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The Goals 

Goal 1 – Increasing affordable home ownership for low income households 

Home ownership continues to be the dream of many low income Australians.  For a growing 
number of families, however, it is a dream that is becoming increasingly difficult to realise.  
Previous governments have recognised this challenge and the 2007 Affordable Housing 
Action Plan (the AHAP) sought to drive action to improve housing affordability.  As already 
noted, the AHAP has had overall success in increasing supply but limited success in 
improving affordability for households in the two lowest income quintiles.  

This Strategy builds on this previous work but proposes a more targeted approach with a 
particular focus on Q2 households, which research has identified as the cohort most likely to 
be experiencing housing stress.  With the appropriate product and mechanisms and in a less 
crowded market (due to targeting our investment and actions), there can be a realistic 
prospect for some of these households to be able to own their own homes.   

Goal 2 – Increasing affordable rental housing 

Notwithstanding any initiatives to increase the availability of affordable homes for purchase 
there is a growing realisation that, for some, home ownership is either no longer a realistic 
option or may no longer be preferred.  For these households, achieving safe, secure and 
affordable rental housing is now the objective.   

Even so, conspicuous challenges remain and there is a clear need to increase the supply of 
affordable rental housing.  Demand continues to outstrip supply and the Strategy therefore 
proposes a mix of demand- and supply-side initiatives to help close this gap. 

While the National Rental Affordability Scheme (NRAS) has played an important role in 
increasing the supply of affordable housing, particularly in the student accommodation 
sector, research from AHURI shows that there are still ongoing issues for private renters in 
Q2 who continue to be crowded out of the rental properties they can afford by households 
in higher income quintiles.  
 
While rental options exist for those at the higher end of Q2, for those at the lower end there 
are very few opportunities.   
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Focus Area B: Increasing Housing Supply and Diversity 

Increasing Housing Supply and Diversity acknowledges the critical importance of supply-side 
initiatives in addressing housing affordability. Indeed, of the 20 recommended actions, nine 
are focused on better targeted housing supply. 

This focus area seeks to deliver an increased housing supply and, importantly, provide a 
greater choice of housing type and design.  It builds on the work of the Public Housing 
Renewal Program now underway which will, over the four year period 2015-2019, replace 
1,288 ageing public housing properties and replace them, roof-for-roof, with modern, new, 
contemporary designed, energy efficient properties.   

It canvasses consideration of apartment, villa and freestanding properties, as well as 
innovative design ideas such as tiny houses, the ‘missing middle’ and the adaptive reuse of 
commercial properties promoted in the Safe and Well Green Paper launched by the ACT 
Anti-Poverty Week committee in October 2015.9 

It also considers the impact of possible changes to existing affordable housing initiatives and 
the expansion of the Greenfield development affordable housing requirement to urban in-
fill areas. It seeks to re-target the supply of dedicated affordable housing, improve the 
geographic spread and enable the provision of new housing typologies aimed at lower 
income households.   

The need for focus in this area is illustrated in Figure 3 below, which shows the diminishing 
share of new developments in Greenfield areas.  While 93 per cent of new developments in 
2009 were in Greenfield areas, that percentage is forecast to be as low as 22 per cent in 
2018, with an average of only 36 per cent over the next four years. 

While there have been a number of challenges and delays associated with Greenfield land 
releases over the period, there has been an ongoing policy shift towards a more compact 
city.  Specifically, the ACT Planning Strategy released in 2012 outlines a strategy to ‘create a 
more compact, efficient city by focusing urban intensification in town centres, around group 
centres and along the major public transport routes, and balancing where Greenfield 
expansion occurs.’  

                                                           
9 ACT Anti-Poverty Week Committee, Safe and Well Green Paper: redefining the affordable housing crisis, 
released October 2015. 
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 Action 1: New Affordable Housing Targets  

The Release of 400 new Dwelling Sites per annum 

In order to maintain an adequate supply of affordable housing options and improve the 
geographic spread and diversity of affordable housing, it proposed that a target number of 
400 sites be established which are spread across the full infill and Greenfield land release 
program.  This action replaces the current ambiguous affordable housing policy that 
requires 20 per cent of a greenfield estate to be sold at the required affordable housing 
price threshold.   

