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INTRODUCTION 

The VPTA Blueprint for Affordable Housing in Victoria 
 
Since our foundation, the Victorian Public Tenants Association has been committed to advocating for a 
better deal for the more than 65,000 tenants in the state’s public housing system and those on the 
waiting list for public housing. Alarmingly, with the crisis in affordable housing worsening more and 
more Victorians are looking to social housing to meet their housing needs. Something must be done now 
to remedy the burgeoning demand and ensure all Victorians have access to appropriate housing.  
 
As surely as governments change, so do their priorities. Regardless, the provision of an adequate social 
housing system must be a priority of government.  
 
The inadequate supply of public housing is self-evident as measured by the wait list and projected 
population growth and alarmingly high homelessness figures. The need for more affordable social 
housing is paramount and cannot be questioned, particularly for public housing. Current demand far 
outstrips supply and private rental is unaffordable or unattainable to many low-income individuals and 
families. The system is in crisis and at breaking point if it is not already broken. The current waiting list of 
around 36,000 individual applicants is unacceptable and many of Victorians in need and their families 
will never be offered public housing. 
 
Furthermore, there may well be a vested interest in fixing the public housing system. The cost of public 
housing is an ever-increasing burden. There are few votes in public housing which houses less than 5% of 
the Victorians albeit those in greatest need of housing assistance. Additionally, there may be a conflict 
with what the private sector delivers by way of affordable housing and the financial returns that can be 
generated in the private rental market. There are plenty of complex issues to unravel.  
  
New and sustainable solutions are needed now if we are to address the problem in a meaningful way. 
Victoria needs a coherent strategy to address this burgeoning problem particularly with social housing 
waitlists at alarming levels – the problem cannot be ignored any longer.  
 
The time for buck-passing and blaming previous Governments is over. We need viable solutions to be 
decided and implemented now. 
 
There are numerous solutions available that could be employed now with the right will, vision, and 
leadership to do so.  
 
The positive impacts and benefits to our community in having a well-functioning, sustainable and 
affordable social housing system including – economic stimulation, job creation and infrastructure 
development. Having a secure place to call home provides a solid platform for people to lead a more 
meaningful and fulfilling life and engage more fully in the community.  
 
This paper is a call for immediate action. Failure to act decisively now will create significant housing 
affordability problems (both rental and purchase) for generations to come. The alarm bells are ringing 
and we urge voters to demand the right response from Government. 
 
Our message to Victorians is clear. Vote for a political party that has housing as a core priority, that 
sees the provision of affordable social housing as an essential service similar to the provision of health 
and education, and which includes the provision of affordable housing as part of its infrastructure 
planning as a stimulus to economic growth. 
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EXECUTIVE SUMMARY 
 
This paper outlines measures aimed to alleviate the strain that is currently on social housing and 
particularly on the public housing system. These measures range from changes to regulation and 
governance, administrative reform, more targeted service provision and customised housing options for 
those with particular needs.  Low risk funding models and innovative building practice that delivers high 
quality outcomes will be important features of a sustainable system. The solutions require a multi-tiered 
response across the housing and finance sectors and are not solely the domain of government. Clearly, a 
sustainable and affordable housing system cannot rely on unlimited government funding and support 
but it needs government to help facilitate if not drive the changes needed.  
 
We need legislative endorsement to provide confidence to industry and investors to ensure the system 
life extends beyond the short term vagaries of electoral cycles and short term political agendas. We need 
an independent body to regulate, review, and fine-tune the system and to look at innovations to 
enhance it. 
 
The paper is provided in to inform government policy makers on options to improve and coordinate a 
fairer and more sustainable social housing response to the problem and to reduce the pressure on social 
housing by introducing a range of schemes to stimulate growth in private ownership and long term 
affordable private rental. 
 
Many of the solutions are not new - they are well proven in other Australian States or internationally. A 
quality public housing system is imperative as a safety net for those with no other realistic affordable 
housing options and is an important element of the complex and diverse housing sector in Victoria. 
Currently there is not enough public housing to meet the demand and the projections on population 
growth and ever-increasing private rental rates mean that this situation will only worsen.  
 
Governments of all persuasions need to address this. Ongoing tinkering at the edges or reliance on 
Federal Government largess is a particularly risky strategy and one that is failing. The State Government 
is not putting enough money into the system as it stands today, and perhaps cannot, so viable funding 
alternatives must be found.  
 
Our contention is that Victoria needs a viable and sustainable public housing system that remains the 
responsibility of Government. It must be well managed and cost effective with the ability to grow to 
meet community need without being an excessive burden on the taxpayer. We believe this can be 
achieved provided there is the political will and vision to do so, albeit this would require new funding 
approaches including creative private sector incentives and investment and targeted Government 
subsidies.  
 
We should be aiming for a fully funded system or preferably a self-funded public housing system, albeit 
one that may not own its own properties. Government must take responsibility for making this happen. 
 
New approaches are required if the public housing system is to remain viable and service the needs of 
disadvantaged and low income Victorians unable to access affordable private rent. Projected population 
growth alone requires considerable growth in public housing to address current and projected shortfall, 
with estimates ranging from 20,000 - 50,000 new residences over the next 20 - 35 years.  
 
Government must provide the leadership necessary in the long-term interests of the community to 
ensure the growth of this essential service to facilitate the transition to a better public housing system. 
This requires creative and collaborative long-term strategic solutions to be developed and implemented. 
 
To provide a non-political continuum, we recommend that the Victorian public housing system should be 
overseen by an Independent Authority or Commission charged with ensuring the ongoing growth and 
viability of the system, answerable to the Victorian Parliament.   
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We recognise that change is imperative if we are to reinvent and reinvigorate public housing in Victoria 
and that new, innovative funding solutions will need to be found to minimise the burden to 
Governments, both Federal and State. In saying this, we must be mindful of the overall affordable 
housing canvas to better understand where public housing fits and what the opportunities are to take 
pressure off the public housing system by exploring other affordable housing options.  
 
We believe Australia needs a Council of Australian Governments (COAG) style all party, top down 
approach to investigate options to solve the problem of affordable housing supply. This requires 
leadership, long-term strategic thinking, the appropriate legislative framework and the political will to 
facilitate sustainable, affordable, long term housing solutions.  
 
The National Affordable Housing Agreement (NAHA) provides the existing framework for the Parties to 
work together to improve housing affordability and homelessness outcomes for Australians. Its 
aspirational objective is that all Australians have access to affordable, safe, and sustainable housing that 
contributes to social and economic participation. Without proper funding by Government and more 
private sector investment in affordable housing, the NAHA falls well short of meeting its objective. There 
is a growing crisis in the supply of affordable housing, a situation that is made worse by population 
growth estimates. Unless the problem is addressed in a meaningful way now and for the foreseeable 
future, the gap between what is needed and what is available may never close.  
 
We believe that resourcing under the NAHA needs to be increased and new programs encouraged 
with schemes such as NRAS extended to deliver real and sustained growth in affordable new housing 
be it for the private rental or home ownership.  Social Housing (Public Housing and Community 
Housing) is underfunded and is not going to be the solution it once might have been, so new 
innovative approaches must be taken. 
 
It is encouraging that both the Federal and Victorian State Governments have a task force established to 
look at the provision of affordable housing and social housing. 

 
 

THE VPTA 20 TO 30 YEAR PUBLIC HOUSING PLAN FOR VICTORIA 
 
The plan is simple.  
 
Set targets 
 
There needs to be an annual growth target for Social Housing to match the population growth 
projections. We believe that an overall target of 6% of Victorian housing stock is required to meet the 
demand for affordable social housing now and into the future. This is a realistic figure although much 
building and investment would be needed to get to this overall figure given the decline in real terms of 
Social Housing over the past 20 years. 
 
