing Strategy will aim to ensure
all households have access to safe, secure,
and stable housing that is affordable, close
to employment and education opportunities,
transport and social networks, and matches
their housing aspirations.

Building on recent reforms to the Residential
Tenancies Act 2010, and noting that for a
growing proportion of the population private
renting is long-term, the NSW Housing
Strategy could continue to monitor occupancy
laws, drawing on the current review of the
Boarding Houses Act 2012.

Knowing the existing work underway, and the
levers available to both the NSW Government
and our delivery partners, possible ways to
support better affordability and stability for all
tenures could include:

3.1 Provide additional support
for first home buyers
Some believe the First Home Owners Grant
increases housing prices, and may not be
the only solution to supporting people
into home ownership. The NSW Housing
Strategy could consider opportunities to
offer first home buyers first right of purchase
in NSW Government-led projects or those
on NSW Government-owned land, or other
tenure models to help first home buyers into
the market.
The NSW Housing Strategy should take a
broader approach to addressing disadvantage
for Aboriginal communities, with culture and
local knowledge at its core. This could include
opportunities to support homeownership and
better social housing for Aboriginal people,
particularly around the future opportunities
presented by the State Environmental Planning
Policy (Aboriginal Land) 2019.

3.2 Ensure appropriate rights,
responsibilities and choice
for tenants
The private rental sector provides housing for
people in changing circumstances who want
flexibility or are saving for their own home.

Other potential initiatives could include new
housing models, new financial concessions,
or lease arrangements that reflect emerging
arrangements, such as Build to Rent.
SNAPSHOT:

WHAT IS BUILD TO RENT?
An established housing product in the
UK and the US, Build to Rent (BTR) has
the potential to support and provide
a better housing experience for the
growing proportion of renters in NSW.
BTR offers increased security of tenure,
more choice, professional property
management and higher quality
places to live.
An established BTR sector112 has the
potential to provide wider benefits to
housing supply and affordability by
creating a more stable housing supply
pipeline that is less affected by market
cycles. It may also expand the property
industry’s funding base and create new
sources of employment.
Early BTR developments are emerging
in NSW, particularly in Greater Sydney.
Industry has identified some challenges
that could be addressed through
government intervention, including
adjusting policy and tax settings.

112 Landcom (2019), Build-to-rent in Australia: Product feasibility and potential affordable housing contribution,
https://cityfutures.be.unsw.edu.au/documents/558/LCOM_0000_Build_to_Rent_Report_WEB.pdf
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3.3 Modernise affordable housing
policies and schemes
The provision of affordable rental housing
requires us to leverage a highly capable
community housing industry and integrate
affordable rental housing with the broader
supply of homes. The NSW Housing
Strategy could consider greater private
sector involvement, encouraged by better
incentives and a pool for affordable
housing contributions.
The NSW Housing Strategy will assist councils
and community housing providers to provide
affordable housing in regional areas where the
ability to deliver new affordable rental housing
is impacted by low land values, low certainty
and a small private housing market.
The NSW Housing Strategy could also address
Aboriginal housing need through initiatives
that support the growth of the ACHP sector.

3.4 Increase and improve
how social housing is built
and managed
The renewal of social housing needs to address
rising demand, the age of housing, and the
need for smaller, accessible dwellings.
Building on the work underway in Future
Directions for Social Housing in NSW, the NSW
Housing Strategy should look at improvements
to the whole housing sector and how best
to build partnerships with Aboriginal and
mainstream CHPs to stimulate growth.
Additionally, the NSW Housing Strategy could
consider how social housing can be included
in future NSW Government-led residential and
infrastructure projects.
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SNAPSHOT:

HOW CAN SOCIAL
HOUSING BETTER MATCH
TENANT NEEDS?
Older detached three or four-bedroom
cottages make up a large proportion
of the State’s social housing, while
not necessarily matching the needs of
current social housing tenants.
A greater diversity in new social housing
stock – including diversity in its location,
type and size – could better meet tenant
need while using land more efficiently.
For example, low-rise (two-storey)
housing types, such as dual occupancies,
terraces and manor houses, can offer this
diversity, while being well designed and
complementary to the local character
of an area. This form of low scale
housing can be approved as complying
development, a fast-tracked approval
pathway under the Low Rise Medium
Density Housing Code.
The NSW Housing Strategy could
explore opportunities to deliver greater
housing diversity to meet social tenant
needs by providing more of these types
of homes. This could include through
pilot programs or partnerships with
project home builders.
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SNAPSHOT:

