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FOREWORD
Victoria’s social housing system is failing low income Victorians unable to
ﬁnd a secure home in the private housing market. The lack of affordable
housing is at crisis point.
Victoria needs a broad Affordable Housing Strategy to address critical
problems in the State’s housing market. The Victorian Government’s
commitment to developing a new social housing framework will be an
important step in this process. However, without urgent redress, there will
be increased homelessness and housing stress, and a more divided Victoria.
This paper represents the collective views of the State’s peak organisations
for housing, homelessness and domestic violence. The paper outlines a
new vision for social housing to ensure affordability, accessibility and the
provision of better homes for all Victorians.
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CraigX
“I didn’t know anyone in Melbourne,
I had nowhere to live, I slept on the
streets for a bit and then I found St Kilda
Community Housing. I was doing a lot
of jobs – working – but not enough
to keep me going, because you can’t
live on the dole. Now I am working
for them (SCH), I have been working
for them for over six years now. I’ve
slept outside because I wouldn’t go
into one of those places (a rundown
rooming house). If you’re not
working you can’t afford housing.”

ST
A shwood Chadstone
Gateway ProjectX
Port Phillip Housing Association’s Ashwood
Chadstone Gateway Project is the largest
ever development by a registered housing
association in Victoria, with the Victorian
Government and PPHA each contributing
approximately $70 million.

The project utilises
an innovative mix of
social housing (210
apartments) and
private dwellings
(72 apartments
and townhouses),
and also provides a
multifunction space
that is now home to a
new social enterprise
offering vocational
training for local youth.

RI

3+5368%0,66,21
$WWDFKPHQW

EXECUTIVE SUMMARY
The availability of affordable, sustainable and appropriate housing
underpins good health and the social, educational and economic
participation of individuals.
(Australian Institute of Health and Welfare 2011).

The Victorian social housing system
is under severe stress, and has
been deteriorating for decades
6!'/   $ECLINING GOVERNMENT
investment, increased targeting,
deinstitutionalisation, strong
population growth and a general
housing affordability crisis have
produced the perfect storm of failings
in an outdated system unable to meet
growing demand.
Social housing provides secure and
affordable housing not available in
the private market. Housing people
on low incomes and those with
COMPLEX NEEDS IS NEITHER INEXPENSIVE
nor easy. To achieve reform in the
face of overwhelming demand and
limited resources will be challenging.
Stagnant social housing growth that
fails to match population increases
means more housing stress and more
HOMELESSNESS ,ARGE SCALE PUBLIC
housing stock transfers to community
housing organisations, without funding
and regulatory reform, will add to the
system’s shortcomings. In essence,
shifting the deck chairs will not save
the Titanic, but effective planning
based on a well-informed and clearly
articulated future vision will, at the
very least, help to steer a safe course.
The status quo is a recipe for
continued failure.
The social housing sector is an
important part of a national and
statewide housing system,

which includes government funding,
TAX AND REGULATORY ELEMENTS
0ROVIDING ENOUGH HIGH QUALITY SOCIAL
housing is not only good social policy,
IT IS ALSO GOOD ECONOMIC POLICY &OR
EXAMPLE THE &EDERAL 'OVERNMENTS
Social Housing Initiative provided
  FULL TIME JOBS ACROSS !USTRALIA
AND GENERATED AN ADDITIONAL  CENTS
of economic activity for every dollar
SPENT +0-'   "UILDING SOCIAL
housing beneﬁts the whole community,
not only those housed.
Historically, the public and community
housing sectors have played different
roles within social housing, each
with their own strengths. To improve
the lives and living conditions of all
tenants, it is necessary to build on
these respective strengths, including
private sector funded growth in
community housing.
! NEW VISION FOR SOCIAL HOUSING WHICH
incorporates growth and sustainability,
can deliver:
s GREATER SATISFACTION FOR TENANTS
s AFFORDABLE LONG TERM HOUSING
THAT IS lNANCIALLY SUSTAINABLE
s LOCALLY RESPONSIVE HOUSING
solutions for a diversity of low
INCOME TENANTS AND
s IMPROVED OPPORTUNITIES
for tenants via community
partnerships.
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Public Housing
Tower Blocks
After the Second World
War, the Housing
Commission of Victoria
built estates for lowincome families as part
of what was known as
the slum reclamation
projects. There are 21 high
rise estates across inner
Melbourne in suburbs
such as Richmond,
Collingwood, Fitzroy and
Carlton. In total there are
45 high rise buildings
still in use as Public
Housing, managed by the
Department of Human
Services, and one estate
in Kensington managed
by Urban Communities.
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Susie
Susie has been a
Community Housing Ltd
(CHL) resident at Queens
Road Rooming Housing
for three and a half years.
It was a long road for
Susie to come here and
here’s a snippet of Suzie’s
life up to now. Susie
lived with her mother
in St Albans until her
mother moved overseas.
Susie, who has mental
health problems, was
left homeless and a
caseworker introduced
Susie to McAuley House
in Parkville. Susie lived
at McAuley House for 5
years until she felt strong
enough to regain her
independence and moved
to CHL’s Queens Road
Rooming House.
She is passionate about
her soccer which resulted
in her participation in
the 2013 Homeless
Street Soccer World Cup
in Poland. Susie loves
showing off her medal
and the green and gold
uniform she wore for the
international event. She
also works part time for
the Big Issue and calls
into McAuley House
before her soccer training.
The game has become
her passion!

“My life is good now,
really good. I am happy,”
says Susie.

,IMITED ADOPTION OF THE
recommendations or peripheral
tinkering will not solve the problems or
advance the system.
It is essential that the Government and
community sector work together to
deliver affordable high quality social
housing for Victorians on low incomes.
To achieve this goal, we propose a
SIX POINT PLAN FOR Making Social
Housing Work:
1.

An Affordable Housing Strategy:
$EVELOP AN !FFORDABLE (OUSING
3TRATEGY TO EXPAND THE SUPPLY
security and quality of low-cost
social and private housing in
Victoria. This whole of Government
strategy should incorporate the
following recommendations in
relation to the social housing
sector.

2. A 20-year strategy to grow and
redevelop social housing: This
strategy sets the foundations for
AN EXPANSION IN THE SUPPLY OF
social housing, including reforms
in public housing to improve
its ﬁnancial sustainability. The
strategy seeks to reach a target
of 5% of the State’s housing
STOCK AS PROPOSED BY THE 
6ICTORIAN 0ARLIAMENTARY &AMILY
AND #OMMUNITY $EVELOPMENT
#OMMITTEE PUBLIC HOUSING INQUIRY
The strategy requires:
a. A new Social Housing
Supply Program with capital
investment from the Victorian
'OVERNMENT OF  MILLION
PER YEAR INDEXED OVER 
years. This investment would
enable a minimum growth
OF  HOMES EACH YEAR 7E
recognise this is a signiﬁcant
amount of public resources,
RI

but this investment would
result in cost savings elsewhere
IN GOVERNMENT EXPENDITURE
and demonstrates the scale of
investment required to make a
real impact.
b. Stock transfers to community
HOUSING COMPRISING BOTH TITLE
AND MANAGEMENT TRANSFERS TO
better use property and land
AND TO ACHIEVE THE #OUNCIL
OF !USTRALIAN 'OVERNMENTS
#/!' COMMITMENT FOR
community housing to manage
35% of social housing.
c. An improved National
Affordable Housing
Agreement (NAHA) for greater
transparency and more
investment in social housing by
#OMMONWEALTH AUGMENTING
the State Government’s funds.
d. Innovative financing options:
The Victorian Government
to work with the private
SECTOR AND #/!' TO DEVELOP
innovative ﬁnance options
for social housing. This could
include bonds and guarantees,
revolving loans and shared
equity schemes similar to those
OPERATING IN 3OUTH !USTRALIA
AND 7ESTERN !USTRALIA
e. Develop best practice asset
management strategies:
including systems for
managing inventory and
assessing property conditions
plus improved skills and
competency in maintenance
roles.
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W
H ousing Partnership Promotes Growth –
of the Edible Variety
Thanks to a collaboration between Community Housing Limited and
Mountain District Learning Centre, residents from a large community
housing development in Ferntree Gully have created a thriving, communal
veggie garden. Both organisations have contributed to a start up fund to
buy tools, plants and other gardening equipment.

W
H armony Village
Dandenong
Harmony Village Dandenong,
a Common Equity Housing Ltd
development, won the Affordable
Living category of the Urban
Development Institute of Australia
awards in 2011. A partnership
between CEHL, the Dandenong
RSL and aged care provider
Doutta Galla. It comprises both
a cooperative rental model of
housing managed by CEHL and
units available for purchase in a
retirement village model run by
Doutta Galla.

TBayswater Women’s Housing
In 2012 the Affordable Living category for the Urban Development Institute of Australia (Vic) Awards for Excellence was won by
Women’s Housing Ltd for this Nation Building project in Bayswater. The building incorporates environmentally sustainable design
principles and robust, low-maintenance finishes and the judges complemented Women’s Housing and project builder, Buildcorp,
on this outstanding achievement.
The project has 27 apartments and allows all tenants easy access to transport, shops, education and much more. The City of Knox
was congratulatory of the development as it demonstrated their commitment to affordable housing and acts as a model for other
medium density housing projects, in and around town centres.
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WArmidale, NSW
Community Housing Limited has won the HIA Special
Purpose Housing award for 264 Dumaresq St,
Armidale in NSW. The facility is designed, built and
managed by CHL for people with disabilities and
the service provider, House with No Steps, employs
carers for the tenants within the facility.