The action also reflects the vision set out in both the ACT Planning Strategy and the 2015 
Statement of Planning Intent, which calls for a more compact, urban intensive city which 
balances where Greenfield expansion occurs. 

The ACT Government has responded to this by programming land release that provides for a 
number of significant urban renewal projects while concurrently reducing the proportion of 
Greenfield land within the program. For example, since the inception of the AHAP in 2007, 
when affordable housing provision was achieved from new Greenfield land, the proportion 
of this land has been on average around 66 per cent of the total release program.  In the 
coming years this proportion is forecast to fall to 36 per cent.  The affordable home 
purchase policy, however, has not changed over this time and only allows for site releases in 
new Greenfield areas. 

The outcome of this proposed approach as applied to the next four year Indicative Land 
Release Program is illustrated in Figures 6 and 7, which compare a ‘business as usual’ 
scenario with the scenario if this action was adopted. 

Under the ‘business as usual’ scenario, the current policy would see approximately 1,400 
affordable dwellings sites concentrated within 10 suburbs.  This already presents a challenge 
as outlined at Case Study 1 at Attachment A as the price of Greenfield land has made it 
almost impossible to deliver an affordable product on a single residential block. 

Under the proposed approach, 1,600 affordable housing properties would be spread across 
25 new and existing suburbs including a number of town centres.  

The proposed 400 dwelling site annual target has been informed by the number of 
affordable sites that have been provided to the market since the launch of the AHAP in 
2007. 

Since the commencement of the affordable housing action plan, an estimated 2,886 
Greenfield dwellings sites have been provided to the market for affordable housing. Of 
these 2,309 were for affordable home purchase at specific price thresholds, 577 sites were 
for affordable rental or purchase to Community Housing Canberra, and an additional 623 
sites for Public Housing Renewal. 
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Figure 4: Geographic Spread of Future new Affordable Housing Options – 2017-18 to 2020-21 Business as Usual 
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Action 2: Expand the range of affordable housing types and tenures 
within new Affordable Housing Targets 

This action would formalise a number of existing arrangements around the provision of land 
for affordable housing to the public housing sector, the community sector and to the open 
market.  

Setting a numerical target each year would allow for more flexibility, better targeting and 
consistent reporting of all ACT Government effort towards increasing the supply of 
affordable housing. 

It is proposed that the following provision of sites be counted towards the 400 affordable 
dwelling site targets: 

• Outright affordable home purchase at specific price thresholds 
• Community housing 
• Public housing 
• Low income disability housing 
• Shared equity purchase to eligible households 
• Other innovative affordable housing types and tenures sold to eligible households 

Land Release for Affordable Home Purchase 

It is proposed that within the proposed Affordable Site Release Target of 400 affordable 
home sites per annum, land is continued to be made available for affordable home 
purchase. The target market under the proposal however is projected to be smaller, 
consistent with Action 3 where eligibility is reduced and restricted to those households 
earning around $100,000 or less.  

The exact number of sites reserved for this type of housing within the 400 can be revised 
each year according to market conditions and site specific considerations. 

Although this paper does not address the current affordable home purchase thresholds, 
there is likely to be a need to revise the thresholds downwards in line with the ability to pay 
of these lower income households.   

Land Release for Community Housing 

To date, the provision of sites to the Community Housing Sector has been achieved through 
an allocation of sites to CHC Affordable Housing (under an MOU), or by direct sale/transfer 
to a handful of other providers. 

Under the existing MOU, a minimum of 50 sites per year are made available to Community 
Housing Canberra for the construction of properties that are either: 
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Action 7: Introduce incentives for private landlords who provide 
affordable housing  

This action proposes a scheme to encourage private rental landlords to make their 
properties available as long term rentals to eligible low income families. Despite being very 
active in the provision of around 2,400 NRAS properties, the ACT Government does not 
currently provide any concessions or incentives to private landlords who provide affordable 
rental housing.  As a result, the demand for affordable rental housing exceeds the stock of 
available affordable housing.  There is a need to close this gap. 