WHAT IS SOCIAL
HOUSING RENEWAL?
Renewal of social housing reduces
maintenance costs, provides more
and better homes, and enables more
vulnerable families to access a safe and
affordable place to live. Of the LAHC’s
$50 billion asset portfolio of around
126,000 homes, most homes were built
before the 1980s. This means there is a
need to renew more of the older social
housing properties.
Several large-scale Communities Plus
renewal projects will increase social
housing stock over time. A focus on
smaller-scale renewal projects will deliver
more ‘keys in doors’ sooner. We can look
to use LAHC land and partnerships with
the community housing industry and
the Australian Government’s National
Housing Finance and Investment
Corporation to renew old social housing.
There could be opportunities for other
land holders or financing entities to
contribute to innovative small-scale
social housing renewal.
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3.5 Better utilise available
government-owned land to
address homelessness
The NSW Government has committed more
than $1 billion to homelessness services
over the next four years to support new and
existing initiatives.
Building on existing initiatives, the NSW
Housing Strategy could look at using NSW
Government-owned land for meanwhile use
for accommodation for people experiencing
homelessness. It could also consider how
we can support private landowners to make
meanwhile use of their land or temporarily
vacant dwellings.
SNAPSHOT:

WHAT IS
MEANWHILE USE?
Meanwhile use is the temporary use of
vacant land or dwellings for alternative
uses until they are required for their end
purpose. In NSW, a particular area of
opportunity relates to homelessness or
crisis accommodation, which provides
short-term housing support for those
in most need. There are a number of
successful examples in NSW and across
Australia of how public and private
land has been temporarily used for
such accommodation.
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Our partners must also
be involved
• The Australian Government can
continue to support first home
buyers, provide funding for social and
affordable housing and homelessness
services, and support for tenants.
• Councils can adopt Affordable Housing
Contribution Schemes and demonstrate
innovation on their landholdings.
• Industry can provide new
housing models and tenures that
support affordability, including
for first home buyers. Industry
can also consider ‘meanwhile
uses’ on vacant landholdings for
homelessness accommodation.
• Community housing providers will
continue to increase their capacity
by leveraging available policies
and concessions.
• Communities can understand the local
economic and social benefits that a mix
of tenures provides.

FOR DISCUSSION
There are a range of actions we could
take to support housing affordability
and/or the supply of affordable housing.
Which ones should be prioritised in the
NSW Housing Strategy?
What new or improved measures,
subsidies or otherwise, could assist first
home buyers?
What role can you play as a member
of industry, council or community to
improve housing affordability? How can
the NSW Government support you in this?
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RESILIENCE
This theme is about matching
housing to community and
environmental issues, so
people, communities and their
homes are safe, comfortable
and resilient.

Housing is more than the number
and types of homes people need,
and more than the ability of everyone
in the community to access safe and
stable accommodation. Homes are a
long-lived asset – their construction
and design needs to be resilient
in the face of environmental and
resource pressures, while also being
able to respond to and complement
the surrounding community, services
and sense of place.
Resilient housing can be considered
in four ways:
• Homes that support people’s comfort, not
just because people value it but because it
reduces their exposure to extreme heat and
cold and lowers their cost of living.
• Homes that keep people safe from extreme
weather and that are built safely, to address
local risks and to last.
• Homes located in the context of
their local area including the open
spaces that allow people to connect
to their neighbourhood and people in
their community.
• Homes designed to minimise environmental
impacts through water sensitive design
or by using using less water, energy and
other resources.
Resilient housing requires us to think about the
broader environment and community issues
that housing impacts and is impacted by.
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What we know
• Many natural hazards are increasing in
frequency and/or intensity. Bushfire,
flooding, erosion, heat and drought can
affect the resilience of a home.
• The average life of a brick home is around
88 years,113 meaning established housing
dominates much of the State’s housing stock.
In Greater Sydney, for example, new homes
make up just over two per cent of all homes.114
• Many existing houses and apartments
are not energy or water efficient. While
information is not available for NSW, in
Victoria, homes constructed prior to 1990
have an average energy rating of 1.5 stars.115
• The housing sector in NSW:
– uses around 27 per cent of total NSW
gigawatt hours of electricity116
– produces about 26 per cent of NSW’s
total greenhouse gas emissions
(including electricity and car use), the
largest contributor overall117