Develop a Strategy and support it with Legislation. 
 
To facilitate this target achievement, a long-term plan for public housing is needed; without which it will 
be subject to the vagaries of politics, which, under successive State Governments, has seen public 
housing decline over the past 20 years. 
 
We need to fast track developments to address the lack of affordable dwellings and to utilise the existing 
land that is available to Government to do this. The strategy must address this as a priority. 
 
The recent Markham Estate announcement which puts 62 public housing dwellings (6 additional) and 
some 200 private dwellings will take years to complete and may or may not generate any profit to 
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Government, which could be utilised for further development. Using this as a case study, we would need 
1000 Markham Estates to address the current 36,000 wait list. 
 
The planning needs to be multi-faceted and at scale for it make an appreciable difference. 
 
Business and investors generally (including Superannuation funds) need a continuous pipeline of projects 
(at scale) in order to make long-term investment decisions balancing up and competing with other 
investment opportunities.  
 
The strategy therefore must include opening up new tracts of land and planning for new sub-divisions 
with mixed housing developments including social housing and with adequate public transport, schools, 
hospitals and to attract business so that people can work where they live without excessive commuting.  
 
We need vibrant satellite towns and cities that provide opportunity and diversity with quality lifestyles 
and cater for growth without becoming remote centres of isolation and disadvantage. We need to have 
a redevelopment plan for Melbourne that allows more people to live near where they work rather than 
continue the urban sprawl. Social housing must be an integral part of the growth strategy for 
Melbourne. 
 
Create an Authority or Advisory Body 
 
To provide a non-political continuum, we recommend that the Victorian public housing system should be 
overseen by an Independent Authority or Commission charged with ensuring the ongoing growth and 
viability of the system, answerable to the Victorian Parliament. This is not a function for a Government 
Department. 
 
This overarching body would oversee the health and cost effective management of the public housing 
system and to make recommendations to Government in order to improve and expand the system.  
 
This body would look at creative financing options, seek, and evaluate proposals from time to time to 
expand the system. Ideally, this body would comprise a number of expert representatives, nominees 
from both major political parties and other members selected for their expertise in Asset Management, 
Project Management, and Infrastructure Financing, Social Policy and Urban Planning and other key 
related disciplines. The body would be appointed for a specific period and would engage in long term 
strategic thinking and policy development, as well as seeking ideas and submissions from organisations, 
and the public more generally, to provide growth opportunities. 
 
 
The public housing plan would be developed under the auspices of this group and would be evaluated, 
fine-tuned, and updated, say every 5 years. The body would report to Parliament annually on 
performance measures to be developed as one of the first orders of business.  
 
Without a long-term vision and plan for public housing, keeping public housing as a dynamic, viable 
resource that meets the changing needs of the population is unlikely to occur. We cannot afford to allow 
public housing to remain in decline and lose forever its benefit to the community. 
 
 
 
Provide Meaningful Support to those in urgent need of housing 
 
Many people in need of public housing need additional support to live successfully in public housing. 
Without this support, the system fails. The public housing system should be underpinned by a network 
of properly funded diverse community based support services and programs to assist tenants and 
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residents to live successfully in public housing and to help those with the potential to make the 
transition from public housing to secure, viable, long-term alternative accommodation.  
 
Frankly, all the counselling and support in the world is just treating the symptom and is wasted unless 
people have adequate housing in the first place. 

 
 

 MORE MUSCLE AND MORE CAPITAL REQUIRED 
 

Whilst Government currently has responsibility for capital funding of public housing, it is unlikely growth 
will keep pace with the demand. There is simply not enough money being invested or generated by 
Government to meet the broad demand for services. Better financing models need to be developed. We 
need to look at ways to involve the private sector in financing the growth needed in public housing.  
 
Can we achieve a fully funded system or preferably a self-funded public housing system, albeit one 
wherein the government that may not own the stock? The VPTA contention is that we could, if we help 
engage the private and community housing sector to provide new buildings in return for attractive long-
term tax and financial incentives including rental subsidies and returns.  
 
This would be a cheaper option than requiring significant Govt. investment in infrastructure in excess of 
an estimated $4 billion in the next 20 years (Victorian Peak Housing Bodies: - Making Social Housing 
Work 2014).  
 
Stock Transfers 
 
In order to address the ever-growing demand for affordable social housing and to reduce the spiralling 
maintenance burden the government must, as a matter of urgency, decide the question of stock 
transfers.  
 
In the absence of the state government properly funding and growing the public housing system, it 
makes sense to for Government to engage formally with Community Housing with targeted stock 
transfers – preferably with title transfer to enable leveraging and growth in the sector. Based on 
evidence from other States this is a viable and realistic option and an important part of the solution. The 
fact is the Government needs to make best use of its assets and where it is not prepared to invest in 
growing the system - it must consider alternatives. 
 
Large-scale transfers to Community Housing are occurring or being proposed for all states in Australia, 
with other countries having successfully gone down this path. In 2014, the Victorian Coalition 
Government announced some 12,000 stock transfers would take place in the next 3-5 years. The current 
Labor Government (at the time of writing) appears to have not made any decisions in relation to stock 
transfers. Decisive action is needed here. 
 
Stock Transfers are not sufficient of themselves to solve the affordable housing problem. Community 
Housing providers may argue for additional financial support and at best may only be able to leverage 
10% growth from a stock transfer regime. The business case for stock transfers must be compelling and 
proven. Moreover, community housing providers must take a proportionate number of priority segment 
one cases to not further residualise public housing. 
 
If the Government decides that stock transfers are to occur at some point these cannot be at the 
expense of public housing, which houses around 75% of social housing tenants. Public Housing needs to 
grow and be properly funded to remain viable, as does Community Housing. 
 



 

©2016/VPTA/All rights reserved    7 
 

There is no escaping the fact that we will still need a viable and expanding public housing system to fill 
the social Housing gap whether or not stock transfers occur. So how do we get more public housing 
stock with minimal spend by Government? We must look to the private sector for more solutions.  
 
Inclusionary Zoning 
 
Historically, public housing has been situated separately from private dwellings, and while there are 
guidelines for including affordable housing in developments, enforcement of these rules is inadequate. 
The separation of affordable housing often contributes to a disconnect between public tenants and the 
broader community, which is exacerbated by the lack of inclusion in new developments. 
We recommend that provisions be made for all new greenfield and brownfield development sites to 
include a certain percentage of public or community housing, integrated into the community in a “salt-
and-pepper” fashion. 
 
We want to see the Victorian Government committing to an Inclusionary Zoning scheme for sale and use 
of any crown land for development. Consideration should also be given to make provision for a 
percentage of public housing to be included in the development of new housing estates or larger scale 
residential developments (say 5 dwellings or more) as a planning permit condition thereby extending the 
scheme program to multi-residential and major development projects.  
 
If it is necessary to provide further incentives to private developers to include a percentage of affordable 
housing in their planning – perhaps this requirement could also be addressed under an improved or 
expanded National Rental Affordability Scheme (NRAS) scheme (discussed later). 
 
For every greenfield development approval, a certain percentage of this must include affordable social 
housing either for sale or lease - a mixture of community and public housing. 

 This may be on site, but if it is not, it must be included off site in an established area at the 
developers’ expense 

 New affordable social or low-income housing must be included in a salt-and-pepper fashion 
integrated with private housing developments  

 A possible incentive would involve government providing land to developers free of charge, on 
the condition that developers provide completed housing for public or community housing 
providers to the same value as the land provided. 