Gipps Street, AbbotsfordX
Common Equity Housing Ltd (CEHL) completed an innovative mixed social and
private housing development in Gipps Street, Abbotsford. Constructed on the
site of an existing boot factory, the development retains the heritage facade
of the factory building, while providing a modern residential format beyond
this building element. Funding was provided through the Department of
Human Services and NRAS incentives on the 25 social housing units. A further
34 apartments were sold into the private market, underpinning the delivery
of the entire project. CEHL’s strength in developing strong partnerships is
highlighted by the fact that six of the units are being operated by disability
housing providers including the Transport Accident Commission and the
Summer Foundation. The units now provide an appropriate, high quality
housing option for people with disabilities while at the same time integrating
seamlessly into an otherwise conventional apartment complex. The 6
disability units amongst 59 in total eliminate any sense of an institutional
model yet offer effective economies of scale for a worker located on-site 24/7
providing support.

WDrill HallT
The original Royal Melbourne Drill Hall has undergone a
complete transformation, from a grand but faded 1930s
regimental marching hall to a modern, high quality social
housing development. The 9 storey heritage listed building
comprises 59 housing units on a triangular site near the
Queen Victoria Market. Tenants with a strong connection to
the city have moved into Drill Hall; including many people with
disabilities. This award winning development is managed by
Housing Choices Australia and was opened in December 2011
by the Victorian Minister for Housing, the Hon. Wendy Lovell
and the Right Hon. Lord Mayor for Melbourne, Robert Doyle,
pictured below with tenant, Mark Brown.
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3. Financial sustainability and
improved access for highly
disadvantaged groups:
! COMMON INCENTIVE BASED
operating payment for all social
HOUSING PROVIDERS ! HIGHER
payment would be made for
housing highly disadvantaged
groups to improve access and
ensure sustainable housing for
those with multiple needs or on
the lowest incomes. The level
of the payment for each social
housing provider would vary to
ACCOUNT FOR TAX ADVANTAGES RENT
assistance payments, and the
incomes and attributes of the
tenants housed.
4. Better housing outcomes for
social housing tenants: To ensure
the outcomes are achieved for
tenants of social housing we
propose:
a. a central access point for all
social housing
b. the introduction of choicebased letting including
permitting tenants to elect
where they live without penalty
c. an easier process to allow
tenants to transfer to more
appropriate accommodation
within and between social
housing providers

d. maintain affordable rent setting
policies in both community and
public housing:
i.

retain income-based rents
for public housing tenants,
including public housing
tenants who transfer to
community housing, at 25%

ii. retain income-based rents
for low income community
housing tenants who have
been allocated tenancies
from the social housing
register
iii. social housing providers
may apply a range of
rent models for tenants
on moderate incomes.
These models must meet
appropriate affordability
benchmarks for this group
e. higher standards and
enforcement to ensure an
acceptable level of repairs and
maintenance of all properties
f.

security of occupancy to
continue, ensuring tenants
have options to remain in social
HOUSING BUT WITH mEXIBILITY
concerning the particular
property and manager

g. better liaison with struggling
tenants and improved support
for providers to minimise the
risk of eviction
h. an enforceable independent
complaints resolution process
for non-tenancy law disputes
i.

more active tenancy
management and better
policies and procedures
to effectively resolve
neighbourhood disputes,
including compulsory
mediation
RI

Bobby
of Drill Hall
“I have had MS for 33
years. I spent 14 years in
a wheelchair and 5 years
blind. I was 148Kgs and
now I am 83 kgs of pure
eye candy for the girls…
When I was first
diagnosed, the very first
thing I said was that I was
going to walk to the top
of the world and see the
blue sky and now I am
going to Mt Everest…
I needed a roof over
my head and Housing
Choices and Melbourne
City Council should be
congratulated.” Bobby
is a tenant of Drill Hall, a
Housing Choices property.
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5. Streamlined housing governance
& regulation: Improved
accountability and efﬁciency of
social housing providers, and
a functional separation of roles
and cohesive policy can be
achieved by:

Aboriginal
Housing Victoria
Aboriginal Housing
Victoria (AHV) was
the first Aboriginal
housing agency to be
registered as a housing
provider in Victoria.
It is also the largest
Aboriginal Housing
agency in Victoria. It has
a portfolio of over 1,521
properties, including
69 properties it owns,
under its direct tenancy
management. Tenants
are assured of access to
an Aboriginal landlord
and a personalised and
culturally sensitive service
for Aboriginal people.
The organisation
empowers the Aboriginal
and Torres Strait Islander
community not only
by providing safe and
affordable housing
but also by increasing
the spiritual, political,
social, educational
and economic strength
of individuals and
communities.

a. a change in public governance
arrangements to separate
the roles of housing policy,
provision and regulation, to
allow agencies to concentrate
on speciﬁc functions and
not confuse their distinct
responsibilities, so that:
i.

a single department
manages housing funding
and policy development

ii. public housing is delivered
via a separate statutory
housing authority
iii. the Housing Registrar is the
sole regulator of the social
housing sector to ensure
consistency, transparency,
accountability and good
governance
b. regulation of public and
community housing providers
to the same standard, under a
single regulatory system and
code, to improve transparency
and accountability
c. reconﬁguration of Victorian
-INISTERIAL ARRANGEMENTS
so that responsibility for
housing also includes private
RENTAL REGULATION 3TATE TAX
concessions, affordable home
ownership, as well as public
and community housing
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6. Strategies to reduce demand
on the social housing sector "ROAD
reforms will ease the burden on the
sector and better serve Victorians. The
State Government can readily adopt
some of these reforms, others require
ADVOCACY TO THE #OMMONWEALTH
Government.
0ROPOSED REFORMS INCLUDE
At the State level
a. changes to the planning system
to incorporate inclusionary
zoning, density bonuses and
development offsets
b. tenancy law reform
C TAXATION REFORM INCLUDING LAND
TAX AND STAMP DUTY
D A REVIEW OF THE &IRST (OME
"UYER 'RANT 3CHEME
e. implementing shared equity
programs and land trust
models
At the Commonwealth level
A REVISE THE .!(! TO SEPARATE
funding streams for capital and
operations, include a broader
range of programs within it and
introduce speciﬁc performance
measures
B ESTABLISH .2!3 AS AN ONGOING
housing assistance program
c. improve income support
payments, particularly Newstart
D TAX REFORM PARTICULARLY FOR
CAPITAL GAINS TAX CONCESSIONS
and negative gearing
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TMiller properties, Geelong
There were three Miller properties in Geelong which were built or redeveloped by Wintringham Housing in recent times:
Miller Highton, Miller Manifold Heights and Miller Belmont.
Alexander Miller had been a retail entrepreneur in Central Victoria during the late 19th Century and left a portfolio of housing
intended for older people who had fallen on hard times. Through an innovative partnership between Wintringham Housing
and the Trustees of the Alexander Miller Estate, this housing has been redeveloped and expanded in Geelong and Regional
Victoria. 2014 is the centenary of Alexander Miller’s death and, looking at these photos, his legacy will now survive long into
the future, assisting people just as he had planned.

XMiller Manifold Heights
The outdated Miller Homes at Malvern Grove, Manifold Heights, have been
transformed by Wintringham Housing, with funding by Government, into a
magnificent set of 14 first class units for older pensioners.

THighton Community Centre
On land donated by the Alexander Miller Memorial Trust, Wintringham Housing
accessed Government funding to build 34 handsome new units at Cranwell Court,
Highton. Importantly, a community centre was included in the development,
reflecting Wintringham’s commitment to providing the supports needed to ensure
successful tenancies.

W
C ulbin Ave, Belmont
The Alexander Miller Memorial Housing
in Culbin Ave Belmont no longer met
modern standards for older tenants
when Wintringham Housing undertook
its extensive redevelopment sourcing
funds from the Victorian Government’s
Office of Housing Strategy for Growth.
Through excellent design, new and old
have been seamlessly combined to allow
for universal access.
The site retains million dollar views across
the Barwon River valley.
RI

3+5368%0,66,21
$WWDFKPHQW

RI

3+5368%0,66,21
$WWDFKPHQW

PART 1: SOCIAL HOUSING NOW
1.

What is Social Housing?

