
 

 Page 1 of 3 
 

 

14 December 2024 

 

Affordable Housing Bonus policy is a big step forward for housing supply 

Urban Taskforce CEO, Tom Forrest, today said the Minns’ Government had taken a big step 

forward to support additional housing supply with a bonus of up to 30% in height and density 

provided between 10%-15% of the total floor space of the development is made available to 

a Community Housing provider for 15 years for affordable housing. 

The policy announced today reflects much of the feedback given to the Minister, and to DPE 

by the Urban Taskforce.  The policy is not perfect, but the Minister has made it very clear that 

all measures will remain under review to make sure they deliver housing supply generally and 

affordable housing in particular. 

• The height and density bonus will now apply to the entire building and not just the 

residential component.  The maximum height and FSR will now be 130% of the current 

controls, even if the site includes retail or commercial floor space. This will increase the 

scope for additional housing supply. 

• The Government has made it clear that any project applying for this bonus will not be 

subject to the local council Development Control Plan (DCP) to the extent of any 

inconsistency with this new policy. This overcomes the fear that some councils would 

work to frustrate the intent of the new policy. The policy remains constrained by LEP 

controls and this will limit the opportunity to attain the full height and density bonus 

potential in many cases. 

• The bonus is to be made scalable – that is – the affordable housing requirement will be 

in proportion to the height and density bonus actually achieved. 

• The new bonus arrangements will now apply to Build to Rent developments. These had 

previously been excluded. The bonus provisions will apply to E1 and E2 (Neighbourhood 

Centres and Commercial Core town centres). 

• Where a development is consistent with this policy, but not consistent with “non-

discretionary development standards”, the announcement today removes any need to 

amend those standards through a Clause 4.6 amendment application (a time 

consuming and uncertain legal process).  

• The Willoughby Council exclusion from the affordable housing component of the 

Housing SEPP will be repealed in 6 months, importantly allowing for increased height 

and density in Chatswood. 

More work will be needed in a number of important areas to achieve the full potential of this 

policy: 

• It will not be possible to amend existing Development Applications or Concept 

Consents – DPE advise that this would require legislative change which is not within the 

scope of this SEPP amendment.  This is critical to boosting affordable housing and 

housing supply in many of the larger, shovel-ready sites – exactly where you would like 

to see more height, density and housing supply.  We will continue to work with the 

Government on this. 

• ALL “Affordable Housing” will be managed through CHPs.  We have expressed fear 

that this will result in duplicative management systems, particularly in Build To Rent 

Housing developments. The Government has advised that they will monitor the 



 

performance of the CHP sector and if this manifests as a constraint, this will be 

reviewed. 

• The new requirements for affordable housing will not switch off any existing 

requirements for affordable housing contained in council Local Environment Plans.  

 

Today’s Housing SEPP amendments and associated Practice Note advises that the 

affordable housing obligation will be in addition to that required by local planning 

controls (the LEP).  

 

This means that in some suburbs of Sydney, there will be a double dip on the need to 

provide affordable housing. Urban Taskforce has advised the Government that this will 

kill the feasibility of this policy in many locations where existing affordable housing 

provisions exist.  

 

Ironically, the LGAs that have already implemented affordable housing policy 

obligations in their LEPs (which have failed to deliver affordable housing in any 

numbers) are those in the areas where the government had stated that it wants to see 

more affordable housing.   

 

This “double-dip” on the affordable housing obligations will make the new policy 

unfeasible in the very areas where the government has publicly stated that they want 

to see more affordable housing.  For example: 

 

o Northern Beaches LGA – 10% “target contribution” in selected areas to be provided 

in perpetuity 

o Inner West LGA – 15% affordable housing in perpetuity or negotiable via VPA 

o Willoughby LGA – a proposal has been published as part of a review of their LEP for 

10% of floorspace to be provided for affordable housing in perpetuity (even after 

their exemption from the Housing SEPP in some locations is repealed in 6 months). It 

is currently 4% in-perpetuity 

o Canada Bay LGA – contribution of 3.5% - 5% of relevant floor area in perpetuity (a 

permanent dedication) in areas that permit high density 

o Randwick LGA – 3%-5% of the total floor area used for residential purposes in-kind or 

monetary 

o Woollahra LGA - a 5%-10% of GFA (as mandated by the former GCC Regional Plan 

policy) dedicated in perpetuity implemented through VPAs 

o Waverley Council LGA – had a proposal to require a massive 25% monetary 

contribution to Council of any site where there is uplift in permissible residential 

development yield, but have now called for 10% contribution for any site that sees 

an uplift in FSR 

o City of Sydney has a more reasonable 1%-3% range (contribution to affordable 

housing) in nominated residential development locations. 

 

By way of detailed example, Willoughby Council, requires that where there is an uplift 

in height or density, 10% of the total GFA must be provided to a CHP as a gift (or tax) 

for affordable housing.  This alone has effectively killed off both market housing and 

affordable housing supply in that LGA. Now you might get a 30% height bonus, but a 

developer would need to provide 10% GFA to a CHP as a permanent gift plus offer 

15% of the total GFA to a CHP for affordable housing for 15 years.  This is a massive 

burden and will effectively mean those sites will not be developed (as has been the 

case for a decade in that LGA). 

 



 

Urban Taskforce has advocated for a policy tweak where the new affordable housing 

rules would replace any existing LEP provisions on affordable housing.  This would mean 

that the same policy settings apply to all Councils and would remove the double-dip 

on the affordable housing provisions. It would boost affordable housing supply in 

Sydney’s East, Inner West and North Shore. 

 

Urban Taskforce welcomes advice from the Minister for Planning, Paul Scully, that the 

performance of all Councils on both applications for and delivery of affordable housing and 

market housing supply will be closely monitored and that this aspect of the new policy will 

remain under review. 

2023 has seen giant leaps forward on Planning policy after years of going backwards.  The 

Government is to be congratulated.  It will take years to pull ourselves out of the planning 

quagmire left by the former government. 

The new Transport Oriented development precinct plans (8 stations) along with the 31 Tier 2 

TOD sites will all make a difference. 

The changes to the permissibility range of new homes in low density R2 and medium density R3 

zones. 

There is more to be done, but we are now heading in the right direction. 

 

The comments and analysis above can be attributed to Tom Forrest, CEO, Urban Taskforce. 

The Urban Taskforce Australia is a property development industry group, representing Australia’s most prominent property developers 

and equity financiers. 
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