 
In a broader sense, governments must provide a climate of certainty for social housing by ensuring that 
those who are homeless and those low-income Australians in greatest need of housing assistance have 
access to a realistic level of support now and for the foreseeable future. As such, all future evaluations of 
urban growth boundaries need to take into account the needs of low-income Australians when 
considering further expansions. 
 
Governments should use projections of population growth to determine how much affordable housing 
will be needed as populations grow and where this would be located, including accessibility to work, 
public transport, schools, hospitals etc. which are important considerations to building vibrant, viable 
and sustainable communities. 
 
In addition to this, in line with long-term planning objectives, governments should include planning for 
activity centres close to public housing, with the aim of providing employment opportunities for 
residents. Such a scheme would involve: 

 Investigating industries that are experiencing growth and tailoring the areas to suit those 
industries, and creating greenfield sites as “hubs’ for this economic activity 

 Providing training and employment opportunities for low-income residents in those 
communities to participate in these industries 

 Creating a positive identity for public and social housing residents beyond their living 
circumstances. 
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More private developers would likely come on board where much of the red tape is removed and there 
is more certainty in the system. That said the legislation for inclusionary zoning has not yet been put to 
Parliament. All parties must ensure we have the best possible inclusionary zoning scheme in Victoria 
immediately. 
 
Inclusionary zoning should be a major factor on all new housing estates, urban renewal projects and 
public housing high-rise redevelopments, where a percentage of the development is allocated to social 
housing on the redeveloped site or elsewhere. There must be no reduction in the number of dwellings 
allocated to public housing and the VPTA would argue that a minimum of 15% growth in public housing 
should be delivered until an appropriate proportion of Social Housing to private sector housing is 
achieved. The growth target any new development could be achieved with incentives made available 
such as land grants, height, and density bonuses to make the system commercially viable.  
 
Government cannot give up valuable concessions without demanding an adequate return on its 
investment in new social housing and particularly public housing. 
 
State Government as the Developers – Public Housing 
 
The recent Markham Estate announcement by Minister Foley is a new venture for the State Government 
whereby the State Government (Places Victoria) is the developer. On public housing estate 
redevelopments or new estates, the profit from the sale of private housing contributes to the building of 
new and replacement public housing.  
 
This model is promising but of itself is insufficient to address the waiting list in any meaningful way. It 
must be replicable at scale, with multiple projects being done simultaneously and for many years. This 
type of venture would be low risk if underwritten by Government, and may be able to address the 
current severe state-wide shortage and projected demand for public housing.  
 
This model remains to be seen whether it actually will be a profitable exercise. It would need to be 
expertly managed and the costs carefully controlled.  
 
Private sector Developments on Government owned land  
 
We understand private sector developers are looking for large scale project opportunities in 
collaboration with Government. Such projects would not require direct funding by Government albeit 
that the land component may be contributed by Government – of itself a significant investment.   
 
Under this model the developer would make profit from dwellings for private sale and the Government 
in turn gets access to new properties for public housing commensurate with the value of land 
contributed or for purchase at a fixed or significantly discounted price. Moreover, the sustained 
economic stimulus to the state with large-scale infrastructure building programs and the jobs these 
generate in the local community delivers real economic benefits. This is much needed in Victoria. 
 
There are some precedents for this type of collaboration with companies such as Frasers Property 
(formerly Australand) including large scale projects at Carlton and Kensington. This approach has been 
proven to work and can be part of the solution to generate additional new public housing stock. 
 
We understand there would need to be enough projects in the pipeline for the model to be sustainable 
and to keep the private sector engaged. The Government may need to look at opening new tracts of 
land or numerous urban renewal projects around Melbourne. There are several hundred Director of 
Housing owned land parcels, which could be utilised for this type of development in the short term. 
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More work is needed to refine the model and identify what arrangements would need to be in place 
including planning protocols needed to expedite this type of development. 
 
A Proven Model for Privately owned housing projects – Tax Credits for Public/Low Income Housing 
 
Private Sector Housing projects whereby future tax credits or concessions could be purchased and/or 
traded in order to offset the capital cost of providing new affordable low income homes including public 
housing in conjunction with mainstream private sector housing projects. Tax credits directly reduce a 
person’s tax liability on a dollar for dollar basis.  
 
In the United States a Low Income Housing Tax Credit (LIHTC) has applied since 1986 to affordable 
housing investments that gives incentives for the utilisation of private equity in the development 
of affordable housing for low-income families and individuals.  
 
*The following summary was derived from the 2015 National Housing Conference in Perth, based on Speaker presentations, 
Q&A sessions, speaker notes and subsequent internet based research.  
 
*The LIHTC accounts for the about 90% of all affordable rental housing created in the United States in 
the past 20 years. The scheme applies to both large scale urban renewal and new building projects and 
accounts for more than 2.4 million affordable homes its inception in 1986.  
 
Development capital is raised by "syndicating" the credit to an investor or, more commonly, a group of 
investors. To take advantage of the LIHTC, a developer will typically propose a project to a state agency, 
seek and win a competitive allocation of tax credits, complete the project, certify its cost, and the 
properties would then be rented to low income tenants ideally for long lease periods.  
 
There may be other options which could be considered in utilising a tax credit model.  
 
The project could be sold to a State Govt. backed Housing Authority where the properties would be 
rented out and managed. Alternatively, a private investor may provide capital to the partnership or 
limited liability company that owns the project in exchange for being "allocated" the entity's LIHTCs over 
a ten-year period.  
 
In the United States the scheme is relatively low risk since the risk is borne by the investment company 
or individual investor if the property venture fails. The reported foreclosure rate is less than 0.1%. There 
is a cost to Federal Government in providing these tax credits much of which is offset by the 
infrastructure growth, benefits to the Community and Business and with the additional and sustained 
jobs created. 
 
In Australia the level of subsidy required to be provided by Federal Government could be further offset 
by savings in Commonwealth Rent Assistance payment and subsidies to State government. In addition, 
the requirement for large scale Government capital investment in housing infrastructure would be 
significantly reduced.  
 
To keep the private sector engaged in accessing the wholesale housing market a level of subsidy may be 
required where private capital is invested and rental returns are less than market returns.  
 
Specialised Property Management Services for this new class of asset would be required and may need 
additional funding. 
   
Other factors that would need to be considered in this model would include: - 

 rent models,  

 allocation policies,  

https://en.wikipedia.org/wiki/Private_equity
https://en.wikipedia.org/wiki/Affordable_housing
https://en.wikipedia.org/wiki/Low-income
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 subsidies and other incentives and tax offsets ensuring a reasonable and sustainable return on 
investment,  

 contractual obligations on tenants and land lords 

 compliance and contractual management,  

 how tax credits are traded,  

 tax credit contractual periods 

 Investment and funding arrangements  

 Reporting protocols   

 Superannuation Fund Investment Mechanisms 

 Sale of properties 
 
This type of scheme be considered by the appropriate authorities such as the COAG Housing 
Affordability Task Force, Tax Office, Financial institutions, Banking and Building Sectors. 
 
Revised Federal and State Funding Arrangements – Capital and Recurrent expenditure 
 

It is time to rethink funding provided Federally and by the States. In the past the Commonwealth has for 

the most part funded capital (or supply) projects whilst the State has carriage of operating expenditures. 

Unless revenues from rents meet the operational expenditures there will always be gap funding required 

just to maintain the public housing system we have without provision for growth. If this gap between 

revenues received from by rent for operational funding was able to be topped up by means such as 

Commonwealth Rent Assistance (CRA) with provision for additional Commonwealth monies for capital 

expenditure, this might make for a better more transparent budgetary allocation process and more 

sustainable system. This funding model would be more predictable and would help ensure there is 

money for growth and that recurrent funding matches the need.  

