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HOW TO SUPPLY

40, 000 
AFFORDABLE HOMES
TO SYDNEY IN 10 YEARS

•  MODIFY AFFORDABLE RENTAL HOUSING SEPP
•  20% AFFORDABLE HOMES  •  20% FLOOR SPACE UPLIFT  

•  20% RENTAL DEDUCTION FOR 10 YEARS
•  USE NRAS DEFINITIONS



  The Policy will provide long term, 
sustainable supply of affordable 
housing renewed on a regular basis 

  With suitable incentives the property 
industry can provide up to 40,000 
affordable houses in the Sydney 
Metropolitan Area in the first 10 years 
of operation. 

  The policy is simple to implement 
through an amendment to the 2009 
State Environmental Planning Policy 
(Affordable Rental Housing) 

  The State Environmental Planning Policy 
(Affordable Rental Housing) 2009 
should be updated to allow 20% extra 
floor space and / or associated height 
to existing maximums in planning 
instruments, enabling greater stock 
delivery. The 20% target would apply to 
any development of over 20 dwellings 
and apply to any residential or mixed 
use zone. 

  An additional 20% height and 
floor space area is a simple and 
reasonable incentive 

   Clause 13(2) of the SEPP should 
be amended to: ‘’The maximum 
floor space ratio and height for the 
development to which the clause 
applies is the existing maximum floor 
space ratio and height for any form of 
residential accommodation permitted 
on the land on which the development 
is to occur, plus 20%.’’

   Currently the formula contained in the 
ARHSEPP is worded in such a way 
that the portion of affordable housing 
required to gain the uplift begins to 
‘’eat away’’ at the portion of regular 
‘market’ housing, often making the 
development unviable. 

  The definition of affordable housing 
must be updated

  The definition of ‘’Affordable 
Housing’’ is inconsistent across local, 
state and federal government. The 
National Rental Assistance Scheme 
(NRAS) definition “… which provides 
people on low to moderate incomes 
with an opportunity to rent homes at a 
rate that is at least 20 per cent below 
market value rent."

  The National Rental Affordability 
Scheme definition is considered to be 
the most appropriate definition.

•   NRAS is a Commonwealth affordable 
housing scheme which provides people 
on low to moderate incomes with an 
opportunity to rent homes at a rate at 
least 20% below market value rent. 

•    NRAS dwellings may remain in the 
scheme for up to 10 years. 

  The 10 year tenure period can be 
applied via a caveat on the property. 
The property can be sold to other 
parties but must be used for affordable 
housing until the 10 years is up, when 
the owned may renew the property or 
on-sell. 

  Eligibility requirements are identified 
in an existing government program 
– the National Rental Assistance 
Scheme

  The ‘initial household income limit’ 
eligibility requirements should the 
NRAS Sydney Only requirements that 
set household income limits related to 
household composition (see table).

  NRAS income eligibility requirements 
are outlined below. These are updated 
on an annual basis. The Sydney Only 
income eligibility requirements are 
considered the most suitable.  

 

 Note: The income threshold should 
be indexed annually to the Sydney 
average salary growth index. 

  This approach will ensure a large 
number of affordable dwellings will 
be brought to market sooner

  The potential provision of new 
Affordable Homes each year in 
the Sydney Metro in both infill and 
greenfield locations could result in up 
to 40,000 homes over 10 years.  

  The scale of housing delivery will 
attract Institutional investment

  The scale of the housing delivery and 
the guaranteed 10 year rental income is 
likely to establish a new asset class for 
institutional investors like superannuation 
organisations. Many countries in the 

world including United Kingdom, United 
States, Japan and Germany have 
developed this approach.

  Attracting investment of this type is 
essential to ensure the sustainable, 
long-term success of this program. 

  Provision of affordable housing through 
inclusionary zoning or additional 
developer levies do not attract long-
term institutional investment, are not 
financially sustainable in the long term 
and deter growth and investment in 
the property development industry 
as they drive up the cost of housing 
production.

  Management of stock and tenants 
can be undertaken by Registered 
Community Housing Providers 

  The affordable housing would be 
managed by Registered Community 
Housing Providers and prequalified 
property managers. Management 
would be assessed by credentialed 
independent auditors. 

  The Policy should be operational 
from 1 January 2018 to minimise 
impacts upon existing projects and 
rezoning proposals 

  The amended ARHSEPP should 
become operational from 1 January 

2018 after the District Plans are 
finalised and new amalgamated 
councils have been elected. The 
ARHSEPP should only apply to 
Development Applications lodged 
after the commencement date and 
must not apply retrospectively. 

  Industry and government must run a 
trial program and government sites 
must include 30% affordable housing

  A trial across various private and 
government sites in different locations 
across Sydney should be identified to 
enable SEPP modifications to be tested. 

  Clear leadership from government 
is needed, through mandating a 
minimum 30% affordable housing 
target for all redevelopment of 
government-owned sites.

Household composition Initial household income limit ($) 2016–2017
One adult $59,900

Sole parent with one child $77,900

Sole parent with two children $95,900

Sole parent with three children $113,900

Couple $79,400

Couple with one child $95,300

Couple with two children $111,200

Couple with three children $127,100
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Property Developers proposal to provide 
Sydney up to 40,000 affordable homes 
over 10 years

1

5
8

9

10
6

7

2

3

4

Australia’s top property developers 
represented by the industry association 
Urban Taskforce Australia have come 
together with a simple proposal to the 
NSW Government to deliver a new 
form of affordable housing which could 
produce 40,000 new affordable homes 
in Sydney over the next 10 years. 