• Despite more than half of all waste being
recycled, household waste comprises 33 per
cent of total waste in NSW, while residential
construction and demolition comprised
37 per cent.119

What we should respond to
Environment and resource availability
The energy and water efficiency of housing
contributes to how people can live sustainably,
affordably and comfortably – particularly as
environmental conditions change.
While electricity demand from NSW’s
grid is relatively stable due to advances in
technology, we expect this to increase again in
five years as the population grows and electric
vehicles become more prevalent.120 Reliable
energy supply becomes challenging in the
context of the ageing and closure of coal-fired
generators toward 2035, along with associated
increases in household electricity bills and risk
of blackouts during heatwaves.

– accounts for 75 per cent of total water
consumption in Greater Sydney, though
this is falling.118

113
114
115
116
117
118
119
120

Department of Climate Change and Energy Efficiency (2013) Adapting to climate change.
https://www.yourhome.gov.au/housing/adapting-climate-change
DPIE data based on Sydney Water Corporation water connections (2019); Australian Bureau of Statistics (2016), Australian
Census of Population and Housing
COAG Energy Council (2018), Report for Achieving Low Energy Homes, http://www.coagenergycouncil.gov.au/sites/prod.
energycouncil/files/publications/documents/Report%20for%20Achieving%20Low%20Energy%20Homes.pdf
State of NSW and Office of Environment and Heritage (2016), A Draft Plan to Save Energy and Money,
https://www.environment.nsw.gov.au/-/media/OEH/Corporate-Site/Documents/Climate-change/a-draft-plan-to-saveenergymoney-160642.pdf
NSW Environment Protection Agency (2018), State of the Environment, Greenhouse Gas Emissions,
https://www.soe.epa.nsw.gov.au/all-themes/climate-and-air/greenhouse-gas-emissions
NSW Environment Protection Agency (2018), State of the Environment, Urban Water Supply,
https://www.soe.epa.nsw.gov.au/all-themes/human-settlement/urban-water
NSW Environment Protection Agency (2018), State of the Environment, Waste and Recycling,
https://www.soe.epa.nsw.gov.au/all-themes/human-settlement/waste-and-recycling
NSW Environment Protection Agency (2018), State of the Environment, Energy consumption,
https://www.soe.epa.nsw.gov.au/all-themes/human-settlement/energy-use
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Drought is a feature of Australia’s variable
climate, and NSW is experiencing a prolonged
period of severe drought. Some 92 per cent
of NSW was in drought as this Discussion
Paper was published,121 impacting productivity
and quality of life. Access to sufficient and
quality water supply is a key issue that many
communities face – this is already occurring for
people living in the Dubbo region, for example.
Regional Water Strategies will respond
to these issues, balance water needs and
consider how people and businesses can have
access to the right amount of water. Water
efficiency in housing should be considered in
these strategies.
Urban areas create their own microclimates.
Localised warming (caused by factors such
as buildings, roads and other hard and dark
surfaces that absorb and store heat) can
create what is described as ‘urban heat island
effect’. In Western Sydney, for example, the
number of days over 35°C increased from
9.5 days in 1970 to 15.4 days on average each
of the last decade.122
The NSW Housing Strategy will need to
consider these issues as, across government,
we plan for a changing climate and increasing
natural hazards, including heatwaves,
bushfires, droughts, flooding and storms.
Estimated impacts on the environment of
about 1°C of warming by 2030 is expected to
result in more heatwaves, cause up to 20 per
cent more months of drought, contribute to
a 25 per cent increase in days of very high or
extreme fire danger, and produce an increase