Having a more predictable budgetary process and revenue stream makes sense. An increased level of 

subsidy provided by the Commonwealth that recognises the real cost of providing Public Housing would 

be beneficial - much the same as Community Housing attracts CRA payments to subsidies its rental 

income.   

SO WHAT ELSE COULD BE DONE? 
 
Defence Force Housing Model 
 
There may be other Housing investment models that could be replicated such as with Defence Force 
Housing whereby private sector investors purchase property that is leased to the armed forces for 
guaranteed reliable returns and capital growth. The properties are well maintained by the leaseholder.  
State government could employ a similar scheme for low-income housing for new or existing properties 
with extended leases of up to 20 years. The properties could be sold be the owner to new investors in 
the scheme at any time.  
 
 
 
 
 
Improve and Extend NRAS 
 
A revised and improved NRAS scheme could provide further incentives to private developers to include a 
percentage of affordable housing in their planning. 
 
Although it had its critics, the NRAS scheme did provide growth in the affordable rental housing thereby 
reducing some of the pressure on social housing. The scheme had merit and should be redesigned so 
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that it provides considerable tax incentives to investors, rather than lump sum amounts or perhaps a 
combination of both or a choice depending on the investor circumstance. 
 
An improved NRAS should be a priority matter for consideration by the Council of Australian 
Governments (COAG)  
 
Many more options could be considered. Although not exhaustive, the initiatives outlined in this 
proposal and summarised in Attachment 1 would help to resolve the affordable housing shortage, which 
affects demand for Public Housing. These would require discussion, analysis and a robust assessment 
process. The VPTA believes there is merit in the strategies being put forward.  
 
A number of the schemes and initiatives have been trialled and adopted in various Australian States and 
overseas and are proven to work.  We are looking for these to be rolled out more broadly, albeit it may 
require a change in political thinking, political will and the courage to look at new approaches.  
 
The stimulation provided to the economy in job creation, heightened building activity and infrastructure 
development would be significant should these initiatives be implemented. The economic growth and 
industry development that underpins many of the initiatives would, in our view, far outweigh the cost of 
implementation.  
 
Unfortunately, the VPTA lacks the resources and is not the appropriate body to undertake detailed 
evaluations of the suggestions being submitted. Rather, we have put the ideas forward believing that 
they have merit and warrant discussion in the appropriate Government and housing sector forums. 
Certainly, Treasurer Tim Pallas’ Task Force should have an interest in this proposal. 
 
The ultimate aim is the creation of cohesive long-term solutions to resolve the critical housing shortage 
in Australia now and for decades to come. We have to start somewhere……… 
 
Please read Attachment 1 for our Summary of the Initiatives that should be taken up or sponsored by 
the appropriate level of Government. 
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GOVERNANCE AND RESPONSIBILITY 
 
Housing policy in Australia is administered by the states and territories, and as a result approaches are 
fragmented and funding commitments (and effective policies) vary and are less than needed. The VPTA 
suggests that as all levels of government have a stake in the well-being of Australians, all levels of 
government should take an active role in the provision and administration of housing programs. 
 
A National Approach 
 
The Victorian Government must work in parallel with other state and territory governments in working 
towards strengthening the national approach to housing policy. This could best be undertaken under the 
auspices of COAG.  
 
Recently a task force was established the main aim of which is to look at ways to increase the supply of 
housing stock. A National approach to affordable social housing is needed particularly if it is to require 
sustained investment and subsidy from the Commonwealth and the States. 
 
We are calling for an extension to the National Affordable Housing Agreement (NAHA), with further 
integration of systems and national standards on building and maintenance, administration and 
governance, waiting lists and allocation policy. 
 
There must be certainty and consistency in what Governments provide at each level so that investor 
confidence can be maintained in the long term. Many community housing providers and private renters 
in receipt of Commonwealth income support payments rely on Commonwealth Rent Assistance (CRA) to 
supplement rental incomes. If this form of assistance were to be withdrawn by the Commonwealth, the 
impact on Community Housing and many private renters would be significant without some other form 
of rental subsidy in place. The NAHA must be given more certainty by including CRA as an ongoing 
Federal contribution to the states. 
 
A Role for Local Government 
 
While Federal and State governments are integral in the successful implementation of public and social 
housing policy, we believe that local government can play a greater part. 
 
As local government is chiefly responsible for the administration and assessment of planning 
applications, councils have a unique position to encourage investment in affordable housing. This may 
be through the enforcement of minimum affordable housing requirements in multi-residential 
developments, or offering incentives to developers who include a minimum amount of affordable 
housing in their plans. 
 
Zoning could also be utilised by Councils to increase the amount of affordable housing, either through 
inclusionary zoning of public or community housing in masterplans, or by providing commercial or 
residential zoning concessions to developers who commit to including a percentage of social housing in 
their developments. Further financial or zoning incentives could be provided if developers: 

 Make provision for services to benefit low-income customers in their developments; 

 Situate developments near existing public transport infrastructure; or 

 Provide above a certain percentage of affordable housing in developments 
 
As the level of government that has the most direct interaction with the community and provides a wide 
range of community support services, local councils have an opportunity to make a hands-on difference 
to public tenants and low-income Australians: 

 Councils can participate in the provision of such services as boarding and group housing, as well 
as supported accommodation. These could be provided as part of the existing community 
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support services, or as a separate measure implemented in cooperation with state and federal 
government housing authorities. 

 With councils in a unique position to assess what is required in their own jurisdictions, they 
should be provided with the resources to investigate public and social housing situations on the 
ground, identify gaps in supply, and recommend and implement solutions that are appropriate 
for the local community. 

 
FUNDING MODELS AND INCENTIVES  

 
With government financial commitments consistently falling short of what is required to provide 
adequate housing for low-income Australians, the VPTA believes now is the time to look beyond 
traditional funding models for public and social housing. 
 
Provide Incentives to Invest in Low Income Housing 
 
We recommend that housing authorities and government departments investigate new incentives to 
encourage investment in low-income housing, and an ultimate increase in public and community 
housing stock. One model for consideration:-  
 

Investors would be permitted to claim income tax deductions from interest on investment 
properties if the properties are made available for rent by low-income households for a specified 
period of time (five or ten years). After this period has ended, the owner may be permitted to sell 
the property on the open market, but will receive further tax concessions if it is sold to a new low-
income housing investor, or back to the government for reinvestment as a public housing dwelling. 
 

 Only new dwellings with a market value below a certain price range will be 
considered appropriate for this program 

 Investors could also be permitted to purchase existing public and community 
housing dwellings. 

 Houses owned under this scheme would be managed by the relevant government 
department, in a similar way to Defence Housing Australia. 

 Capped market rental rates would generally apply but in the case of reduced rents 
being received, the owner would be further subsidised. 

 These measures would be phased in gradually, and only apply to new investments. 
 
 
Encourage Institutional and Private Sector Investment 
 
We recommend that housing authorities and government departments investigate new funding models 
for public and community housing. Options include: 

 Help facilitate Superannuation Funds to invest in public and community housing. 
Superannuation fund investment would attract tax incentives, and any investment would include 
a guaranteed percentage of any rental returns that the properties generate plus capital gains on 
sale underwritten by Government. Ideally, this would not include any further subsidies from 
government, except in agreed circumstances, and only to a maximum of the guaranteed rental 
return amount. This scheme would achieve the aim of reducing capital costs for government and 
providing incentives and a reliable long- term income stream for investors with properties 
managed in good condition by Government.  