Everyone needs a home. Victoria has a responsibility to ensure that all residents can access adequate
and affordable housing as the basis for social and economic participation. Social housing provides
affordable homes to those individuals or families who would otherwise ﬁnd themselves homeless or
without decent housing in the private market.
Social housing generally refers to accommodation subsidised to maintain affordable rents and
includes public, community and transitional housing.
3OCIAL HOUSING IS LARGELY FUNDED UNDER THE .ATIONAL !FFORDABLE (OUSING !GREEMENT .!(! BETWEEN
THE #OMMONWEALTH AND 3TATE 'OVERNMENTS THE SUCCESSOR TO THE #OMMONWEALTH 3TATE (OUSING
!GREEMENT 4HE .!(! AIMS TO ENSURE THAT hALL !USTRALIANS HAVE ACCESS TO AFFORDABLE SAFE AND
SUSTAINABLE HOUSING THAT CONTRIBUTES TO SOCIAL AND ECONOMIC PARTICIPATIONv #/!' A 
Victoria’s social housing comprises:
s   PUBLIC HOUSING DWELLINGS ACCOMMODATING   TENANTS WHO PAY NO MORE THAN 
of their assessable household income in rent.
s APPROXIMATELY   PROPERTIES OWNED OR MANAGED BY COMMUNITY HOUSING INCLUDING NEARLY
  TRANSITIONAL HOUSING PROPERTIES TOGETHER HOUSING AROUND   TENANTS IN A VARIETY OF
housing types, rent setting and management arrangements. The community housing sector in
Victoria has grown signiﬁcantly in scale in recent years and now has assets with an estimated
value of $2.3 billion.
0UBLIC AND COMMUNITY HOUSING FORM THE BASIS OF THE SOCIAL HOUSING SYSTEM BUT HAVE DEVELOPED
IN VERY DIFFERENT WAYS "OTH OFFER DIFFERENT OPPORTUNITIES FOR GROWTH &OR EXAMPLE COMMUNITY
HOUSING HAS ACCESS TO #OMMONWEALTH 2ENT !SSISTANCE AND PRIVATE lNANCE WHILE PUBLIC HOUSING HAS
SUBSTANTIAL EXISTING ASSETS "UILDING ON THE RESPECTIVE STRENGTHS OF EACH SECTOR IS CRITICAL TO MEETING
the growing housing needs of low income Victorians.
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2. Why do we need social housing?
3OCIAL HOUSING OPERATES IN THE BROADER HOUSING MARKET 5NFORTUNATELY THE WIDER MARKET OFTEN FAILS
to meet the needs of low and moderate-income households without putting them under serious
ﬁnancial strain and at risk of homelessness.
The market’s failure to meet the needs of low and moderate income Victorians is supported by
overwhelming evidence, including:
s AROUND  PER CENT OF HOUSEHOLDS HAVE AN AFFORDABILITY PROBLEM WITH THEIR HOUSING COSTS
"URKE ET AL 
s ACCORDING TO ONE SNAPSHOT STUDY ONLY TWO PER CENT OF -ELBOURNE RENTAL HOMES WERE
affordable for working single-parent families, while none were affordable for a single person
ON THE MINIMUM WAGE OR INCOME SUPPORT $(3 
s BY  THERE WAS AN ABSOLUTE SHORTAGE OF LOW COST PRIVATE RENTALS IN THE ORDER OF  
HOMES 7ULFF ET AL   "Y  IT IS LIKELY THAT lGURE WILL HAVE RISEN TO  
s SECURITY OF OCCUPANCY IS WEAK IN THE PRIVATE RENTAL SECTOR BY INTERNATIONAL STANDARDS MEANING
TENANTS ARE AT EXCESSIVE RISK OF EVICTION AND FACE DISRUPTIONS TO EDUCATION AND WORK
s LOW COST PRIVATE RENTAL HAS BEEN PUSHED TO OUTER METROPOLITAN SUBURBS WITH POOR ACCESS TO
JOBS AND PUBLIC TRANSPORT "URKE ET AL FORTHCOMING
s HIGH LEVELS OF FORCED EVICTIONS )N  THERE WERE MORE THAN   APPLICATIONS FOR EVICTIONS
MOSTLY FOR RENT ARREARS 6#!4 
s INCREASED HOMELESSNESS  (OMELESSNESS INCREASED  PERCENT BETWEEN  AND  WITH
  6ICTORIANS NOW EXPERIENCING HOMELESSNESS ON ANY ONE NIGHT !"3   %XCESSIVE
growth in legal and illegal boarding houses, and overcrowded caravan parks, has accompanied
the increase in homelessness.
Social housing is an important alternative supply of housing for those whose needs cannot be met
BY THE BROADER PRIVATE HOUSING MARKET 6ICTORIA TRAILS THE REST OF !USTRALIA IN THE PROVISION OF SOCIAL
housing and indeed has one of the lowest rates of social housing in the western world.
Figure 1: Social housing as a percentage of all housing stock
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The clear failure of the private market to deliver
low-cost housing highlights the need for an
!FFORDABLE (OUSING 3TRATEGY THAT SPANS ALL
tenures and the whole of government. The
widespread problems throughout the entire
housing sector impose enormous pressure on
SOCIAL HOUSING AN ISSUE THAT WILL ONLY DETERIORATE
the longer nothing is done.
Public housing
Victoria’s public housing has been an
outstanding success with hundreds of
thousands of low-income families and
individuals accommodated over many decades.
!FFORDABILITY AND SECURITY ARE THE GREAT STRENGTHS
OF PUBLIC HOUSING MEANING PEOPLE CAN AFFORD
to live, and remain, in their homes long term
WITHOUT ANXIETY ABOUT THE FUTURE 4HESE
important features allow tenants the opportunity
to plan for their future and spend their limited
incomes on the things that matter, such as on
FOOD EDUCATION AND RAISING THEIR CHILDREN ,EWIS
   /THER PRIORITIES SUCH AS GOOD HEALTH
studying for a qualiﬁcation, caring for others,
contributing to the community are also possible
if tenants do not have to worry about whether
they can pay the rent, or where they will live if
they can’t.
.EVERTHELESS PUBLIC HOUSING IS IN CRISIS "EING
starved of funds and neglected for so long,
means it is no longer able to house people in
DESPERATE NEED )N $ECEMBER  THERE WERE
33,916 Victorians waiting for public housing,
WITH MANY MORE IN NEED -ORE THAN  
low-income renters are suffering housing stress
0#   )T DID NOT HAVE TO BE LIKE THIS 4HESE
problems are the inevitable consequences of
mAWED POLICY DECISIONS POOR MANAGEMENT
sustained under-investment, and increasing
market failure to provide low-cost housing.
5NCLEAR DECISIONS AND LACK OF OVERSIGHT ARE ALSO
to blame, as is the failure of successive State&EDERAL AGREEMENTS TO ACCOUNT FOR THE TRUE
costs and beneﬁts of public housing.

RI

5NDER SUCCESSIVE AGREEMENTS FROM  PUBLIC
housing funding declined sharply, precisely at a
point in time when Victoria could least afford it
due to:
s NEW TARGETING CONDITIONS ERODING
rental revenues
s INCREASED DISADVANTAGE IN THE TENANT
MIX LEADING TO AN ESCALATION IN COSTS
s AGEING HOUSING NOT BEING REPLACED
leading to rising repairs and
maintenance bills
#ONSEQUENTLY ANY RESIDUAL FUNDING HAS GONE
TOWARDS MAINTENANCE FOR EXISTING HOUSING
rather than building more homes. Even the
best housing managers would struggle to
MEET DEMAND IN THESE CONDITIONS 4HE  
&EDERAL 'OVERNMENT STIMULUS PACKAGE PROVIDED
a signiﬁcant boost for social housing during
the global ﬁnancial crisis. However, the funding
was short-lived and government investment
HAS RESUMED ITS DOWNWARDS TRAJECTORY MEANING
fewer homes for those who need them most.
The current predicament has generated a
prevalent school of thought that public housing
should be self-funded. This is a furphy. No
ONE EXPECTS PUBLIC HEALTH PUBLIC EDUCATION
OR THE JUSTICE SYSTEM TO MEET THEIR OWN COSTS
0UBLIC HOUSING SHOULD NOT BE AN EXCEPTION
0UBLIC HOUSING IS AN ESSENTIAL SERVICE AND LIKE
all other public services, should have a proper
budget. The ‘residualisation’ of public housing
has occurred by stealth. There has been no real
public discussion about the beneﬁts of a strong
social housing system – or the consequences of
not having one at all.
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Too often, discussion about public housing
FOCUSES ON SHORT TERM @QUICK lXES ANECDOTES
and tenant stereotypes, rather than a long-term
VISION #ONTINUED @TINKERING AT THE EDGES OF THE
social housing system, and ignoring continued
market failure, will have dire consequences. It
will result in more poverty and a wider social
DIVIDE IN CITIES ENTRENCHED UNEMPLOYMENT
DISRUPTED EDUCATION AND INCREASED CRIME AND
anti-social behaviour , ultimately impacting on
Victoria’s productivity and liveability.

)N -AY  !USTRALIAS (OUSING -INISTERS ALL
agreed that the community housing sector could
EXPAND TO COMPRISE UP TO  OF SOCIAL HOUSING
BY  4HIS TARGET REmECTS THE INCREASING ROLE
community housing plays in growth of social
housing and suggests the upper limit of the
!USTRALIAN 'OVERNMENTS WILLINGNESS TO CONTINUE
to pay rent assistance for these properties.
$ESPITE THIS AGREEMENT ALMOST lVE YEARS AGO
the Victorian Government has made no moves
TO EXPAND THE REACH OF COMMUNITY HOUSING

4HE !UDITOR 'ENERALS  REPORT ON PUBLIC
HOUSING CONCLUDED hTHAT THE CURRENT OPERATING
model and asset management approach
places the long-term provision of this vital
PUBLIC SERVICE AT RISKv 6!'/  4HE REPORT
noted a new housing framework was under
development. Two years later a framework has
yet to emerge.