“Sydney’s housing affordability crisis is 
clearly getting worse as indicated by 
calls for action by Federal Treasurer 
Scott Morrison and by State Planning 
Minister Rob Stokes’s recent statement 
about a shortage of 100,000 homes 
in Sydney,” says Urban Taskforce 
CEO, Chris Johnson. “There is a simple 
answer to providing more homes and 
to housing affordability in Sydney by 
modifying slightly the NSW Affordable 
Rental Housing State Environmental 
Planning Policy.”

“The NSW government can modify the 
current Affordable Rental Housing SEPP 
to create a real incentive to the property 
industry to provide large numbers of 
affordable homes across Sydney. The 
current Affordable Rental Housing 
SEPP 2009 gives little incentive to the 
property industry to build affordable 
homes but by changing the formula 
to give a 20% bonus floor space and 
height, thousands of new affordable 
homes could be built each year. The 
effect of the 20% bonus would be that 
a 5 storey apartment building would 
become 6 storeys or a 10 storey block 
would become 12 storeys.”

“The Urban Taskforce estimates that 
up to 4,000 new affordable homes 
could be produced each year leading 
to 40,000 over a ten year period. 
This would have a massive impact on 
the current supply of affordable homes 
across Sydney at a scale we have never 
seen before.”

“The Urban Taskforce proposal uses the 
definition of affordable housing from the 
Federal Government’s National Rental 
Assistance Scheme (NRAS) where newly 
built 1,2,3 and 4 bedroom homes are 
rented at a 20% discount to the market 
rent of each local government area with 
dwellings remaining in the affordable 
housing scheme for up to 10 years. 
At the end of the 10 years the homes 
are sold back to the general market. 

This proposal ensures that affordable 
housing stock is constantly renewed 
and does not become run down. The 
developer also has the opportunity 
to recoup the costs of providing the 
housing at the end of the ten year 
period which ensures there is sufficient 
incentive to encourage developers to 
provide this form of housing.”

Belmont Street affordable housing 
by St George Community Housing

“Some Sydney councils champion 
inclusionary zoning where the 
developer must provide a percentage 
of homes as affordable but this is only 
another form of taxation on housing 
production, and will only increase the 
cost of the remaining houses being 
sold to mums and dads and first home 
buyers. We believe that rather than 
imposing a tax on the developer an 
incentive approach with bonus floor 
space is more equitable and more likely 
to lead to large numbers of affordable 
homes being built.”

“The scale of housing delivery of 
up to 4,000 a year along with the 
guaranteed 10 years rental income is 
likely to establish a new asset class for 
institutional investors like superannuation 
funds who like a low risk long term 
investment. This type of affordable 
housing product could potentially 
inject billions of dollars into affordable 
housing which currently is not being 
invested in the sector ensuring there is 
scale and enough housing for low to 
moderate income earning households. 

Attracting this institutional investment will 
ensure a long-term sustainable supply of 
affordable housing.”

“In places like the US, Canada and the 
UK institutional capital has been investing 
in affordable housing for more than 
40 years but for a number of reasons 
Australia has missed out on this type of 
institutional investment in housing and as 
a result has made Sydney home prices 
one the most expensive in the world.”  

“We call on the NSW Government 
to seriously consider our affordable 
housing proposal urgently. Our proposal 
doesn’t put any pressure on the 
government’s budget nor is it asking for 
any tax payers handout. It is a simple 
incentive based system which provides 
affordability across all of Sydney and 
across all dwelling sizes. All it needs 
is for the Planning Minister Rob Stokes 
to make an amendment to the existing 
Affordable Rental Housing SEPP,” says 
Chris Johnson.  

“Sydney currently has a housing supply 
problem despite reaching 30,000 
housing completions last financial year 
this is 6,000 less than the average 
needed each year for the next 20 
years. To increase supply by 4,000 
affordable homes a year will certainly 
help manage population growth.”

The Urban Taskforce established 
a special affordable housing sub- 
committee to develop the proposal.

 

Chris Johnson AM 
Chief Executive Officer 
Urban Taskforce Australia

Credits 
Cover image featuring Lawrence Street, 
Peakhurst by St George Community 
Housing (SGCH) – all affordable housing.



Urban Taskforce Affordable Housing Sub-Committee:

• Chair: Dominic Sullivan, PAYCE Consolidated Limited 
• Chris Johnson & Annie Manson, Urban Taskforce Australia 
• Andrew Brooks, St George Community Housing (SGCH)
• David Tanevski, KWC Capital Partners
• John Carfi, Mirvac
• Bryan Rose, Rose Group
• David Hazlett, Cameron Brae 
• Alexander Jury, Stockland 
• John Boyd, John Boyd Properties
• Greg Woodhams, Aqualand
• Stephen Abolakian, Hyecorp Property Group
• Sue Francis, City Plan Services
• Drew Dickson, Drew Dickson Architects

Sienna, Willoughby by Hyecorp 
A mix of market and affordable apartments

Washington Park, Riverwood by PAYCE 
A mix of market and social housing

Lawrence Street, Peakhurst by St George 
Community Housing (SGCH)

All affordable housing
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