 The social housing market in Australia could be can be a lucrative low risk investment prospect 
with satisfactory and sustainable returns on investment particularly if underwritten by 
Government. A number of Australian and International Superannuation funds invest in offshore 
social housing projects. In order to attract this type of investment in Australia fund managers 
require a continuous large-scale pipeline of projects in order to make long-term strategic 
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investment decisions. Long term planning by government is a vital in order to deliver these 
investment opportunities.  

 The same can be said for private sector investment. We need long term projects at scale. A 
figure of perhaps 1000 new social housing dwellings per annum has been mooted as a minimum 
requirement. This should be readily achievable given the social housing shortage in Victoria. 

 Sale of Director of Housing owned properties - introduce legislative provisions to ensure that any 
proceeds be reinvested back into housing stock. 

 A housing supply bond investment scheme, backed by government guarantee. 
 
Encourage Overseas Investment for new affordable social housing dwellings 
 
We recommend that overseas nationals be encouraged to invest in large-scale social housing projects 
potentially as a qualifier to privately owning residential property in Australia in the longer term. 
Attracting large-scale overseas investment in Social Housing is a valid means of achieving a greater 
supply but requires political will to enforce or amend restrictions on overseas nationals investing in 
property in Australia. This could be achieved in a number of ways, including: 

 Having a policy that encourages investment in affordable housing by overseas nationals if the 
property/properties are made available for affordable housing rental for a specified period of 
say 10 years, after which time, the property could be sold or retained for investment or other 
purposes by the overseas owner.  

 Permitting overseas investment in low-income social housing could be achieved by providing 
incentives to invest in low-income housing in line with incentives for private investment by 
Australian investors including guaranteed rental returns and Government subsidies to investors.  

 
Restrict Home Ownership by Overseas Nationals 
 
Currently there are rules restricting overseas Nationals from purchasing residential property in Australia.  
These rules are in place (in part) to help maintain a supply of affordable housing for rental or purchase 
and to keep the price of entry level housing affordable for Australian purchasers particularly for first 
home buyers. 
 
Whilst there is both a supply and inflationary impact associated with home purchasing by overseas 
nationals, we believe that maintaining current restrictions on purchasing is necessary, as is stronger 
enforcement of the regulations by the relevant authorities.  
 
Introducing a better investment vehicle for overseas Nationals as outlined above that delivers more 
affordable housing and that acts as a qualifier for purchasing makes more sense and is in Australia’s 
interest.  
 
Abolish the First Home Buyers Scheme and replace it with a Loan Deposit Scheme 
 
We recommend that the first-home buyer’s scheme be abolished, as it only serves to inflate housing 
prices.  
 
In its place, government could consider a HECS-style deposit loan scheme where the difference in sale 
price is made up with a standard mortgage, but the deposit is a low-interest loan from the government – 
not unlike the HomeStart Loan scheme in South Australia. Such would help fast track first home 
ownership particularly where saving for the deposit whilst paying rent is an impediment to purchase but 
loan repayments would not be an issue based on income.  
 
 
 

TAXATION REFORM 
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There are a number of options here including the abolition of Stamp Duty i.e. - one less tax. 
 
Stamp Duty Vs Land Tax?  
 
Stamp duty should be replaced in part or in full with a flat-rate land tax. This would be a broader land tax 
system, which includes single property owners and facilitates the development of vacant unimproved 
land.  
This tax would be payable to the State Government applicable to all owner-occupiers and investors 
based on a percentage charge (to be established) applicable to any unimproved land as per the annual 
Local Government rates notice. 
 

 This was considered in the recent Henry Review. If stamp duties were abolished and replaced by 
a flat rate land tax it would likely stimulate new and faster building outcomes and a greater 
housing supply if the tax was payable only on unimproved land. See further reading 
recommendation 2) on page 20.  

 As a land tax would be levied annually rather than when a property is sold, this would encourage 
those who are holding on to unused properties to relinquish them to the market.  

 Lowering or abolition of stamp-duty makes sense for first-home buyers, as it is inflationary. 
Stamp duty adds considerable cost to purchasing and can be a barrier to ownership. 

 Stamp duties raise the prices of housing across the board, and increase on a sliding scale 
according to sale prices.  

 Stamp duty is an unfair tax, unevenly applied in that that affects a certain section of the market 
and the rate is not predictable as it depends on sale price.  

 The high cost of stamp duty limits mobility and is a disincentive to selling, the purchase of 
additional established property and is a disincentive to downsizing. As a result, people tend to 
hold on to property longer as a result. 

 As housing prices continue to increase, stamp duties increase. This is an inequitable tax.  
 
 
Capital Gains on Sale? 
 
As an alternative, stamp duty could be replaced with a flat-rate capital gains tax to be levied upon sale, 
and paid by the vendor upon settlement through the taxation system. Although this may also have some 
inflationary impact on the price of housing if the cost was passed on to the purchaser - it would be more 
transparent and may have other tax offsets incorporated in the scheme.  
Tax deductions could be allowed for interest paid on mortgage loans and other charges levied on the 
property including some provision for cost of upgrades to the property, annual maintenance, and 
repairs. 
 
 

SUPPORTING TENANTS, RESIDENTS, AND THE BROADER COMMUNITY 
 
Australia’s public tenants are among the most vulnerable members of our society, and are the hardest 
hit by a housing affordability crisis that shows no sign of abating in the immediate future. We believe 
that measures need to be implemented that will create a fairer public housing system, and by providing 
relief to scheme under significant strain, a fairer housing market for private residents. 
 
 
 
 
 
Reform for a Fairer System 
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Public and Community Housing (Social Housing) are important community resources but need 
significantly more funding to meet the demand for the housing options they offer. With over 150,000 
people on waiting lists nationally, there must be a greater effort and more capital funding to ensure that 
adequate social housing is provided to those who are most in need of it. 
 
To this end, we recommend that greater diligence be applied to the ongoing assessment of tenants for 
eligibility for public and community housing. Public tenants who may be able to enter into the private 
rental market should be encouraged to do so and perhaps provided with subsidies such as 
Commonwealth rent assistance in order to facilitate this, thereby easing the pressure on the public 
housing waiting list. 
 
A notional market rent may be a more reliable way to calculate and collect rent in social housing but in 
some instances where the rent amount is calculated as being the lesser of rebated market rent or as a 
percentage of household income (currently 25% in public housing), it can be problematic.  
Tenancy transfers should also be put under greater scrutiny, and should not be automatic. Eligibility of 
any prospective tenant or co-tenant should be reviewed and tested against the standard public housing 
criteria and the priority to be afforded to the applicant should be based on their classification under the 
segmented waiting list criteria. The usual wait list provisions should be applied to each applicant to 
enable his/her circumstances to be compared and tested against those of others on the waiting list.  
The VPTA believes that the rebated market rent assessment applied to some tenants can provide a 
disincentive to the tenant moving from public housing. Furthermore, we see cases particularly in relation 
to co-tenancy agreements, increases in household income or changes to household members, where 
some people living in public housing may have never been tested for eligibility in their own right. This 
loophole must be removed so that public housing is available only for those who need it, with no viable 
alternative.   
 