#OMMUNITY (OUSING CAN EXPAND TO MEET THE
increasing demand for affordable housing, but
it cannot do it alone. To realise a stronger and
larger community housing sector, the following
actions are necessary:

0UBLIC HOUSING HAS A CRITICAL ROLE TO PLAY IN OUR
society and the economy. It cannot continue
to be neglected and without a strategy for the
future.
Community Housing
#OMMUNITY HOUSING EVOLVED AS NON GOVERNMENT
organisations identiﬁed that more social housing
WAS NECESSARY #OMMUNITY HOUSING HAS GROWN
rapidly in the past three decades, from a
RELATIVELY SMALL PROGRAM IN THE EARLY S TO A
SIGNIlCANT SECTOR IN BOTH SCALE AND SCOPE $IRECT
government investment, stock transfers and
borrowings spurred the growth, as governments
looked to community housing as an alternative
supply of affordable rental accommodation.
#OMMUNITY HOUSING HAS A PROUD RECORD OF HIGH
rates of tenant satisfaction.
#OMMUNITY HOUSING ORGANISATIONS DO NOT
receive recurrent operational funding to run
or manage long-term community housing
properties. Subsidies are in place for Transitional
Housing operations.

s A CLEAR POSITION ON BALANCING TRADE OFFS
between housing people on the lowest
incomes, increasing the number of homes,
and maintaining the ﬁnancial viability of
community housing organisations
s REASSESSMENT OF THE COMPLICATED
and restrictive regulatory conditions
for community housing, which limits
providers’ ability to be innovative and
mEXIBLE ESPECIALLY WITH ASSET MANAGEMENT
and redevelopment
s BETTER WAYS TO MANAGE DEBT LEVELS AND
attract private investment in community
HOUSING TO MAXIMISE THE POTENTIAL FOR
growth
s MORE SUPPORT SERVICES FOR HIGH NEEDS
tenants
s CERTAINTY IN GOVERNMENT POLICY n LACK OF
certainty creates difﬁculty in long-term
planning
s AN END TO DUPLICATION IN REGULATION AND
reporting
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PART 2: SOCIAL HOUSING
FOR THE FUTURE
Recommendation 1:

This section outlines a comprehensive
SIX POINT PLAN FOR A SUSTAINABLE FUTURE FOR
Victoria’s social housing.

Develop a broad Affordable Housing
Strategy to expand the supply, security
and quality of low-cost social and
private housing in Victoria.

The basic principles underpinning the plan:
s SOCIAL HOUSING MUST BE PLACED ON A
growth pathway to meet the needs of
a growing and ageing population in a
highly unaffordable and inaccessible
private housing market
s SOCIAL HOUSING NEEDS TO PROVIDE
security of tenure for people who will
need homes for life, and for those who
may wish to transition to other housing
options in the medium to longer term
s COLLABORATIVE DESIGN OF THE SOCIAL
housing system, involving tenants,
government, community, and business
s A STRONG AND STREAMLINED REGULATORY
system that balances accountability for
PUBLIC RESOURCES WITH THE mEXIBILITY TO
MAXIMISE THEIR USE
s A PLAN WITH A LONG TERM TIMEFRAME
which provides clarity on the respective
roles and appropriate funding to
support both public and community
housing
1.

An Affordable Housing Strategy
for Victoria

3OCIAL HOUSING IS JUST A SMALL PART OF AN
INTERCONNECTED HOUSING SYSTEM 0ROBLEMS
in the private rental market, home purchase
and planning all combine to create demand
and place pressure on the social housing
system. The following recommendations
outline critical areas of social housing
REFORM IN MORE DETAIL #OMBINED THESE
elements would form part of an overarching
!FFORDABLE (OUSING 3TRATEGY TO EXPAND
the supply, security and quality of low cost
housing in Victoria across both the social
AND PRIVATE SECTORS ! WHOLE OF GOVERNMENT
response is required to make affordable
housing a priority and address the failings
of the current system.

2. A 20 year strategy for social housing
$EMAND FOR SOCIAL HOUSING IS SET TO INCREASE BY
 PER CENT IN -ELBOURNE AND  PER CENT FOR
THE REST OF THE 6ICTORIA BY  n OUTSTRIPPING
the demand for private rental which is estimated
AT  AND   RESPECTIVELY !)(7  
Therefore, to stem housing affordability
problems and increased homelessness, social
housing must grow at a rate faster than the
private market.
Regardless of the methodology, research
concludes that social housing stock must grow
between 5 to 6½ per cent of total housing stock
TO COPE WITH RISING DEMAND *ACOBS ET AL 
-C$ONALD AND 4EMPLE  "URKE ET AL  
4HE GROWTH RATE EQUATES TO ABOUT  
homes in social housing or subsidised private
RENTAL IN  #URRENT SOCIAL HOUSING STOCK IN
6ICTORIA NUMBERS APPROXIMATELY  

The 2009 Victorian Parliamentary Inquiry
into Public Housing supports a similar target
growth rate in its recommendation:
Social housing stock be increased to 5% of
the total Victorian housing stock by 2030.
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The challenges of such signiﬁcant growth require complementary strategies.
a. Capital Investment
'OVERNMENTS MUST ACCEPT THAT SOCIAL HOUSING WILL ALWAYS REQUIRE SOME LEVEL OF FUNDING !NNUAL SOCIAL
HOUSING RETURNS ARE AT BEST AROUND  OF CAPITAL INVESTMENT $ELOITTE !CCESS %CONOMICS  
! PLETHORA OF RESEARCH INTO ALTERNATIVE lNANCING INCLUDING GOVERNMENT CAPITAL INVESTMENT FUNDING
models, housing bonds, public private partnerships, housing allowances, and community land trusts
"ERRY ET AL  *ONES  ,AWSON ET AL  ,AWSON  ,AWSON ET AL  ,AWSON 
-ILLIGAN ET AL  -ILLIGAN AND 0INNEGAR  ALL CONCLUDED SOME FORM OF GOVERNMENT SUPPORT IS
required. There is no silver bullet.
The Governments cannot cling to the concept that it is possible to provide social housing without
funding it. Instead, they must commit to building on structures that use government investment most
effectively, provide certainty, encourage home building and focus on helping people ﬁnd secure and
affordable places to live.
0UBLIC SECTOR lNANCE CONTINUES TO REPRESENT A VIABLE METHOD FOR SUPPLY OF NEW SOCIAL HOUSING
Government can borrow at much lower interest rates than the private or community sector, and
CAN PROTECT THEIR INVESTMENT THROUGH THEIR REGULATORY ROLE #APITAL SPENDING ON HOUSING GENERATES
saleable assets with measureable income streams – and is therefore less likely to adversely affect
government credit ratings. The real cost to government of alternative ﬁnancing methods should
be benchmarked against traditional public debt ﬁnancing, to ensure that an alternative option is
generating value for money.

Recommendation 2(a)
The Victorian Government establishes a new Social Housing Supply program with
funding of $200 million per year (indexed) over 20 years to enable growth of a
minimum 800 homes annually.

b. Stock Transfers
Transfers of tenancy management and assets from public to community housing is often proposed to
resolve some of the current ﬁnancial problems in public housing. It can introduce new revenue and
MAINTAIN EXISTING STOCK WITH THE CURRENT TENANT PROlLES 4RANSFERS CAN ALSO HELP TO GROW THE HOUSING
stock through borrowings and accommodating fewer very low-income tenants. However, stock
transfers cannot achieve both outcomes simultaneously in the absence of other funding.
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%VEN IF ALL PUBLIC HOUSING WERE TRANSFERRED IT WOULD PRODUCE ONLY AN EXTRA   HOMES WELL SHORT
OF WHAT IS REQUIRED FOR THE FUTURE "URKE ET AL   3TOCK TRANSFERS MAKE UP PART BUT NOT THE WHOLE
of a social housing strategy.
The type of transfer makes a difference. Transfers of tenancy management alone do not secure much
GROWTH 3PHERE  AND THERE ARE SOME CAVEATS ON HOW TRANSFERS SHOULD BE UNDERTAKEN AND WHAT
they can achieve:
s THE TRANSFER OF POOR QUALITY AND POORLY MAINTAINED ASSETS IS UNLIKELY TO PRODUCE ANY ADDITIONAL
HOMES AS DEBT WOULD BE REQUIRED JUST TO ADDRESS THE MAINTENANCE BACKLOG )NDEED SOME
properties may be in such poor condition that additional funding would be required to bring
them up to standard
s A SUITABLE METHOD OF MANAGING THE TRANSFER OF TENANCIES INCLUDING TENANT CONSULTATION AND
choice, needs to be determined before transfers can occur
In order to deliver beneﬁts to tenants and achieve the overall growth of the social housing system, a
clear planning process needs to be in place to facilitate any transfers, including:
s A PLAN FOR COMMUNITY HOUSING TO REACH  PER CENT OF TOTAL SOCIAL HOUSING BY  4HIS COULD
BE ACHIEVED WITH A MIX OF TENANCY MANAGEMENT AND ASSET TRANSFERS ACCOUNTING FOR THE QUALITY
OF HOMES AND MIX OF TENANTS BEING CONSIDERED
s CERTAINTY AND TRANSPARENCY SO THAT COMMUNITY HOUSING ORGANISATIONS TENANTS AND lNANCIERS
have conﬁdence in the new arrangements
s COMMUNITY HOUSING ORGANISATIONS THAT ALREADY MANAGE EXISTING TENANCIES SHOULD HAVE THE
ﬁrst option for any asset transfer, as they have the best knowledge of the tenants needs and
property condition
s WHERE APPROPRIATE TENANCY TRANSFER SHOULD OCCUR BEFORE ASSET TRANSFER ALLOWING A @SETTLING IN
period and an opportunity for the community housing organisation to understand the needs of
the property and the tenant before proceeding
s IN OTHER CASES PORTFOLIO PACKAGES OF BOTH TENANCY MANAGEMENT AND ASSET TRANSFERS SHOULD
OCCUR TOGETHER TO MAXIMISE NEW GROWTH
s THE REMOVAL OF ARBITRARY @LEVERAGE REQUIREMENTS AND A REQUIREMENT TO MAXIMISE OPPORTUNITIES
to maintain and grow the number of homes
s INFORMATION ON PROPERTY CONDITION RENTAL INCOME AND ARREARS TARGETING REQUIREMENTS AND
other relevant factors so providers can undertake timely due diligence assessments
s NO DISADVANTAGE TO TENANTS WHO MUST BE RETAINED ON THE SAME TERMS AND CONDITIONS IN ANY
transfer
s ANY FURTHER TRANSFERS AND GROWTH TO BE BASED ON EVALUATING THE INITIAL TRANSFERS
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Transfers must be conducted transparently
with adequate preparation, consultation and
tenant engagement.
The future of transitional housing should be
considered as part of a transfer program.
4HERE ARE ABOUT   TRANSITIONAL HOUSING
properties currently managed by community
housing organisations. Given community
housing organisations are already familiar
with these properties, they could make
up the ﬁrst stages of any stock transfer.
However, they serve a speciﬁc function
within the homelessness service system and
THIS FUNCTION SHOULD BE RETAINED #HANGES
could incorporate improved performance,
including:
s CLEARER MAINTENANCE AND LEASING COSTS
s CHANGING CONTRACTUAL ARRANGEMENTS
to allow transitional housing to attract
rent assistance
s EXPANDING @SAME HOUSE DIFFERENT
landlord’ models