121
122
123
124
125
126
127
128
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in storm surges, severe weather events, and a
sea level rise of about 15cm.123 Accommodating
future housing away from high risk hazard
areas will need to be considered.
The sustainability of housing stock also has
a bearing on wellbeing:
• Comfortable housing: More than 80 per
cent of home buyers identified liveability
and comfort as a high priority, and around
two‑thirds prefer homes that provide
energy efficient features. Thermal comfort
provides protection to people during
heatwaves and extreme cold.124
• Healthy homes: Good design influences
physical health in the home. Improvements
to thermal insulation, access to adequate
sunlight and sufficient natural ventilation
have positive health and visual comfort
impacts. Conversely, condensation, mould
and damp, for example, are associated with
illnesses like bronchitis, pneumonia, asthma
and influenza.125 In apartment buildings,
exposure to air and noise pollution
on busy roads can also impact health
and wellbeing.126
• Potential savings: The average electricity
cost for households in Greater Sydney is
approximately $1,500–$2,000 a year.127
Water costs are $1,000–$1,400 a year.128
Higher bills disproportionately impact
lower-income households. However,
developers and investors have few
incentives to reduce resource use or invest
in retrofitting.

NSW Department of Primary Industries (2019), NSW State Seasonal Update – March 2020,
https://www.dpi.nsw.gov.au/climate-and-emergencies/seasonal-conditions/ssu/march-2020
Browne, B., Hughes, T. & Ogge, M (2018), Heat Watch: Extreme heat in Western Sydney, The Australia Institute,
ttps://www.tai.org.au/sites/default/files/Western%20Sydney%20Heatwatch%20[WEB].pdf
Australian Government (2013), Adapting to Climate Change, https://www.yourhome.gov.au/housing/adapting-climate-change
Low carbon living CRC (2019), Growing market for sustainable homes, http://www.lowcarbonlivingcrc.com.au/sites/all/files/
publications_file_attachments/growing_market_for_sustainable_homes_final.pdf
Haddad, S., Pignatta, G., Paolini, R., Synnefa, A., & Santamouris, M. (2019) “An extensive study on the relationship between
energy use, indoor thermal comfort, and health in social housing: the case of the New South Wales, Australia”. IOP Conference
Series: Materials Science and Engineering, vol. 609. https://iopscience.iop.org/article/10.1088/1757-899X/609/4/042067/meta
Foster, S., Hooper, P., Kleeman, A., Martino, E., & Giles-Corti, B. (2020) “The high life: A policy audit of apartment design
guidelines and their potential to promote residents’ health and wellbeing”. Cities, Vol 96.
https://doi.org/10.1016/j.cities.2019.102420
Ausgrid (2018), Average Electricity Use, https://www.ausgrid.com.au/Industry/Our-Research/Data-to-share/Averageelectricity-use
Sydney Water (2016), Prices for Customers 2016–20, http://www.sydneywater.com.au/web/groups/publicwebcontent/
documents/document/zgrf/mdc0/~edisp/dd_074314.pdf
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SNAPSHOT:

WHAT ARE DISTRIBUTED
ENERGY OR MICROGRIDS?

HOW WILL SMART
TECHNOLOGY BE
INCORPORATED INTO HOMES?

Distributed energy refers to electricity
generated from sources, often renewable
sources, near a home or business
instead of centralised sources such as
power plants.
As renewable energy technologies
(including solar, wind, biomass and
tri‑generation units) have improved and
been widely adopted, opportunities
to generate local energy at lower
costs has emerged. Better battery
storage technologies provide further
opportunities for communities to
generate and store excess energy for
future use, such as emergency situations
and power outages.

Technological advancements mean
people and places are more digitally
connected than ever before. As more
devices are connected to the internet, the
ability of residents to integrate, monitor
and control their home appliances and
services has increased – offering both
liveability and efficiency benefits.
Integrating smart technologies such as
sensors throughout new buildings and
precincts will help planners and designers
to better respond to how homes,
buildings and places are used.