It is envisaged that landlords would make their properties available as part of a community 
housing rental pool, managed by an external community housing provider with rents being 
set at below market value.  An example of such an arrangement exists in Victoria through 
the not-for-profit HomeGround Real Estate Agency, a model that is under investigation in 
line with the recent Labour/Greens Parliamentary Agreement, and consistent with action 10 
of this Options Paper. 

In order to close the gap for the landlord to what the property may rent for at full market 
rate, the ACT Government could introduce a concession on rates, stamp duty or land tax.   

An example study on a median priced house and unit under this scheme is at Table 9. While 
in both instances the concessions fall short of the cash flow difference, there may be some 
landlords who would be happy to forego the full market rate to contribute to a social need. 

For developers looking to build new property to tip into the pool, further incentives or 
concessions could be made available. 
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Table 4: Example study on a median priced house and unit 

 Example House  
(Evatt) ($) 

Example Unit 
(Narrabundah) ($) 

Weekly rent  +380 +390 
Annual rent +19 760 +20 280 
Annual rates payable -1 610 -1 046 
Annual land tax payable (based on fixed charge 945 
+ AUV%) 

-2 353 -1 445 

Total cash flow +15 797 +17 789 
Community Housing Pool (75% of market) 
Weekly rent  +285 +292.50 
Annual rent +14 820 +15 210 
Annual rates 0 0 
Annual land tax 0 0 
Total cash flow +14 820 +15 210 
Difference (+/-) -977 -2 589 

 
As shown in the above table, a subsidy on rates and land tax does not adequately offset the 
reduction in market rent.  Providing additional incentives to landlords may work in concert 
with a number of other actions, such as planning and building code reforms to improve 
overall housing affordability. 

Lead Directorate: CMTEDD (SPD and Treasury) is nominated to lead this action.  No other 
Directorates have a role in its implementation.  
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Action 9: Trial planning and building code amendments in selected 
suburban core zones to facilitate increased density housing options 
for sale to eligible purchasers 

This action would canvass further options to roll back planning and building code 
restrictions where they prohibit or restrict affordable housing typologies.  
 
Planning and building code amendments could promote the development of more duplexes, 
triplexes and townhouses – the ‘missing middle’ – to meet the needs of low-income, smaller 
households. Specifically, amendments to Draft Variation 306 to allow the separate titling of 
dual occupancy dwellings on sites larger than 800sqm could unlock low cost housing options 
in existing suburbs. 
 
The ACT’s housing stock is dominated by single detached houses on large suburban blocks. 
Within the existing planning and building code, there is essentially only one code that aims 
to facilitate low cost housing. The compact block code introduced in 2007 allows for the 
planning and development of housing on blocks up to 250 square metres. Appropriate 
amendments to facilitate other housing types could be further considered. 
  
Examples of possible ‘low cost’ housing options that could be facilitated through changes to 
the planning and building code include: 
 
• Development of infill sites using new and innovative designs such as Nightingale housing 
• Dwellings that incorporate clever design and energy efficiency;  
• adaptive reuse of empty and older non-residential and heritage buildings; and 
• allow a capped number per annum of separately titled multiple occupancy dwellings on 

existing blocks that can only be sold to Q1 and Q2 households within set price 
thresholds; 
 

Proposed Planning changes to achieve affordable housing outcomes include: 
 
1. Define “affordable dwelling” and/or “Inclusionary housing” 
Affordable dwelling as defined by a set Government policy meaning a dwelling that is priced 
in a way that is targeted to purchases or renters who cannot afford to purchase or rent at 
market rate. 
 