In most tenancy transfers to date, the
participation of tenants has been poor
0AWSON ET AL   4ENANTS SHOULD BE
involved in any transfer process, including
having the right to choose or refuse a
transfer, especially if their entitlements or
terms and conditions would be affected.
Tenancy transfers must include:
s RESPECT AND SENSITIVITY REmECTING THAT
this is a highly personal decision about
people’s homes
s TIMELY INFORMATION AND DECISION
making, including open and honest
communication with tenants, full
disclosure of changes, and the
opportunity to ask questions
s INCLUSIVE WAYS OF INFORMING TENANTS
including material produced in plain
English and in other languages,
as well as accessible for people
with disabilities

Recommendation 2(b)
Stock transfers to community housing (comprising both title and management
transfers) to achieve the COAG commitment for community housing to manage
35% of social housing. Any transfers must include best practice tenant inclusion in
the transfer process.

c. The National Affordable Housing Agreement (NAHA)
The Victorian Government must act to increase social housing to meet the State’s growing housing
NEED 5LTIMATELY ACTION ON GROWTH FUNDS AND STOCK TRANSFERS WILL NEED TO BE REINFORCED AT THE
#OMMONWEALTH 'OVERNMENT LEVEL *OINT AND CONCERTED EFFORT WILL BE REQUIRED TO WORK WITH THE
#OMMONWEALTH ON A LONG TERM SOLUTION SUCH AS AN IMPROVED .!(!
6ICTORIA CANNOT AFFORD TO WAIT FOR THE #OMMONWEALTH AND OTHER STATES TO RENEGOTIATE AN IMPROVED
.!(!
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Recommendation 2(c)
The Victorian Government must lobby for improvements to the National
Affordable Housing Agreement (NAHA) that enable investment of funds
by the State Government to be augmented by additional funding from the
Commonwealth Government.
d. Innovative financing of social housing
There are a range of models that can be used
to deliver growth in social housing, and it is
most likely that an ‘appropriate combination
of solutions’ will be needed to deliver the
TYPE AND SCALE OF GROWTH REQUIRED +0-'
  &INANCING VEHICLES ARE @A SIGNIlCANTLY
UNDERDEVELOPED PART OF !USTRALIAS RESPONSE TO
HOUSING AFFORDABILITY -ILLIGAN ET AL   +EY
factors in attracting greater levels of
non-government investment in community
housing are:
s A STABLE POLICY FRAMEWORK AND LONG TERM
funding to satisfy private ﬁnance risk
management criteria and reduce risk
premiums
s GUARANTEES FOR HIGHER RETURNS THAN CAN
be generated by current policy settings
$ELOITTE !CCESS %CONOMICS 
s CONlDENCE IN COMMUNITY HOUSING
as a viable long term and ﬁnancially
sustainable investment vehicle
The real cost to government of alternative
ﬁnancing methods should be benchmarked
against traditional public debt ﬁnancing, to
ensure that an alternative option is generating
value for money.
Borrowing mechanisms
%XISTING LAWS AND POLICIES PREVENT PUBLIC
housing from trading to ﬁnance stock growth
and upgrades. Reforming this red tape could
unlock signiﬁcant borrowing capacity and attract
LARGE SCALE PRIVATE lNANCING *ACOBS ET AL  
The community housing sector already acquires
AND SERVICES DEBT WHICH COULD BE EXTENDED
IN THE RIGHT CONDITIONS 4AKING ON EXTRA DEBT IS

RI

limited by conservative offerings from private
lenders, and the lack of an identiﬁed funding
SOURCE TO SUPPLEMENT RENTAL RETURNS 0ROPOSALS
for housing supply bonds as developed by
,AWSON  WHEREBY THE ISSUING OF BONDS
by a specialised ﬁnancial intermediary, with
regulatory measures to ensure the funds
were speciﬁcally directed at affordable rental
housing provision, could provide a new source
of ﬁnance for social housing but would require
government support and involvement.
The ‘revolving loan facility’ currently used in the
!#4 OPERATES AS A SHORT TERM LOAN TO PROVIDE
working capital for a new development, and is
PAID BACK ON COMPLETION OF THE BUILD THROUGH
SALE OF SOME OF THE UNITS RATHER THAN OVER THE
lifetime of the asset. This has the beneﬁt of
adding to affordable housing supply as well
AS CREATING MIXED TENURE COMMUNITIES AND
improved social outcomes.
!NOTHER EXAMPLE IS THE 5+ BASED lNANCE
MODEL UTILISED BY 4HE (OUSING &INANCE
#ORPORATION 4(&# $ELOITTE !CCESS %CONOMICS
 WHEREBY THIS INDEPENDENT COMMUNITY
housing provider raises longer-term bond
ﬁnance for medium-sized organisations, acting
as an intermediary between investors and
borrowers. The speciﬁc measure includes:
s SYNDICATED BONDS n WHERE RISKS ARE SPREAD
across a number of recipient housing
associations
s BILATERAL BONDS n LARGER HOUSING
associations can raise their own bond
ﬁnance directly with institutional investors
s PRIVATE PLACEMENTS n DEBT INSTRUMENTS
offered directly to a small number of
institutional investors
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Public Private Partnerships (PPP)
This model has attracted signiﬁcant interest in Victoria. However, there remains some concern about
the true long-term beneﬁts that the ‘public’ partner receives compared to the ‘private’ partner in the
arrangement - in particular, where the long-term costs to government are greater than would have
been achieved through simple debt mechanisms.
4HE 'OVERNMENT COMMISSIONED +0-' REPORT IDENTIlES THE POTENTIAL FOR 000S TO INCREASE SUPPLY
but ‘institutional investment in affordable rental housing is constrained by the inability of private
INVESTORS TO ACHIEVE SATISFACTORY RISK ADJUSTED RATES OF RETURN WITHOUT SOME DEGREE OF SUBSIDY
+0-'   ! GOVERNMENT GUARANTEE ON THE RENT ALONG WITH OCCUPANCY RISK REMAINING WITH THE
government, would lower the risk model to investors.
7HILE A FULL REVIEW OF THE BENElTS OF THE HIGH PROlLE +ENSINGTON 000 IS YET TO BE RELEASED THE
PROJECT IDENTIlED EARLY CHALLENGES OF LOWER THAN EXPECTED RENTAL RETURNS AND RAISED ISSUES AROUND
COMPETITIVE NEUTRALITY OF SUCH VENTURES AND THE POTENTIAL IMPACT ON .&0S CHARITABLETAX STATUS
+0-'  

Recommendation 2(d)
Attract additional private investment in social housing by developing innovative
financing options.

e. Best Practice Asset Management
!SSET MANAGEMENT INVOLVES @THE SYSTEMATIC PROCESS OF PLANNING ACQUISITION TRANSFER RE
ORGANISATION IMPROVEMENT AND MANAGEMENT OF PHYSICAL ASSETS IN A COST EFFECTIVE WAY +ENLEY ET
AL   )MPROVEMENTS IN ASSET MANAGEMENT REQUIRE GREATER ALIGNMENT BETWEEN OPERATIONAL
strategies and business strategies, an improved knowledge base and skill set amongst those
responsible for asset management, and an approach that resolves ‘governance’ and ‘social policy’
PERSPECTIVES TOWARD ASSET MANAGEMENT +ENLEY ET AL  
The Housing Registrar monitors management of vacancies, rent arrears, sustaining tenancies,
PROPERTY MAINTENANCE AND COMPLAINTS WHICH ARE REPORTED ANNUALLY 0UBLIC HOUSING HAS ITS OWN
internal asset management strategies, reported on in different ways, but primarily internally.
There is a dearth of literature on social housing asset management practices, and little is available on
THE PRACTICES IN 6ICTORIAN PUBLIC HOUSING +ENLEY ET AL   4HE 6ICTORIAN 'OVERNMENTS STRATEGY
of the past decade to sell-off stock in the poorest condition and use the proceeds for redevelopment
purposes appears to have had some short term beneﬁts, but the maintenance backlog continues to
accumulate.
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!REAS IDENTIlED FOR DEVELOPMENT IN ASSET MANAGEMENT INCLUDE
s SYSTEMS FOR MANAGING INVENTORY
s BETTER WAYS OF ASSESSING THE CONDITION OF PROPERTIES
s IMPROVED SKILLS AND COMPETENCY IN MAINTENANCE ROLES AND MORE GENERALLY ATTRACTING MARKET
based skills into social housing
s BETTER LONG TERM PRIORITISATION FOR INVESTMENT AND MAINTENANCE +ENLEY ET AL  

Recommendation 2 (e)
Develop best practice asset management strategies across the whole social
housing sector that would be independently monitored and reported, as is the
current practice in the community housing sector.