These ‘microgrids’ can operate
independently of the main electrical grid
and supplement power supply to the
central market if needed.
These technologies reduce an individual
or community’s emissions and cut
household costs.
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Accessibility and liveability
Where people live, relative to their work or
other opportunities, influences transport
patterns. Drivers comprise nearly two-thirds of
travel to work in Greater Sydney, for example,
and this is higher still in the regions, where
more than 70 per cent of people drive to
get to work.129
When people rely on their car there are
broader impacts, such as:
• higher household costs, with average
weekly transport costs for NSW households
at around $218, compared to $40 for
domestic fuel and power (energy)130
• long commutes and productivity impacts,
with an average commute of 71 minutes
in Greater Sydney and 51 minutes a day in
regional NSW 131
• higher greenhouse gas emissions, as car use
is a key contributor to greenhouse and air
quality impacts
• higher development costs, given the
high costs of building and maintaining
basement parking.
Better integration between where people live
and the places they work and visit can support
the environment and productivity while
generating valuable personal and community
benefits. Public transport and options such as
cycling and walking, as well as the location of
new housing relative to transport, all support
this. These are the underlying ambitions of a
30-minute city.
New approaches such as car sharing and
emerging technologies such as automated
vehicles could also change how people move
around their communities.

SNAPSHOT:

WHAT ARE
AUTONOMOUS VEHICLES?
Historically, cars have drastically changed
the design and form of urban places
and how people move and interact with
their surroundings.
Autonomous vehicle technology (or selfdriving cars) presents an opportunity to
reduce road congestion and pollution,
especially if used as a shared resource
rather than an individual asset. It also has
the potential to create a more people
centric design approach by reducing the
presence of cars in our public spaces.

How housing impacts place
Each community in NSW has a distinct identity
and function, produced by a combination of
local people, Country, culture, history, climate
and natural features. The built environment,
including housing, is part of this. The type of
activities and services available, and the design
of buildings, influence each community’s
character, which contributes to a place’s
broader attractiveness.
As a major land use, housing shapes local
identity through its design – not just how it
responds to the environment, but also how it
complements local character and surrounding
public areas. Different densities, architectural
styles and materials can contribute to
character. Well designed homes are typically
better cared for, contribute to an area’s
attractiveness and reiterate local affiliations.
A variety of dwelling sizes and types,
accessible and specialist accommodation,
and diverse price points and tenures can also
create demographically and economically
diverse communities.

129 Australian Bureau of Statistics (2016), Australian Census of Population and Housing, DPIE analysis
130 Australian Bureau of Statistics (2017), Household Expenditure Survey, Australia:,
https://www.abs.gov.au/AUSSTATS/abs@.nsf/DetailsPage/6530.02015-16?OpenDocument
131 Melbourne Institute: Applied Economic & Social Research (2019), The Household, Income and Labour Dynamics in
Australia Survey: Selected Findings from Waves 1 to 17, https://melbourneinstitute.unimelb.edu.au/_ _data/assets/pdf_
file/0011/3127664/HILDA-Statistical-Report-2019.pdf
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What people enjoy about their home is
also influenced by place and community –
whether they can reach transport or social
infrastructure to feel physically, digitally,
culturally and economically connected. If
people can easily walk around their local
area, take transport to other places, easily
get to work or other facilities, enjoy local
recreation and cultural opportunities or
open spaces, their way of life will improve.
Local streets and different types of centres
and neighbourhoods combine with these
factors to create sustainable, liveable and
attractive communities.

WHAT THIS MEANS FOR THE
NSW HOUSING STRATEGY
The NSW Housing Strategy needs to
plan for how housing contributes to and
is affected by its environment – broadly
its social, economic and environmental
context. This includes the resilience of
housing over time and to a changing
climate, its contribution to environmental
impacts and how it shapes a community’s
character and wellbeing.