Given the diversity in quality and condition of public housing dwellings on offer perhaps consideration 
should be given to advertising properties for lower than rebated market rent rates to allow properties 
which have been difficult to rent to be taken up more quickly. This may assist people who struggle to pay 
the standard 25% of their household income in rent, particularly where they would be prepared to move 
to less desirable locations in order to secure a property. 
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Transfers and Mutual Swaps in Public Housing 
 
Currently there is no effective system for identifying or enabling mutual swap opportunities between 
tenants in public housing. This needs to be rectified so that tenants can advertise their rental property 
on a readily accessible and up to date database.  
The Housing Office would need to approve the swap and should do so provided there is mutual 
agreement at no cost to the taxpayer and the properties in question meet the broader considerations 
including: -   
 

 facilitating downsizing where a tenant would move to a smaller property and the circumstances 
of the other tenant warrant a bigger residence.  

 a like for like swap in a different area or say from upstairs to downstairs where accessibility or 
mobility is an issue. 

 other situations where a mutual swap produces a beneficial outcome for all concerned 
 
Equally, tenants wanting a transfer could be included in this program so that although a mutual swap 
may not be possible the register of transfers would create the possibility for a series of transfers in to 
more suitable properties thereby benefiting a number of tenants without affecting the waiting list.  
Ultimately, if the system can deliver better tenancy outcomes without an additional cost burden then 
this must be a priority. 
 
 
Rent to Buy 
 
We recommend the implementation of a ‘Rent-to-Buy’ option for social housing residents. This could 
work in the following way: 

 Residents who wish to participate in the scheme would commit to paying a higher rent than the 
existing 25% standard – perhaps 35% of assessed income – for a period of (say) five years. 

 After five years of paying the higher rent, the resident would be eligible to purchase a property 
from the government. The residents would not necessarily be eligible to purchase the property 
that they are currently living in, but would be offered the choice of property from a list as 
determined by the government. This may be an appropriately sized property in another area, 
and would most likely need to be a stand-alone property rather than a property in a multi-
residential complex. 

 Residents would be able to purchase properties via a low-interest loan, offered by a private 
financial institution, guaranteed by the government. In the contract, the resident would commit 
to continuing to pay the same rate of rent (35%) for a standard mortgage period (30 years). 
Upon completion of the mortgage period, the resident would fully own the property. 

 Defaults on mortgage payments would result in the property returning to government hands, 
and the resident being returned to the public housing waitlist, or if they wish, to the private 
rental market. 

 Any contract of sale to a tenant would include a caveat preventing any future sales for a period 
of five years, and would prohibit the resident from subletting the property in part or in full to 
another resident – the purchaser must remain resident in the property. If the resident wishes to 
put the property up for sale, it must first be offered to the government at an agreed price (a 
percentage of market value) for return to the public housing system. If the government does not 
wish to purchase the property, it can then be offered on the open market. 

 Proceeds from any initial sale would be reinvested into construction of replacement housing 
stock only, and not repurposed for any other government spending. 

 
 
Low income Housing Purchase Models 
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Across Australia, schemes have been developed to facilitate affordable home ownership for low-income 
earners. These schemes recognise the interrelatedness of the housing market.  By reducing pressure in 
one part of the system, for example the private rental market, the schemes can affect public housing 
waiting lists and transfer applications. The two schemes designed to facilitate affordable home 
ownership are- 
  

 South Australian Affordable Homes Program and Home Start Financing for first Home Buyers.  
Since it was established, HomeStart has helped more than 65,000 South Australians into home 
ownership.  

 Western Australia’s KeyStart - low deposit and shared equity scheme home purchase program. 
KeyStart was set-up to help West Australians who might not qualify for a home loan from one of 
the traditional lenders into a home of their own. KeyStart was established in 1989 and has 
produced a profit in each year of its operation. KeyStart addresses the deposit gap is arguably 
the greatest barrier that intending first homebuyers need to overcome. By offering loans with 
deposits as low as 2%, KeyStart helps reduce pressure on the private rental market by facilitating 
entry into home ownership for those that can afford to make loan repayments but are unable to 
gather the deposit required by the major lenders. 

 
We believe schemes such as these, with proven track records, could be replicated in Victoria to help 
relieve the demand for affordable public and private rental properties by helping fast track eligible 
persons into home ownership. 
  

The Victorian Government should immediately look at the KeyStart (West Australia) and HomeStart 
(South Australia) systems and develop its own hybrid model that utilises the best features of each 
scheme.  
Support for Private Tenants 
 
We recommend that governments subsidise private rentals for low-income households who are not 
receiving government benefits and whose income would make them eligible for public housing. This 
would help take the pressure off the public housing system with the added benefit of not requiring an 
additional capital outlay for housing or ongoing supplied maintenance. It would provide more certainty 
to the availability of affordable housing in the longer term. 
 
The federal government, through Centrelink, provides Commonwealth Rent Assistance (CRA) to eligible 
low-income recipients of benefits. In order to be eligible, claimants must: 

 receive a pension - special rules apply if you are under 21 and receive Disability Support Pension 

  receive an allowance or benefit – special rules apply if you are under 25 

  receive more than the base rate of Family Tax Benefit 
 
To be eligible for Rent Assistance, you must be paying more than the minimum amount of rent shown in 
the payment rates table for: 

 rent, other than to a state or territory housing authority 

 service and maintenance fees in a retirement village 

 lodging, if you pay for board and lodging but are unable to tell us exactly what you pay for each, 
two thirds of the amount you pay will be accepted 

 fees paid to use a caravan site or other accommodation that you occupy as your principal home 

 fees paid to moor a vessel you occupy as your principal home 
 
We recommend that eligibility requirements for Commonwealth Rent Assistance be expanded to include 
anyone who currently holds a low-income health care card, and is currently paying private rental over 
the amount specified in the CRA payment rate schedule. Consideration should also be given to 
implementing aspects of the Henry tax review’s recommendations on Commonwealth Rent Assistance, 
including: 

 Amending the rate of payment based on the location 
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 Increasing the maximum rate of payment to better reflect the increases in rent in recent years. 
 
Emergency Accommodation 
 
With emergency accommodation for victims of family violence and other circumstances stretched to the 
limit, solutions must be found to help these members of our community in the greatest need. 
The VPTA recommends that the government introduce tax concession or subsidy to private sector 
participants with vacant private properties or holiday homes provided for use as emergency 
accommodation. 
 
Alternatively, government might consider options for increasing the availability of short-term 
accommodation, including use of portable demountable dwellings, for temporary emergency use or as a 
transitional arrangement, with the aim being to solve the immediate housing need prior to assisting 
moving people into private rental or longer-term social housing. 
 
Specialised Accommodation 
 
Tenants with higher needs may require more specialised accommodation. This may include tenants with 
behavioural issues or undertaking drug and alcohol rehabilitation programmes.  Social Housing providers 
that supply more specialised accommodation and support services should be given greater government 
support and subsidy, particularly where Government cannot supply the facility.  
 
Ageing Stock  
 
A target for the maximum age of public housing properties should be established for all stock in the 
property portfolio so that the system cannot be allowed to fall into decline with a spiralling cost to 
maintain stock beyond its optimal service life. A lifespan of say 20 years could be applied, for example, 
beyond which the property would be sold and the money realised used to finance a new building/s 
without loss in the overall number of dwellings.  
 
The introduction of a ‘Limited Lifespan of Stock’ policy would require clear advice to existing and new 
tenants so that tenants have forward knowledge of the ‘Expiry date’ of their property and can plan 
accordingly, in conjunction with a Department that acknowledges, and assists with, the challenges of 
relocation. 
 
By maintaining a younger stock portfolio, we anticipate the cost of maintenance would be reduced, 
thereby generating savings over-all. 
 
Property Mix 
 
Having a mix of property types and in a variety of locations will help people make the transition from 
public housing. The system need to be more flexible. Many more one and two bedroom apartments are 
required in inner city locations. These must be the priority for any new developments. 
 