3. Financial sustainability and flexible operating payments
-AKING ENDS MEET IS AS MUCH A PROBLEM FOR 6ICTORIAS SOCIAL HOUSING PROVIDERS AS IT IS FOR THE PEOPLE
THEY STRIVE TO HOUSE 2ENTS AND FUNDING FROM 3TATE AND &EDERAL 'OVERNMENTS DO NOT PAY THE COSTS
let alone provide for growth.
In many countries, income support and housing beneﬁts are high enough to pay for reasonable costrecovery. In New Zealand, the Treasury funds the rent gap to ensure the system is sustainable.
3TATUTORY INCOMES IN PARTICULAR .EWSTART !LLOWANCE ARE SO LOW THAT INCOME BASED RENTS CANNOT
COVER THE OPERATING COSTS OF PROVIDING HOUSING AND TENANCY MANAGEMENT !N OPERATIONAL FUNDING
system must be implemented for all social housing providers to address the rent gap created by
affordable rents. The level of operating payment for each social housing provider would vary to
ACCOUNT FOR TAX ADVANTAGES RENT ASSISTANCE PAYMENTS AND THE INCOMES AND ATTRIBUTES OF THE TENANTS
housed. This would ensure that there is no disincentive to house particularly vulnerable groups.
! CLEAR AND TRANSPARENT ALLOCATIONS SYSTEM MUST BE MATCHED WITH AN APPROPRIATE SUBSIDY TO ENSURE
that the requirement to house people on very low incomes does not put the ﬁnancial viability of the
provider at risk. Similarly, access to ongoing support services for very high needs tenants is essential
to sustaining tenancies.

Recommendation 3
Establish a common incentive-based operating payment for social housing so
all tenants, particularly those with multiple needs and on the lowest incomes,
are sustainably housed.
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4. Tenancy management practices
Social housing must improve its capacity to
get better results for tenants so they can live
in houses that suit their needs, be secure in
their homes, and be supported to participate
in community and economic activities.

Recommendation 4(b)
Commence choice-based lettings,
including allowing tenants to make
choices about where they live
without a waiting list “penalty”.

a. Improved access to social housing
! CENTRAL OR COMMON ACCESS POINT FOR SOCIAL
housing applications would provide a simpler,
easier system for everyone and prevent
duplication by providers that run their own
WAITING LISTS 0UBLIC HOUSING AND COMMUNITY
HOUSING PROVIDERS WOULD JOINTLY AND
cooperatively, manage this process.

c. Easier transfers
!LLOWING EASIER TRANSFERS WITHIN THE SOCIAL
housing system could also improve the
EFFECTIVENESS OF SOCIAL HOUSING TENANTS WOULD
ﬁnd homes that are more appropriate and
housing assets would be used more efﬁciently.

Recommendation 4(a)

Recommendation 4(c)

Establish a central access point for
all social housing.

Make transfers easier for tenants
moving to accommodation that is more
appropriate within and between social
housing providers.

b. Allocation choices
!N IMPROVED ALLOCATION SYSTEM WOULD ASSIST A
move towards choice-based letting processes,
whereby properties are advertised and tenants
given some choice in ﬁnding and accepting a
vacancy without forfeiting their right to stay in
THE HOUSING QUEUE 0AWSON   -ATCHING
vacancies would still prioritise those in need,
but with a requirement for housing providers
to allocate a balanced proportion of vacancies
from each of the waiting list categories. The
Housing Registrar would need to monitor the
system. This would allow some discretion and
more appropriate matching of tenant needs
with available stock and local area attributes,
and ensure accountability.

d. Affordable rent setting
Social housing rents should not place a
household under ﬁnancial strain. In Victoria,
social housing rents are insufﬁcient to sustain
the system.
0UBLIC HOUSING TENANTS PAY NO MORE  OF
their assessable income. In community housing,
tenants are generally charged 25%, with some
EXCEPTIONS INCLUDING TENANCIES IN SOME NEWER
STOCK AND .2!3 PROPERTIES
The fact that some decision-makers have an
EXPECTATION THAT RENTS SHOULD COVER OPERATING
costs creates tension between affordability
for tenants and the ﬁnancial viability of social
housing.
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Recommendation 4(d)
Maintain affordable rent setting policies in both community and public housing.
In summary;
s RETAIN INCOME BASED RENTS FOR PUBLIC HOUSING TENANTS AND PUBLIC HOUSING TENANTS WHO
transfer to community housing, at 25%.
s RETAIN INCOME BASED RENTS FOR LOW INCOME COMMUNITY HOUSING TENANTS WHO HAVE BEEN
allocated tenancies from the social housing register.
s SOCIAL HOUSING PROVIDERS MAY APPLY A RANGE OF RENT MODELS THAT MEET APPROPRIATE
affordability benchmarks for tenants with moderate incomes.

e. Property Maintenance
Some 42 per cent of public housing properties
ARE MORE THAN  YEARS OLD AND IN NEED OF REPAIR
OR REPLACEMENT +0-'  REQUIRING AN
ESTIMATED M TO REDRESS +0-'  
0ROVISION MUST BE MADE FOR REGULAR REPAIRS AND
life-cycle replacement maintenance.

Recommendation 4(e)

,IMITED SOCIAL HOUSING TENURE CANNOT BE
evaluated in any meaningful way without
consideration of the restricted availability and
affordability of alternative housing in private
housing markets.
Security of tenure in public housing has been
identiﬁed as likely to be of particular importance
in facilitating economic participation, particularly
for those tenants who have unstable and
fractured family backgrounds, employment or
HOUSING HISTORIES &IXED TERM TENANCIES MAY
counter efforts to promote work participation
by creating or reinforcing links between income
based rent and work disincentives ie creating
an incentive to remain below income eligibility
thresholds in order to secure ongoing tenure.

Implement stronger standards and
enforcement of property repairs and
maintenance.

f.

2EDUCED SECURITY OF OCCUPANCY OR lXED TERMS
is likely to increase pressures on other housing
and homelessness services and do little to
reduce public housing waiting lists.

Security of occupancy

#URRENT PUBLIC HOUSING ELIGIBILITY AND
allocation policies have created a
housing system in which most occupants
are in need of long-term or permanent
housing assistance.

&IXED TERM TENANCIES AND ELIGIBILITY REVIEWS IN
NSW have been administratively burdensome
and have arguably created a strong incentive for
tenants to remain below the income eligibility
threshold.

Given the proﬁle of social housing
tenants, and limited social housing stock,
there is little scope for limited tenure
arrangements to provide an appropriate
level of housing assistance for most
current or prospective tenants.

Recommendation 4(f)
Maintain security of occupancy, where
tenants have options to stay in social
housing, with flexibility around the
particular property and manager.

The health and wellbeing beneﬁts of
HOUSING SECURITY AND CONVERSELY THE
negative health and wellbeing outcomes
associated with reduced housing
SECURITY ARE WELL DOCUMENTED
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g. Sustaining tenancies and preventing
homelessness
Eviction from public housing should be a last
resort. In these circumstances, tenants face
CRISIS EXTREME STRESS AND HOMELESSNESS AND
governments will ultimately pay the costs
THROUGH THE HOMELESSNESS HEALTH AND JUSTICE
systems. Taking positive action to sustain
tenancies and prevent homelessness is an ideal
scenario for government and individuals alike.
4HIS COULD INCLUDE A mEXIBLE TENANT SUPPORT
program to help people before they face an
eviction crisis including:
s CHANGES TO THE Residential Tenancies Act
1997 24! AND THE Victorian Civil and
Administrative Tribunal Act 1998 6#!4
!CT THAT ENFORCE EVICTIONS AS A @LAST RESORT
s ACCESS TO FUNDS TO REPAY SMALL DEBTS AND
help with ﬁnancial counselling
s BETTER CUSTOMER SERVICE AND RENTAL
collections to identify people with
difﬁculty paying as quickly as possible, so
positive action can be taken to stop their
situation deteriorating.

Recommendation 4(g)
Better liaison with struggling tenants
and improved support for providers to
minimise the risk of eviction.

SHOULD THEY EXPERIENCE A POOR DECISION 4HE
.37 (OUSING !PPEALS #OMMITTEE OR A SOCIAL
housing ombudsman could also be investigated
as possibilities. In either case, overall monitoring
would remain with the Housing Registrar.

Recommendation 4(h)
Implement an enforceable independent
complaints resolution process for
non-tenancy law disputes.

i.