Longevity of housing
Housing provides shelter and can be people’s
largest financial investment. The quality,
durability and safety of housing is essential.
An existing national system, the National
Construction Code, sets minimum necessary
technical requirements for the design,
construction and performance of buildings
and is administered in NSW by the NSW
Government, alongside other policies that
promote safe homes.
Recent events in Australia have highlighted
concerns about the building construction
industry and building quality. A review of
compliance and enforcement systems for the
building and construction industry by Peter
Shergold and Bronwyn Weir highlighted
national challenges, including the lack
of competence and training in building
practitioners, instances of non-compliance,
inadequacy of documentation and limitations
in compliance and enforcement action.
Examples such as the defects at the Opal
Tower in Sydney Olympic Park and at Mascot
Towers, and the fires at the Lacross Building
in Melbourne and at London’s Grenfell Tower,
have diminished public confidence in the
construction industry, the safety of buildings,
and the public policies that oversee them.
This must be addressed to ensure safety
and to restore confidence, particularly given
higher densities are increasingly necessary
and popular.
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What is already underway?
Planning for both the environment and
housing considers the appropriate location
of new housing relative to constraints,
hazards and resources, as well as supporting
infrastructure. In each development, the siting
of the building and its design features can
contribute to environmental sustainability,
safety and liveability.
A range of initiatives are underway in addition
to broader policy reform, such as the NSW
Climate Change Policy Framework:
• The NSW Electricity Strategy will
improve competition, cost-effective
technologies and implement an ambitious
reliability target.
• The NSW Net Zero Plan Stage 1: 2020–2030
sets the foundation for NSW’s goal to reach
net zero emissions by 2050.
• Building Sustainability Index (BASIX) sets
benchmarks and criteria relating to water,
energy and thermal comfort in residential
development. To 2017–18, BASIX has been
used to assess 460,000 dwellings, saving
281 billion litres of water and 8.8 million
tonnes of greenhouse gas emissions.132
• The National Construction Code sets
minimum requirements for the design,
construction and performance of
buildings and is administered by the
NSW Government.
• Other national approaches to improve
sustainability in housing include the
National Australian Built Environment
Rating System (NABERS), which measures
the energy efficiency, carbon emissions,
water consumption and waste produced
in buildings; and the Trajectory for Low
Energy Buildings, a national plan to deliver
zero energy buildings to lower bills, improve
comfort and reduce pressure on the
electricity grid.

• Improving sustainability in NSW
Government-owned housing includes
plans by the AHO to use solar power on
65 per cent of its portfolio and a trial of
hydro panels in the Far West region to
produce water.133
• Wider environmental reforms, include
developing a 20-year Waste Strategy
for NSW.
• Integrated and responsive design is
promoted through Better Placed, an
integrated design policy for the built
environment of NSW as well as Planning for
Bush Fire Protection 2019.
• Planning for quality apartments is subject to
State Environmental Planning Policy No 65
– Design Quality of Residential Apartment
Development and the accompanying
Apartment Design Guide.
• Precinct planning, including with and led
by councils, requires new homes and jobs
to be planned for close to public transport,
services and public spaces.
• We have committed to planting five million
trees by 2030 in Greater Sydney to increase
tree canopy by over 40 per cent of the city.
• Public spaces are a priority of government,
as evidenced by the Premier’s Priority to
‘increase the proportion of homes in urban
areas within 10 minutes’ walk of quality
green, open and public space by 10 per
cent by 2023’ and ‘increase the tree canopy
and green cover across Greater Sydney by
planting one million trees by 2022’.
• Building and construction safety will be
improved with the appointment of the NSW
Building Commissioner, consultation on
reforms to implement the national review
of compliance and enforcement and the
combustible cladding regulation.

132 NSW Department of Planning, Industry and Environment
133 NSW Aboriginal Housing Office (2019), Strong Family, Stronger Communities 2018–2028 Implementation plan 2010–2022,
https://www.aho.nsw.gov.au/download?file=669563
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What should the NSW
Housing Strategy address?
The NSW Housing Strategy should consider
how housing and urban environments can
be designed and constructed and located to
ensure resilience, reduce resource use and
costs and contribute positively to communities.
Knowing the existing work underway, and the
levers available to both the NSW Government
and our delivery partners, we propose a
number of potential directions for the NSW
Housing Strategy.

4.1 Continually improve the
quality and resilience of
new housing
As technologies develop and prices for
materials and appliances that improve
environmental performance fall, we can
continually improve BASIX to keep up with
best practice. Any proposed updates should
be considered against potential paybacks
for owners.
We expect the 2022 updates to the National
Construction Code to include new thermal and
other environmental performance measures.
BASIX targets should aim to meet or exceed
those set in the Code.
The NSW Housing Strategy could look to
broaden BASIX’s focus to the resources people
use in the home, the impacts of building
design on urban heating, and how tree
planting around buildings can create shade
and attractive areas. Place-focused variations
to BASIX could be considered to improve
environmental performance in regional areas.