The inability for tenants to be able to transfer readily is an impediment for them to make the transition 
from public housing or for single people to vacate larger properties that have seen their families grow 
and move on. 
 
We would like to see a voluntary register of public housing tenants wanting to move to other locations 
should a suitable property be available – particularly those wanting to down size or move from inner 
suburban to rural locations. The Department should also provide incentives such as rental discounts and 
movement allowances where it is considered this would improve both the tenant mix and stock usage. 
 
Transitional Planning 
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How many tenants are looking to move from public housing? What support is available and what is the 
plan to assist tenants to do this? The Department should commission a study to help understand the 
longer-term intention and requirements of tenants, at least as a part of the review process in order to 
develop an informed tenant management strategy that delivers greater certainty about the future stock 
requirements. 
 
A Subsidised Tiered User Pays System 
 
The public housing system is unlikely to be cost neutral to the point where the rental income covers the 
maintenance and infrastructure growth required to meet the increasing demand. However, with some 
innovative thinking we make get to the point where the income generated goes a long way to meeting, if 
not exceeding, the running costs (maintenance and compliance) of the system. There is a model in place 
for this – Community Housing. 
 
The one-size fits all public housing approach is dated and needs a rethink. We could have a system 
where there is a minimum standard of accommodation on offer at set rental amounts based on 
percentage of income, again depending on circumstances of the client from, say, 15% upwards. There 
would be an upper ceiling rental amount set at, say, 25% as a safety need for those unable to afford a 
higher rent. Beyond this, tenants may be able to negotiate a rate that they can afford plus 
Commonwealth Rent Assistance in line with Community Housing rent setting models. This would 
introduce the element of choice and a fairer user pays system. As it stands, Community Housing must be 
profitable – so as for it to remain viable and generate growth. So, could “public housing” at least be cost 
neutral on the same basis? 
 
Moreover, we believe that some people in public housing would accept higher rental if the standard of 
accommodation was improved and the accommodation on offer suited their needs better. Why should 
someone pay the same amount for a very old, poor quality property in an undesirable area, as does 
another tenant in a newer premise in a more sought after area? People should get what they pay for. 
 

 
INNOVATION AND INVESTIGATION 

 
Best Practice Affordable Housing Design 
 
Around the world – and in some other jurisdictions in Australia – we have seen innovations in housing 
provision, leading to better solutions for existing tenants, faster housing built cheaper to shorten waiting 
lists, the transition of tenants to home ownership and broader benefit to the community through social 
interaction. 
 
We recommend that governments investigate local and international best practice in the administration 
and provision of social housing. 
Governments can draw upon the expertise of members of the community beyond the housing sector.  
 
The design and architecture community may be able to provide innovative approaches to housing, whilst 
the telecommunications sector and other infrastructure providers can offer advice on best practice with 
provision of infrastructure and other services. Investigations into the provision of services in other 
jurisdictions may bring to light improvements that can be made in Australian systems. These may 
include: 

 Investigating how other countries administer affordable housing programs 

 Investigating adaptable housing designs that may be of use to public and community housing 
providers 

 Researching ideas for improved housing design with architects and designers 

 Investigating ways of encouraging residents to adapt to new housing models, such as 
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o Shared housing 
o Cohousing 
o Communal living areas with personal sleeping and bathroom areas 
o Specialised living arrangements with integrated support 

 Grouping residents with similar needs together with appropriate support 
services 

 Looking at how special needs and difficult clients including drug dependent 
housing clients particularly where this is a transitional arrangement as a qualifier 
for mainstream housing. 

 Investigating options for secure or supported housing. 
 
A research group such as AHURI should be engaged to research international best practice, and 
investigate how these (and other) measures could be adapted to an Australian context. 
 
 
 
 
CONCLUSIONS 
 

1. The capital cost of Govt. supplied public housing is not viable and new models to create 
sustainable social housing and more particularly public housing must be developed. 

2. The private sector is well placed to deliver public housing at scale alongside private ownership 
schemes. 

3. We believe much more can be done at minimal cost to improve public housing in Victoria and to 
make the system far more sustainable and responsive to demand. 

4. There is a mounting argument that it may be cheaper for Government to provide subsidies and 
other incentives to those who supply housing stock rather than have Government fund and own 
new stock.   

5. New innovative approaches to the supply of affordable rental housing, including Social Housing, 
need to be found. 

6. This Australia wide problem requires a whole of Government response and high order 
leadership.  

7. Having a long-term vision and plan that is not constrained by election cycles or short term 
political thinking is imperative. 

8. Meaningful change will not happen without the right levers and governing bodies in place.  
 

Recommended Further Reading 

1) http://www.ahuri.edu.au/downloads/publications/EvRevReports/AHURI_Final_Report_No151_

What_future_for_public_housing_A_critical_analysis.pdf 

2) http://www.ahuri.edu.au/download/?id=1570. Stamp duties, land tax and housing affordability: 

the case for reform Gavin Wood*, Rachel Ong** and Ian Winter***   

  

http://www.ahuri.edu.au/downloads/publications/EvRevReports/AHURI_Final_Report_No151_What_future_for_public_housing_A_critical_analysis.pdf
http://www.ahuri.edu.au/downloads/publications/EvRevReports/AHURI_Final_Report_No151_What_future_for_public_housing_A_critical_analysis.pdf
http://www.ahuri.edu.au/download/?id=1570
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Attachment 1 – VPTA Quick Reference Table  

FEDERAL GOVERNMENT 

Suggested initiative Rationale 

1. Whole of Govt. top down approach Council of Australian 
Governments (COAG) needed to look at affordable housing 
including Social Housing Australia wide and set some National 
parameters for all States to sign up to including funding options.  

The initiatives suggested in this paper are far reaching and many would 
require the support and co-operation of both Federal and State 
Governments to implement in the National interest. We are seeking long-
term sustainable changes that require political leadership and a shared 
vision for the future not limited by the political expedience brought about 
by electoral cycles.    

2. An independent National Regulator/ National Housing 
Authority to establish rules framework and oversee how the 
systems that are implemented perform.  

There are numerous State and Federal Housing schemes that need to be 
closely monitored and better regulated/governed. We need an overarching 
regulatory body to can look at the effectiveness of the many housing 
initiatives funded by Govt., provide an audit function and advice to Govt. on 
requisite changes and improvements. 

3. National Housing Trust Account Federal Govt. to create a vehicle for investment by large private sector 
investors such as superannuation funds, for large-scale projects in the 
National interest including housing developments – with asset backed 
securities. 

4. Utilise certain superannuation investment funds particularly 
Pension Annuity funds, which require secure low risk returns to 
lend money for new housing developments. 

Pension Annuity funds unlike other superannuation schemes want secure 
predictable returns in order to pay ongoing pensions etc. to their members 
with minimal risk.  
These funds may be ideally placed to provide competitive low interest 
loans, Government backed, for new home purchasers. Investing in bricks 
and mortar security may be highly attractive to these fund providers. They 
need a pipeline of projects at scale to make long-term investment decisions. 

5. Allow individuals access to superannuation for home 
purchases/deposits. 

At present, self-managed superannuation funds can provide a vehicle for 
new property development. These have their place but can be expensive to 
establish and as such are not widely accessible. Most people have a 
superannuation fund that we believe should be able to be accessed for the 
purpose of purchasing a home or at least providing a deposit for the 
purchase of a home. One of the barriers to home ownership for many 
people is the ability to raise a deposit. Allowing access to one’s own 
superannuation investment would help address this particularly where the 
ongoing mortgage repayment is affordable and replaces the rent being paid.  
The other benefits of such an arrangement include freeing up some 
additional rental stock - lessening the competition for affordable rental 
properties and providing a greater stimulus to the economy via increased 
building and related services. 