This definition would be included in the Territory Plan under the umbrella term 
“RESIDENTIAL”. 
2. Include “Affordable dwelling” as a use in the Territory Plan  
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6. Market sounding/testing exercise with industry and development assessment  

The ACT Government contribution to this step is to advertise a new project to test 
affordability pilot projects.  Some examples are as follows. 

a. New and innovative housing options – Nightingale Housing 

Nightingale Housing is a new social enterprise set up by Melbourne based architects to 
develop an innovative, systems based housing model to deliver sustainable and affordable 
multi-residential homes. 
 
b. New Experimental Architectural Typologies 

NEAT (New Experimental Architectural Typologies) was developed as a response to address 
urban infill constraints for affordable housing types as well as assist in reducing the pressure 
placed on Greenfield development as the demand for new development areas continues to 
exceed supply.  NEAT explores options to reduce regulatory burden in higher density 
housing that achieves affordable as well as high quality architectural design outcomes.  
Designs can be applied to infill sites however, may also be suitable applicable to more 
compact Greenfield sites.  The design outcomes proposed a mix of attached, semi detached 
and apartment homes that demonstrate high quality, innovative living while still achieving 
affordability requirements.  The design competition was completed in 2014.  

c. Compact dwelling typologies 

‘Tiny houses’ could be an affordable housing type for older people (singles or couples) who 
would prefer to live in a small, accessible, and easy to maintain dwelling with similar 
dwellings in close proximity on the same block. This would allow for shared garden/outdoor 
amenities and promote living in community while allowing for independent space. This 
option may be suitable for Q2 as well as Q1 households, given that 43 per cent of public 
housing tenants are single person households, and almost one in five households (19 per 
cent) has a main tenant aged 65 or older. 
 

d. Adaptive Re-use 
In addition, adaptive reuse of empty and older office buildings for housing could capitalise 
on the embodied energy retained within the existing structure (representing about 95 per 
cent of the energy required in the construction of a new building) and their convenient 
locations near to transport, employment and education hubs. Re-purposing empty or low 
quality office space in inner city areas may be able to deliver a mix of full market priced as 
well as affordable housing. The ACT Government may wish to further explore this 
opportunity in the interest of urban renewal and increasing densification in the city centre. 

Lead Directorate: The Environment and Planning Directorate (EPD) is nominated to lead this 
action with input from CMTEDD.  
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Action 11: Investigate planning control flexibility such as density or 
floor space bonuses to facilitate “community benefit” incentives in 
town centres 

There is an opportunity in town centres to offer incentives for the developers of taller 
apartment buildings to provide better community outcomes in return for additional GFA.   

Environment, Planning and Sustainable Development Directorate (EPSDD) are undertaking 
work around precinct code amendments that would provide incentives to obtain 
community benefits.  The benefits may include: 

1. communal open space; 
2. increased accessibility or universal design standards; 
3. public realm upgrades; 
4. increase affordable housing provisions; and/or 
5. greater variation in unit sizes and types 

Incentives may include: 

1. floor space, density or building height bonus; and/or 
2. relaxed provision of car parks or private open space 

Lead Directorate: The Environment and Planning Directorate (EPD) is nominated to lead this 
action with input from CMTEDD. 
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Action 12: Work to sustain public housing tenancies and prevent 
homelessness  

Housing ACT has been moving towards a ‘social landlord’ service delivery model through 
recent reforms called Modernising Tenancy Services. First introduced in 2014, this approach 
has implemented a targeted, differentiated and outcomes-focused operational model, 
which is aligned with the ACT Government’s human services reform vision of ‘better lives for 
everyone with better services.’ 

For this proposed action area, the ACT Government intends to build on and enhance these 
reforms by investigating the use of different approaches to support public housing tenants 
to sustain their tenancies and improve their wellbeing through participation in and 
contribution to the community. The NSW Government is currently investigating the use of 
‘personal support plans’, which they plan to deliver in partnership with community 
organisations, to support tenants’ involvement in education, training and employment. This 
represents a possible area of action for the ACT Government, and could entail developing a 
targeted and flexible support program aimed at improving outcomes for specific groups – 
for example, young people, people with disability or Aboriginal and Torres Strait Islander 
people – through additional support to engage in education, training, employment, 
improved life skills and participation in the community. This would be aimed at breaking the 
cycle of disadvantage and empowering tenants to achieve their desired outcomes. 