4.2 Improve the environmental
sustainability of existing housing
There are a variety of options to better
inform residents and, where possible,
improve the environmental performance
of existing housing. For example, we could
look to implement or extend the disclosure
of energy performance for dwellings and
energy standards for rental properties.
This could incentivise sellers and landlords
to improve building standards and utilise
reporting requirements, technology standards
or incentives.
The NSW Housing Strategy may also look at
sustainability outcomes in strata buildings,
including apartments to make it easier for
strata schemes to implement sustainability
infrastructure like solar panels or improve the
the energy efficiency of common areas such
as lifts and lobbies, car parks, gyms, pools or
air conditioning. Common areas of apartment
buildings account for up to 60 per cent of
the total building’s energy consumption.134
The NABERS common areas tool could be
an option to measure and improve energy
consumption in apartments.

4.3 Improve environmental
sustainability and resilience
in residential precincts
Many environmental performance technologies
are more efficient at a precinct scale than
at the individual dwelling scale as the cost
technology can be shared.
Technologies may include precinct-scale
batteries for energy, anaerobic digestion
plants for waste, or precinct-scale water reuse
and waste management. Smart technologies
also help with resource management, such
as the capacity to monitor energy and water
consumption in real time and remotely control
the operation of electrical appliances such as
air conditioners.

134 National Australian Built Environment Rating System (2019), Our ratings, NABERS Energy,
https://www.nabers.gov.au/ratings/our-ratings/nabers-energy
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The NSW Housing Strategy could consider
how direct government support or regulation
can create opportunities for precinct-scale
initiatives. This could mean direct intervention
to establish foundations for smart technology,
including building platforms for data collection
and sharing, or piloting projects to build an
evidence base for future investment.
Precinct-based planning approaches in Greater
Sydney and strategic planning in growing
regional areas could present opportunities to
promote precinct-wide improvements.

4.4 Support housing and
residential precincts that are
responsive to natural hazards
The NSW Housing Strategy could consider
options to be incorporated into new housing
and precincts. For example:
• using bush fire-resistant materials
and designs
• using light coloured roofing to
minimise heat

4.5 Consider alternative transport
approaches in major centres
Access to public transport can reduce the
need for cars and corresponding reduced
car ownership could reduce the number of
car parking spaces in developments near
transport hubs. This offers environmental and
affordability benefits.

Our partners must also
be involved
• Councils and industry can create
housing that is more resilient and
increases people’s comfort.
• Industry can adopt approaches to
improve thermal comfort, energy and
water efficiency, while designing places
that complement their local area.
• Homeowners and finance providers
can invest in features that improve
a improve a home’s efficiency and
build resilience.

• raising floor levels that may flood
• using heat resistant materials in
telecommunications or electrical equipment
• using roofing materials that reduce impacts
of hail damage
• using the planning system to locate new
housing away from flood-prone land
or land at risk from bushfires and other
natural hazards
• designing the landscape around housing to
provide shading and reduce temperatures.
Implementing these options would need to
consider potential impacts on housing cost
and any associated insurance requirements.

FOR DISCUSSION
There are a range of actions we could
take to support housing sustainability,
resilience and safety trends. Which
ones should be prioritised in the NSW
Housing Strategy?
What role can you play as a member
of industry, council or community
to improve sustainability, resilience
and safety trends? How can the NSW
Government support you in this?