Resolving neighbour conflicts

! VERY SMALL PERCENTAGE OF SOCIAL HOUSING
TENANTS EXHIBIT ANTI SOCIAL BEHAVIOUR WHICH
in some circumstances, may be linked to
NEIGHBOURHOOD DISPUTES 4HESE CONmICTS HAVE
grown since the introduction of targeting in
SOCIAL HOUSING (ABIBIS ET AL  
#ONmICT AND DISPUTES CAN RESULT FROM
deteriorating personal relationships between
TENANTS WITH COMPLEX LIVES WHO LIVE IN CLOSE
PROXIMITY OR BETWEEN TENANTS WITH NEARBY
residents. Early intervention, mediation and
housing transfers can effectively assist to reduce
ANY CONmICTS 'OOD CUSTOMER SERVICE CLEAR
EXPECTATIONS AND RESPONSIVE COMPLAINTS SYSTEMS
also aid the resolution of disputes. Improving
the system is preferable to imposing new, harsh
penalties, which do little to resolve the causes
OF CONmICT AND POTENTIALLY FURTHER DISENFRANCHISE
tenants.

h. Independent dispute resolution
! 3ERVICE #HARTER FOR SOCIAL HOUSING OUTLINING
the rights and responsibilities of tenants and
housing providers would provide a clear and
COHERENT SET OF EXPECTATIONS FOR ALL PARTIES
4HE EXISTING PUBLIC HOUSING APPEALS PROCESS
should be complemented by a similar
independent appeals process in community
housing to improve the recourse for tenants

Recommendation 4(i)
Implement more active tenancy
management and better policies and
procedures to deal effectively with
neighbourhood disputes, including
compulsory mediation.
RI
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5. Housing governance and regulation
0ART OF THE PROBLEM WITH 6ICTORIAS RESPONSE TO THE HOUSING AFFORDABILITY CRISIS IS THAT RESPONSIBILITY
for broad housing policy is diffused across government, while social housing has a single agency
responsible for developing policy, providing housing services, and funding others to provide similar
SERVICES 4HE (OUSING 2EGISTRAR LOCATED IN THE $EPARTMENT OF 4REASURY AND &INANCE ONLY REGULATES
the community-housing sector. The Registrar does not provide oversight for public housing.
#ONSEQUENTLY BROADER HOUSING POLICY IS OFTEN OVERLOOKED AND POORLY CO ORDINATED ACROSS AGENCIES
-EANWHILE SOCIAL HOUSING SUFFERS FROM CONmICT BETWEEN THE OBJECTIVES OF FORMULATING GOOD POLICY
service delivery, funding provision for housing initiatives, and the need for a strong and independent
regulator.
The social housing system needs a different structure and management to make the most efﬁcient
use of funding and provide effective oversight. Good policy development would be best achieved by
a department working at arm’s length from service provision, and without the distraction of day-today management of housing services. This would also allow that department to determine the best
allocation of funds, free from any concerns about its own operational needs, and ensure far greater
transparency in the use and rationale for funding decisions.
Separating the provision of public housing by creating a separate statutory housing authority would
also allow that agency to focus more clearly on good management of tenancies and the protection
of public assets. Transferring regulatory oversight of such a statutory housing authority to the
independent Housing Registrar would reduce regulatory duplication, and ensure high and consistent
standards across the entire system.

Recommendation 5(a)
Change public governance arrangements to separate the roles of housing policy,
provision, and regulation, to allow agencies to concentrate on specific functions
and not confuse their distinct responsibilities, with:
I

A SINGLE DEPARTMENT FOR HOUSING FUNDING AND POLICY DEVELOPMENT

II PUBLIC HOUSING DELIVERED THROUGH A SEPARATE STATUTORY HOUSING AUTHORITY AND
iii. the Housing Registrar being the sole regulator of the social housing sector for consistency,
transparency, accountability and good governance.

Victorian community housing is regulated in line with national regulatory standards. Victorian
public housing sits outside this system, creating an additional, internal process of regulation. So
THAT TENANTS EXPERIENCE THE SAME STANDARD OF HOUSING REGARDLESS OF THEIR PROVIDER THE 6ICTORIAN
Government should ensure that public and community housing are regulated on the same basis. This
WOULD ENSURE PUBLIC HOUSING IS THE SUBJECT OF INDEPENDENT PRUDENTIAL OVERSIGHT AND PERFORMANCE
measures, including asset management and maintenance, with safeguards for tenant wellbeing. It
would also eliminate unnecessary duplication by Government.
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Recommendation 5(b)
Regulate both public and community housing providers to the same standard
under a single regulatory system to improve accountability and consistency.
/NE OF THE GREATEST IMPEDIMENTS TO THE 6ICTORIAN 'OVERNMENTS PROVISION OF A COHESIVE AND
co-ordinated response to housing adequacy and affordability concerns is the diffuse set of
RESPONSIBILITIES ACROSS GOVERNMENTS FOR DIFFERENT ASPECTS OF HOUSING &OR INSTANCE DIFFERENT PARTS
OF THE LAW REGULATING THE PRIVATE RENTAL MARKET ARE SPLIT BETWEEN AT LEAST FOUR DIFFERENT -INISTERS
3IMILARLY THE MANY OPPORTUNITIES THAT DIFFERENT AGENCIES HAVE TO INmUENCE HOUSING AFFORDABILITY
n SUCH AS PLANNING REGULATION STATE TAXATION CONCESSIONS RENTAL MARKET REGULATION AND HOUSING
subsidies – are not co-ordinated, so that no coherent policy making occurs.
#ONSISTENT WITH THE NEED FOR A WHOLE OF GOVERNMENT !FFORDABLE (OUSING 3TRATEGY -INISTERIAL
responsibilities should be reconﬁgured so the housing portfolio has oversight for the entire housing
SYSTEM AND IS NOT SEGMENTED BETWEEN A PATCHWORK OF -INISTERS AND AGENCIES 4HIS WOULD ALLOW ONE
part of government to take a birds-eye view of the whole housing system, incorporating planning for
population growth and infrastructure investment in plans for social housing.

Recommendation 5(c)
Reconfigure Victorian Ministerial arrangements so that responsibility for housing
includes private rental regulation, State tax concessions and affordable home
ownership, as well as public and community housing.

6. Reduce demand for social housing
)N ADDITION TO STRATEGIES FOR INCREASING THE SUPPLY OF SOCIAL HOUSING IT IS CRITICAL THAT AN !FFORDABLE
(OUSING &RAMEWORK EXPLORES AVAILABLE STRATEGIES TO HELP TAKE PRESSURE OFF THE SOCIAL HOUSING
SYSTEM 4HIS WOULD INCLUDE MEASURES AT BOTH A 3TATE AND #/!' LEVEL THE LATTER REQUIRING SIGNIlCANT
ADVOCACY FOR REFORM IN CONJUNCTION WITH OTHER 3TATES AND 4ERRITORIES 'IVEN THAT MANY 3TATES AND
Territories face similar problems of declining social housing and increasingly unaffordable private
homes, there are strong grounds for tackling this at a national level.
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Victorian Government actions
a. Planning reform
The potential for planning reform to address
housing affordability issues is widely recognised
BOTH IN !USTRALIA AND INTERNATIONALLY %VIDENCE
IN THE !USTRALIAN CONTEXT SUGGESTS THAT WHILE
States can undertake their own reforms, a
uniform national planning framework would be
REQUIRED TO PROVIDE THE GREATEST BENElTS "EER
 'URRAN  -ILLIGAN  0RODUCTIVITY
#OMMISSION  AS CITED IN 'RONDA ET AL
 
0LANNING REFORMS THAT SHOULD BE CONSIDERED TO
increase supply include:
s INCLUSIONARY ZONING WHERE INCLUSION OF A
proportion of social housing in new multiUNIT DEVELOPMENTS IS LEGISLATED
s INCLUSIONARY APPROVALS WHERE LOCAL
government places covenants or other
conditions on developments with a
minimum requirement for social housing
UNITS
s DENSITY BONUSES WHERE HIGHER DENSITY
developments are approved on the basis
OF SOCIAL HOUSING BEING INCLUDED
b. Tenancy law reform
4HE MAJORITY OF LOW AND MODERATE INCOME
households live in the private rental market, and
WILL CONTINUE TO DO SO INTO THE FUTURE -AKING
this market more efﬁcient, affordable and secure
will help to sustain tenancies and provide a
viable alternative to social housing. In order to
improve the private rental system a number of
legislative, policy and programmatic changes
ARE NECESSARY ! COMPREHENSIVE REVIEW OF
residential tenancies laws is needed to improve
the accessibility, affordability, quality and
security of rental housing.
In addition to changes to residential tenancies
LAW THE PRACTICES OF THE 6ICTORIAN #IVIL AND
!DMINISTRATIVE 4RIBUNAL 6#!4 SHOULD BE