6. Mortgage interest component to be tax deductible for home 
loans.  

Allowing the interest portion of a home loan (in part or in full) to be tax 
deductible is another way of stimulating the housing industry and making 
home purchase more accessible and affordable. Any resultant increase in 
disposable income would have flow on effects to the economy by increased 
spending.  

7. Extend and improve the NRAS scheme for new homes. The NRAS scheme should be extended and any loopholes fixed. 
Consideration should be given to how to make it tighter, more attractive to 
small investors, and more transparent.  

8. Modify or abolish negative gearing in its present form or 
implement a grandfathering provision. 

Negative gearing does little to address the housing shortage and has 
inflationary impacts on the property market. 
Research indicates that over 90% of residential property investment goes 
into existing properties resulting in little real increase in the supply of 
affordable housing. This leads to an increase in property values caused by 
higher borrowings, which is in our view inflationary. It drives rental 
increases and thereby serves to reduce the supply of affordable housing. In 
the current economic climate, demand for affordable housing far outstrips 
supply with more and more people in rental stress. We believe the existing 
negative gearing system for property investment needs urgent review and a 
better vehicle to encourage investment in housing needs to be devised.   

9. Apply Negative Gearing for new housing only. Negative gearing is currently supported by all major parties. There is much 
argument about the value of negative gearing. The VPTA believes where 
negative gearing attracts investment in new property and grows the 
affordable rental market, this is of community benefit. Some rethink to 
negative gearing model needs to be undertaken for new affordable housing 
properties only.  

10. Govt. incentives to landlords who cap rental rate at Govt. 
specified level for low income families or who offer newly built 
homes (not under NRAS) for rental with a cap applied.  

A new housing rental subsidy scheme would be required whereby 
sponsoring Govts. would be required to establish a rental cap system based 
on the gap between agreed market rent valuation and the fixed rental rate 
for eligible tenants. Payments would be paid to participating property 
owners on approved dwellings.  
This may be additional to any negative gearing benefits that may be 
applicable. 

11. Govt. subsidised private rental –for low-income families (not on 
Centrelink payment). This would be cheaper than the subsidies 
paid to Social Housing. 

Rather than be forced out of the private rental market due to rising rental 
costs it would be cheaper for Governments (State or Federal) to offer 
subsidised private rent or Commonwealth Rent Assistance for low income 
families rather than look to Public or Community Housing (Social Housing) 
for the solution. This would be cheaper than the investment needed to 
accommodate a family in Social Housing and certainly more timely response 
than sitting on an indefinite long-term waiting list. 

12. Federal Govt. to provide subsidies or other incentives to State 
Govt. to encourage/sponsor short term, long term, or fixed rate 
leases (tax concessions, rebates, or allowances paid to 
participating property owners.)  

Similar to point 9 above. This be may be applied to existing dwellings where 
the property is fully owned or may not previously been a rental property 
and is being made available to low income tenants on a fixed rent basis in 
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areas where there is a chronic shortage of suitable dwellings or is being 
rented out as an interim or transitional arrangement.  

13. Reduced tax or other incentives for private housing 
infrastructure development/investment. 

Companies who participate in supplying low cost housing solutions including 
private and public partnerships where Government owned land is utilised in 
return for higher tax concessions or for handing over an equivalent value in 
completed properties for sale or rent to low income tenants. 

14. Create Land Registers for land earmarked for housing 
development and affordable housing - Local, State and Federal 
Govt.  

Consider best value and utilisation strategies for publically held land. 
Governments to favour projects that deliver long-term housing outcomes 
that grow community capacity and increase economic stimulation. Best 
value approach to be adopted and promulgated. 

15. Investigate best practice housing models – COAG  A study to be commissioned to investigate and determine best practice in 
Australian Housing supply.  

16. Expert National Federal Govt. driven “think tank” – as part of a 
Permanent Housing Authority. 

An ongoing body to be created that looks at (cherry picks) housing models 
globally to provide the latest thinking and solutions to Government.  

17. Enforce the restriction on the sale of properties to overseas 
nationals not permanently resident here.  

Currently overseas nationals are prevented from purchasing existing 
property in Australia as this has an inflationary impact and precludes many 
local buyers from the market. New property and land can be purchased with 
certain conditions. The VPTA believes that this policy is not being complied 
with in some jurisdictions and requires greater enforcement. More needs to 
be done to tighten the rules and check the bona fides of purchasers as a 
condition of sale of the property. 

 
STATE GOVERNMENT 
 

18. State Govt. to sponsor or partner (equity) projects which grow 
capacity, infrastructure, and supply and create places where 
people choose to live and work. 

Similar to point 12 above. State Government Departments to develop long 
term strategic plans for population growth and infrastructure development 
and work with the private sector to create equity projects to address the 
growth expectation and requirements for new and innovative industries to 
be developed. Investment would cover initiatives such as Technology hubs, 
business incubators, seeding capital for new business development, 
technology transfers, and the like. End the reliance on traditional or failed 
business (e.g. car manufacture) and actively seek and encourage new 
opportunities.  

19. Develop its own hybrid HomeStart Scheme (SA)* or KeyStart 
(WA)**.  

*Low interest loan schemes underwritten by State Govt. with 
guaranteed/backed bonds to be issued at preferential rate for a purpose 
specific lending authority to provide housing finance at preferential rates to 
persons not previously meeting lending pre-requisites/conditions of the 
banks and other main stream home loan providers but with the ability to 
repay, e.g. graduates, newly employed with insufficient deposit etc.   
**A Govt. sponsored home equity scheme to provide earlier access to the 
home loans to fast track home ownership for eligible people. State Govt. as 
the lending authority providing low interest loans (financed by Treasury) to 
approved low-income homebuyers for select properties developed in 
conjunction with developers specifically for the scheme.   

20. Strategic Land Transfer For new residential estate developments State Govt. to allocate land in 
return for handover of new housing at equivalent value to that of the land 
transferred.  A Public Private Partnership (PPP) model. 

21. Stock sales and transfers Sell or conditionally transfer publically owned underutilised or 
underperforming housing assets where this can be proven to generate or 
leverage more growth in housing rental stock in the public interest.    

22. Abolish the first home buyer scheme  This scheme has inflationary impacts by artificially increasing the cost of 
building. Instead, offer significant stamp duty discounts and/or other 
incentives to attract first time new home purchasers. 

23. Consider abolishing Stamp Duty on housing purchases and 
replace with a revised land tax owner-occupiers and investors. 

Stamp duty adds considerable cost to purchasing, and can be a barrier to 
ownership and can inhibit movement within the property market. A broader 
land tax system that includes single property owners and which assists in 
development of vacant unimproved land and downsizing.  

24. Private sector emergency accommodation and temporary relief. Introduce policies including tax concessions, direct subsidy, or other 
incentives to encourage the private sector to provide emergency 
accommodation and temporary relief whilst people are waiting for 
permanent housing solutions. 

25. Relocatable self-contained dwellings program.  For use on unused Government land as a temporary measure. Similar to 
what was provided to bushfire victims in Victoria enabling them to get back 
on their feet until permanent housing was available. 

26. Holiday homes or other vacant properties  Develop a scheme to encourage property owners to provide unused 
properties in return for Govt. subsidised rent at market rate and 
considerable tax subsidies that provides a reasonable return for the 
property owner. Again something similar to what was done in the recent 
Victorian bushfires except with State and Federal Govt. funding. 

27. Board and lodging programs  To encourage people to take in boarders with tax incentives and other rent 
subsidies payable to participants. 

 

 

 