While there is considerable need to ensure
resilient new housing in the immediate future,
future planning needs to respond to changing
conditions over the medium and long term.
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Next steps

We want more people to be able to access homes that they can afford –
places where they feel stable and live close to their networks and plenty
of opportunities.
This Discussion Paper has explored the diverse
and changing needs of residents across the
State. Our next step is to build on what we
hear from you in response to these findings
and our proposed directions to develop a NSW
Housing Strategy that can:
• take action to provide the right kind of
housing in the right locations
• support the work of our delivery partners
Once consultation finishes, we will consider
your feedback and how it can be incorporated
into the NSW Housing Strategy. What we
hear will be critical to creating a Strategy
that reflects collective needs and ultimately
achieves better housing outcomes.
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You can provide your feedback by:
• Making a submission or completing the
survey at www.planning.nsw.gov.au/
AHousingStrategyforNSW
• Writing to:
Housing Strategy Implementation Unit
Land and Housing Corporation
Department of Planning, Industry and Environment
Locked Bag 4009
Ashfield BC, NSW 1800
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Appendix: Glossary

Term

Definition

Affordable rental housing/
Affordable housing

Housing affordable for households on very low to moderate
incomes as defined in the Environmental Planning and
Assessment Act 1979 and State Environmental Planning Policy No
70—Affordable Housing (Revised Schemes):
• very low – 50% of median income
• low – 50–80% of median income
• moderate – 80–120% median income.

Ageing in place

The ability for someone to stay living in their local area, close to
their established networks and known services, as they get older.

Dwellings

All types of housing, whether a granny flat or studio to
an apartment, townhouse, terrace, semi-detached or
standalone home.

Home ownership

When people own where they live, either outright or with
a mortgage.

Homelessness

The lack of a ‘home’, not the lack of a ‘roof’, where the space
someone lives lacks security, stability, privacy and safety.
Includes people rough sleeping, living in improvised dwellings
or tents, living in temporary shelters or temporary shelters or
couch surfing.

Housing affordability

The ability of a household to afford the cost of housing.

Housing continuum

Describes people’s diverse housing experiences from
homelessness to home ownership, renting and the needs
of seniors or people with disability. People move back and
forth along the continuum depending on life events or their
aspirations or capacity.

Housing pipeline

The forecast housing supply for an area based on its
zoning patterns, growth patterns, market patterns and the
sequencing of construction.

Housing typologies

The shape and form of housing: the varying scale, layout, number
of bedrooms and whether housing is usable and accessible by
all people.
The availability of different housing typologies depends on an
area’s landscape, topography, planning controls and proximity to
centres, services and facilities, and transport.
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Appendix: Glossary

Term

Definition

Infrastructure
contributions

Contributions of money or land, or sometimes as agreements for
the equivalent ‘works in kind’, collected by the NSW Government
and councils from the beneficiaries of development – usually
developers of new housing – to help fund the infrastructure that
will be needed for the people living in that development and the
surrounding community.

Key workers

Someone who provides a vital service, especially in the police,
health or education sectors.

Knowledge-intensive
workers/industry/
economies

The types of jobs, services or industries that draw on knowledge
as its key commodity in areas such as education, health,
communications, finance and insurance, and professional
business services.

Liveability

What a place is like to live in, in terms of comfort, safety, the
environment, and the types of nearby services or opportunities.

Local character

What makes a neighbourhood distinctive or the identity of a
place, including the way it looks and feels. It is created by a
combination of land, people, the built environment, history,
culture and tradition.

Local Housing Strategies

Local Housing Strategies may be required by Regional or District
Plans. They establish the future housing needs for an LGA and
aspirations of the community. All Greater Sydney councils and some
regional councils are required to develop Local Housing Strategies.
Other councils may choose to develop one for their area.

Local Strategic
Planning Statements

Local Strategic Planning Statements are 20-year visions for land
uses in each LGA. They outline how growth will be managed,
special characteristics that contribute to local identity and shared
community values. Greater Sydney councils were required to
have finalised and released their statements by March 2020 while
regional councils have until July 2020.

Private rental

Rental accommodation provided in the private market.

Rental stress

Occurring when a household has an income in the bottom
40 per cent of either Greater Sydney’s or regional NSW’s income
distribution and pays more than 30 per cent of this income in
housing costs.

Social housing

Housing for people on low incomes or people in housing crisis,
owned or managed by government or community housing
providers. Rents are based on income.

Specialist housing

Accommodation designed for unique needs such as housing for
people with disability (including group homes) or older people
(such as residential care units).

Universal design

Designing homes to meet resident needs across their lifetime.
A universally designed home should be easy to enter, easy to
move around and capable of easy and cost-effective adaptation.
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