RI

reviewed. Eviction processes are a critical
‘intervention point’ for people at risk of
HOMELESSNESS AND 6#!4 IS ON THE FRONT LINE
(OWEVER THERE IS EXTREMELY LIMITED SCOPE FOR
6#!4 TO CONSIDER INDIVIDUAL VULNERABILITIES OR
risk of homelessness in eviction proceedings
under both the Residential Tenancies Act 1997
24! AND THE Victorian Civil and Administrative
Tribunal Act 1998 6#!4 !CT 
To support the position of eviction as a ‘last
resort’, policy settings and frameworks should
BE AMENDED ! CONSULTATION PROCESS SHOULD
BE DEVELOPED TO REVIEW THE 24! AND 6#!4
!CTS IN ORDER IMPROVE OUTCOMES FOR TENANTS
and landlords, as well as the rates of tenancy
sustainment. Speciﬁcally this consultation should
CONSIDER AMENDMENTS TO THE 24! AND 6#!4 !CT
including:
s THE ABILITY TO DIVERT TENANTS AWAY FROM
eviction processes and into support
programs
s THE DEVELOPMENT OF BROKERAGE FUNDING
TO CLEAR SMALL AMOUNTS OF ARREARS LESS
THAN  AND SPECIlC TRIBUNAL POWERS
to resolve arrears through access to
brokerage
s A REQUIREMENT TO NEGOTIATE
s THE ABILITY FOR 6#!4 TO CONSIDER
special circumstances including risk of
homelessness when making decisions to
evict
s 6#!4S ABILITY TO EXTEND TIMEFRAMES
for eviction proceedings, including
ADJOURNING HEARINGS AND POSTPONING
possession orders depending on client
circumstances, vulnerabilities and access
TO SERVICESALTERNATIVE HOUSING
c. Taxation reform
Stamp duty is levied on nearly all property sales,
determined by the value of land and buildings
AND APPLIED AT DIFFERENT RATES FOR OWNER
OCCUPIERS AND INVESTORS  4HE CURRENT 6ICTORIAN
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'OVERNMENT SCHEME TO REDUCE STAMP DUTY BY  FOR ELIGIBLE lRST HOMEBUYERS DElNES STAMP DUTY
as a ﬁscal barrier to home ownership for low-income households.
,AND TAX IS TYPICALLY APPLIED ONCE AN INVESTOR REACHES A CERTAIN VALUE THRESHOLD 4HIS STRUCTURE IS A
disincentive for large-scale investment in the rental sector, and reduces housing affordability for
TENANTS AS DEVELOPERS INEVITABLY BUILD IT INTO HIGHER RENT COSTS !(52) A 
/NE OPTION IS TO ABOLISH ALL STAMP DUTY AND REPLACE IT WITH A mAT LAND TAX THAT WOULD BE TREATED
EQUALLY REGARDLESS OF OWNERSHIP -ODELLING SHOWS THAT OVER TIME THIS WOULD RESULT IN REDUCED HOUSE
prices and therefore greater housing affordability. This is a long-term measure, which would need to
BE PHASED IN OVER A CONSIDERABLE PERIOD 4HE !#4 IS POISED TO PHASE OUT 3TAMP $UTY AND REPLACE IT
WITH A BROAD BASED LAND TAX OVER A  YEAR PERIOD !(52) B 
d. First Home Buyer Grant Scheme review
Rather than improving housing affordability, ﬁrst home owner grants have operated as a general
economic stimulus to the property sector, counteracting other measures to improve access to home
OWNERSHIP 7OOD ET AL   4HE CURRENT 6ICTORIA &IRST (OME /WNER 'RANT &(/' SCHEME OF UP
TO   IS RESTRICTED TO ELIGIBLE BUYERS OF NEW HOMES FROM  *ULY  ACTING AS AN INCENTIVE TO
INCREASE SUPPLY OF NEW HOUSING PRIOR TO THIS IT WAS AVAILABLE TO ALL ELIGIBLE lRST HOME BUYERS  7HILE
the grant was originally intended to counteract the introduction of GST on home purchases, it is
arguable that the cost of this grant has now been built into developers’ costings as part of their
ﬁnancial modelling for sales.
2EMOVING THE &(/' WOULD HAVE SOME SHORT TERM IMPACT ON HOUSING AFFORDABILITY BUT THE
LONGER TERM IMPACT OF REMOVING AN ARTIlCIAL INmATIONARY MECHANISM COULD HAVE MUCH WIDER BENElTS
e. Shared Equity Schemes
Shared equity products, which allow buyers to purchase part of the value of their home, have been
DEVELOPED TO A SOPHISTICATED LEVEL IN SOME JURISDICTIONS NOTABLY 7! AND 3! AND DESERVE
RE EXAMINATION IN 6ICTORIA 4HESE SCHEMES ALLOW PEOPLE WITH LOWER INCOMES AND ASSETS SUCH AS
retirees with modest assets or low-income families struggling to compete in the over-heated private
housing market, to secure a home.
Government-backed products have developed strong offerings through arm’s length agencies
0INNEGAR ET AL   4HE 6ICTORIAN GOVERNMENT SHOULD INVESTIGATE THESE SHARED EQUITY PRODUCTS AS
PART OF AN !FFORDABLE (OUSING 3TRATEGY
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Commonwealth Government actions
In addition, areas where the State Government
SHOULD ADVOCATE FOR #OMMONWEALTH POLICY
reform include:
a. National Affordable Housing Agreement
(NAHA)
The current agreement is a positive step
forward in setting up a new national approach
to delivering more coordinated housing and
HOMELESSNESS POLICIES 'RONDA AND #OSTELLO
  (OWEVER THE FAILURE OF THE .!(! TO
include the broader range of housing programs
SUCH AS #OMMONWEALTH 2ENTAL !SSISTANCE
.ATIONAL 2ENTAL !FFORDABILITY 3CHEME (OUSING
!FFORDABILITY &UND AND THE &IRST (OMEOWNERS
3CHEME WEAKENED ITS ABILITY TO DELIVER
improved housing affordability. Similarly,
the funding structure, whereby a lump sum
payment is made to the states inhibits the
proper economic management of the housing
asset base. We strongly recommended that the
Victorian Government advocate for a future
.!(! TO PROVIDE SEPARATE FUNDING STREAMS FOR
CAPITAL AND OPERATIONAL EXPENDITURE IN ADDITION
to a funding stream for homelessness and
housing support programs. This will ensure true
transparency of inputs and outputs, that can
be reported on, and used to secure the most
efﬁcient use of resources.
#RITICALLY IT IS RECOMMENDED THAT A FUTURE
.!(! NOT ONLY INCLUDE A BROADER RANGE OF
housing programs but that speciﬁc performance
MEASURES ARE INCLUDED ACROSS ALL .!(!
components to support true coordination and
accountability.

RI

4HE FUTURE .!(! SHOULD AIM TO CREATE A
housing system, which is ‘tenure neutral’
'RONDA AND #OSTELLO  WHEREBY
s ONE FORM OF TENURE IS NOT PRIVILEGED OVER
another
s MOVEMENT WITHIN AND BETWEEN TENURES IS
enabled
s WEALTH GENERATION CAN OCCUR EQUALLY
amongst tenures
s SUSTAINABLE AND APPROPRIATE AFFORDABLE
housing is available across all housing
tenures

b. National Rental Affordability Scheme
(NRAS)
This scheme is designed to encourage the
construction of new properties for rent at below
MARKET RATES )T PROVIDES EITHER A TAX CREDIT FOR
PRIVATE INVESTORS OR A SUBSIDY FOR .&0 PROVIDERS
FOR  YEARS .2!3 ALSO REQUIRES FUNDING OR
IN KIND CONTRIBUTION FROM 3TATES4ERRITORIES
#URRENTLY THIS PROGRAM OFFERS JUST  
INCENTIVES IN TOTAL 7E RECOMMEND THAT .2!3
be established as a permanent program with
predictable, annual funding to allow certainty
for investors and long term planning for housing
providers.
c. Income support payment reform
Improving income support programs, speciﬁcally
an increase to current payment levels of
Newstart, is essential to addressing housing
affordability for unemployed singles. The
widely recognised inadequacy of Newstart as
A BASIC INCOME FOR SINGLES HAS BEEN THE SUBJECT
of intense advocacy and lobbying from the
community services sector. The inadequacy of
this payment is a key contributor to growing
levels of evictions in the private rental
sector, and therefore increases demand on
homelessness services and social housing wait
lists.
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'IVEN THE INCREASING NUMBERS OF AGED PENSIONERS AND PEOPLE ON THE $ISABILITY 3UPPORT 0ENSION
AND THEIR EXISTING HIGH NUMBERS WITHIN THE PUBLIC HOUSING SECTOR IT IS ALSO IMPORTANT TO RECOGNISE
THAT THESE #OMMONWEALTH PAYMENTS HAVE A SIGNIlCANT IMPACT ON BOTH AFFORDABILITY FOR RENTERS IN THE
PRIVATE RENTAL SECTOR AND IN THE RENTAL REVENUES FOR FUTURE SOCIAL HOUSING PROJECTS
d. Taxation reform
%XISTING TAX AND TRANSFER SETTINGS SIGNIlCANTLY IMPACT ON THE OPERATIONS OF THE !USTRALIAN HOUSING
SYSTEM 9ATES  AND EVIDENCE HAS BEEN PRESENTED SUGGESTING THESE ACTIVELY UNDERMINE
THE OBJECTIVES OF THE .!(! 'RONDA AND #OSTELLO   4HE (ENRY 4AX 2EVIEW OF  ALSO
identiﬁed the need to change policy settings to address the impact of negative gearing on
RESIDENTIAL INVESTMENT CAPITAL GAINS TAX EXEMPTIONS ON OWNER OCCUPIED HOUSING INCOME TAX
EXEMPTION OF IMPUTED RENTS LINKING OF #2! TO PROPERTY MARKET mUCTUATIONS AND THE IMPACT OF
CURRENT LAND TAX ARRANGEMENTS
4HE BIGGEST BENElCIARIES FROM CURRENT HOUSING TAX POLICY ARE HOME OWNER OCCUPIERS PARTICULARLY
THOSE ON HIGH INCOMES WITH AN ESTIMATED  BILLION IN INDIRECT TAXATION ASSISTANCE IN  
COMPRISING ALMOST  BILLION IN CAPITAL GAINS TAX EXEMPTIONS AND  BILLION IN NON TAXATION OF
IMPUTED RENTS  4HESE TAX EXPENDITURES EFFECTIVELY PROVIDED AN   SUBSIDY PER OWNER OCCUPIER
HOUSEHOLD PER YEAR IN   AND   PER HOUSEHOLD PER YEAR TO INVESTORS !(52) A 

Recommendation 6
Reduce demand on the social housing sector through the complementary
reforms outlined.
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