Another key issue that affects the stability of public housing tenancies is debt. While only 
6% of public housing tenants are currently in debt (with the remainder either on time or 
ahead in their rent payments), the ACT Government wishes to explore ways to improve how 
we support at-risk tenants to prevent them from falling into debt and, where debt does 
occur, to effectively manage it and avoid it escalating. This approach acknowledges that 
rental debt is reflective of other, often compounding events in a person’s life, and targeted 
early intervention and prevention efforts could assist tenants’ to sustain their tenancy. 

Lead Directorate: CSD is nominated to lead this action.   

Timeframe: TBA 
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Action 22: Investigate opportunities to improve efficiency, 
effectiveness and coordination across the homelessness service 
system 

This action will investigate opportunities to improve efficiency, effectiveness and 
coordination across the homelessness service system, taking a co-design approach in 
preparation for procurement of homelessness services from 2019 when current Service 
Funding Agreements with all homelessness service providers expire. 

In August 2016, following an extensive co-design and evaluation process, the ACT 
Government announced new funding arrangements for the ACT’s homelessness services.  
The new agreements provided three year contracts with options for a further one plus one 
years to organisations funded under the National Affordable Housing Agreement (NAHA).   

In terms of national context, the Productivity Commission is currently undertaking an 
inquiry into Introducing Competition and Informed User Choice into Human Services.  The 
Inquiry is examining whether the efficiency and effectiveness of human services, including 
health, education and community services, could be improved by introducing greater 
competition, contestability and informed user choice.  A key area of interest is the housing 
system, including public, community and private housing.  A draft paper is planned to be 
released in May 2017 for public comment, with a final paper due to the Commonwealth in 
October 2017.  

This work needs to be carefully considered in terms of its implications for the ACT as it 
represents a chance to achieve better outcomes not only for tenants, but for those seeking 
to enter the system (experiencing homelessness or severe housing stress).  

Noting the current national focus on housing affordability and the potential for future 
changes in this area, the ACT Government wishes to work collaboratively with the sector to 
ensure that, collectively, we are well placed to respond to any external changes to ensure 
that we can maintain a strong and effective homelessness service system in the ACT. 

Lead Directorate: CSD is nominated to lead this action.  

Timeframe: TBA 
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Attachment A – Case Studies 

 
 

 
 

Case Study 2: www.propertylocator.sa.gov.au 

The South Australian Government’s Affordable Homes website was launched on 29 
August 2007 (www.propertylocator.sa.gov.au).  

A key component of South Australia’s ‘Affordable Home Ownership Initiative’, the 
website lists properties available for sale at under $250,000, which meets the 
affordability criteria for moderate and low income households.  

New homes listed on the website are offered exclusively to low and moderate income 
earners for 90 days. Former Housing South Australia rental properties are also offered 
on a restricted basis to eligible low and moderate income earners for 30 days. Once the 
15 per cent affordable housing targets are fully operational within new development 
areas, the website provides an important mechanism for managing the sale of new 
affordable housing stock. The site ensures that low and moderate income earners are 
able to access available affordable housing as it enters the market, and provides 
protection against spirited inflationary pressure associated with investor competition.  

It also demonstrates the market viability of new housing units tied to affordable price 
points.  

Case Study 1: Affordable housing requirement in Throsby 

The Gungahlin suburb of Throsby is the most recent release of Greenfield land to the 
market.  The suburb has a total yield of 1,100 dwelling sites, and the affordable housing 
component is to be delivered through the sale of 124 units and 96 single residential 
blocks.  The single residential sites are 250 square metres and are required to be sold at 
market value, and have a home valued up to $380,000 built on them. The valuation for 
these sites is set based on valuations of non-affordable sites elsewhere in the estate.  A 
security bond is retained to ensure that affordable housing is delivered within the price 
ranges. 

The average price per square metre achieved at auction for the non-affordable sites in 
Throsby has exceeded all expectations and is $1100 per square metre.  Applying this 
valuation to 250 square metre affordable sites would result in an average value of 
$275,000 per site.  The builder, however, is required to build a home to a minimum 
spend of $110,000 in accordance with the planning regulations. Therefore, it is not 
possible to deliver single residential affordable housing in Throsby under current 
requirements.  
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